NOTICE OF A REGULAR MEETING

Pursuant to Section 54954.2 of the Government Code of the State of California, a Regular
meeting of the City of Tracy Planning Commission is hereby called for:

Date/Time: Wednesday, November 6, 2013
7:00 P.M. (or as soon thereafter as possible)

Location: City of Tracy Council Chambers
333 Civic Center Plaza

Government Code Section 54954 .3 states that every public meeting shall provide an opportunity
for the public to address the Planning Commission on any item, before or during consideration
of the item, however no action shall be taken on any item not on the agenda.

REGULAR MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

MINUTES APPROVAL

DIRECTOR’S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Procedures for Preparation, Posting and
Distribution of Agendas and the Conduct of Public Meetings, adopted by Resolution 2008-140,
any item not on the agenda brought up by the public at a meeting, shall be automatically
referred to staff. If staff is not able to resolve the matter satisfactorily, the item shall be placed
on an agenda within 30 days

1. OLD BUSINESS
2. NEW BUSINESS

A. PUBLIC HEARING TO CONSIDER AN APPLICATION FOR A VESTING

TENTATIVE SUBDIVISION MAP FOR THE DEVELOPMENT OF 60 DUET
UNITS (30 BUILDINGS ON 60 LOTS) ON AN 4.32-ACRE PARCEL, AND A
PRELIMINARY AND FINAL DEVELOPMENT PLAN AMENDMENT TO ALLOW
FOR THE CONSTRUCTION OF 60 DUET UNITS LOCATED WITHIN THE 4.32-
ACRE SITE. APPLICATION NUMBERS TSM13-0004, PUD13-0004:
APPLICANT IS VALLEY OAK PARTNERS AND OWNER IS TRACY
WESTGATE APARTMENTS, LLC - 3251 FETEIRA WAY.

** This agenda item was erroneously noticed in the newspaper for this evening’s agenda.

The item will be re-noticed for a future agenda. **

B. PUBLIC HEARING TO CONSIDER APPLICATIONS TO AMEND THE
CONCEPT DEVELOPMENT PLAN FOR THE EASTLAKE AND
ELISSAGARAY RANCH PLANNED UNIT DEVELOPMENTS FROM A
SCHOOL SITE TO A 47-LOT RESIDENTIAL SUBDIVISION KNOWN AS
ELISSAGARAY INFILL; APPROVAL OF THE CONCEPT, PRELIMINARY AND
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FINAL DEVELOPMENT PLANS, FOR THE ELISSAGARAY INFILL PLANNED
UNIT DEVELOPMENT; AND APPROVAL OF A VESTING TENTATIVE
SUBDIVISION MAP TO SUBDIVIDE THE 10-ACRE PARCEL INTO 47
RESIDENTIAL LOTS. THE PROJECT IS LOCATED ON DOMINIQUE DRIVE
BETWEEN EASTLAKE CIRCLE AND BASQUE DRIVE, ASSESSOR’S
PARCEL NUMBERS 252-050-24 AND 252-260-01. THE APPLICANT AND
PROPERTY OWNER IS TVC TRACY HOLDCO, LLC. APPLICATION
NUMBERS PUD12-0003 AND TSM12-0002

. PUBLIC HEARING TO CONSIDER A CONDITIONAL USE PERMIT

APPLICATION TO ALLOW AN INDOOR RECREATIONAL FACILITY AT 1325
N. MACARTHUR DRIVE. APPLICANT IS RAJ CHELLANI. PROPERTY
OWNER IS GIANT PROPERTIES, LLC. APPLICATION NUMBER CUP13-
0006

. CONDUCT A SCOPING MEETING TO OBTAIN COMMENTS FROM PUBLIC

AGENCIES OR OTHER INTERESTED PARTIES REGARDING ISSUES TO BE
ANALYZED IN THE TRACY HILLS SPECIFIC PLAN AMENDMENT
SUBSEQUENT ENVIRONMENTAL IMPACT REPORT

ITEMS FROM THE AUDIENCE
DIRECTOR’S REPORT

ITEMS FROM THE COMMISSION
ADJOURNMENT

Posted: October 31, 2013

The City of Tracy complies with the Americans with Disabilities Act and makes all reasonable
accommodations for the disabled to participate in public meetings. Persons requiring
assistance or auxiliary aids in order to participate should call City Hall (209-831-6000), at least
24 hours prior to the meeting.

Any materials distributed to the majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection in the Development and Engineering
Services department located at 333 Civic Center Plaza during normal business hours.





















Attachment A
Location Map
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ATTACHMENT B

CONCEPT, PRELIMINARY AND FINAL DEVELOPMENT PLAN

ITEM TOO LARGE TO INCLUDE IN PACKET

COPIES AVAILABLE AT CITY OF TRACY CITY HALL



ATTACHMENT C

VESTING TENTATIVE MAP

ITEM TOO LARGE TO INCLUDE IN PACKET

COPIES AVAILABLE AT CITY OF TRACY CITY HALL
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ATTACHMENT D


RESOLUTION

RECOMMENDING THAT THE CITY COUNCIL INTRODUCE AN ORDINANCE TO AMEND
THE EASTLAKE PLANNED UNIT DEVELOPMENT TO REMOVE A FIVE-ACRE SITE
PREVIOUSLY DESIGNATED FOR A SCHOOL, AMEND THE ELISSAGARAY RANCH

PLANNED UNIT DEVELOPMENT TO REMOVE A FIVE-ACRE SITE PREVIOUSLY
DESIGNATED FOR A SCHOOL, AND CREATE A NEW PLANNED UNIT DEVELOPMENT
FOR THE TOTAL TEN-ACRE SITE KNOWN AS THE ELISSAGARAY INFILL PLANNED UNIT
DEVELOPMENT. THE PROJECT IS LOCATED ON DOMINIQUE DRIVE BETWEEN
EASTLAKE CIRCLE AND BASQUE DRIVE, ASSESSOR’'S PARCEL NUMBERS 252-050-24
AND 252-260-01. THE APPLICANT AND PROPERTY OWNER IS TVC TRACY HOLDCO,
LLC. APPLICATION NUMBER PUD12-0003

WHEREAS, TVC Tracy Holdco, LLC submitted an application to amend the Eastlake
and the Elissagaray Ranch Planned Unit Developments to remove a ten-acre site previously
designated for a school from the Planned Unit Development project areas, and

WHEREAS, Five acres of the ten-acre site is contained within the Eastlake Planned Unit
Development and the remaining five acres is contained within the Elissagaray Ranch Planned
Unit Development, and

WHEREAS, The total ten-acre property was designated for a school site within each
Planned Unit Development at the request of the Tracy Unified School District, and

WHERAS, The Tracy Unified School District informed the property owner and the City
that it no longer desires to locate a school on this site and released all interest in the property,
and

WHEREAS, On May 1, 2012, the City Council amended the General Plan to designate
the subject site as Residential Low, and

WHEREAS, The applicant proposes a new Planned Unit Development called
Elissagaray Infill and proposes a Concept Development Plan to establish a land use of low
density residential with a proposed density of 4.7 units per gross acre on the subject site, and

WHEREAS, The proposed project is consistent with the General Plan land use
designation of Residential Low, and

WHEREAS, The project does not propose substantial changes that will result in a major
revision of the previous Environmental Impact Report that analyzed the project site and is
exempt from the California Environmental Quality Act per Section 15162, and

WHEREAS, The Planning Commission conducted a public hearing to review and
consider the project on November 6, 2013;

NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission hereby
recommends that the City Council introduce the attached Ordinance that does the following:
1. Amend the Eastlake Planned Unit Development to remove the five-
acre site that was previously designated for a school;
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2. Amend the Elissagaray Ranch Planned Unit Development to remove
the five-acre site that was previously designated for a school,
3. Create a new Planned Unit Development called Elissagaray Infill and

approve the Concept Development Plan for the Elissagaray Infill
Planned Unit Development for the ten-acre site located on Dominique
Drive between Eastlake Circle and Basque Drive, Assessor’s Parcel
Numbers 252-050-24 AND 252-260-01, Application Number PUD12-
0003.

kkkhkkkhkkhkkkhkkhkhkkkhkkk*

The foregoing Resolution 2013- of the Planning Commission was
adopted by the Planning Commission on the 6" day of November, 2013, by the following vote:

AYES: COMMISSION MEMBERS:
NOES: COMMISSION MEMBERS:
ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

Chair

ATTEST:

Staff Liaison



ORDINANCE

AN ORDINANCE OF THE CITY OF TRACY AMENDING THE EASTLAKE PLANNED UNIT
DEVELOPMENT TO REMOVE A FIVE-ACRE SITE PREVIOUSLY DESIGNATED FOR A
SCHOOL, AMENDING THE ELISSAGARAY RANCH PLANNED UNIT DEVELOPMENT TO
REMOVE A FIVE-ACRE SITE PREVIOUSLY DESIGNATED FOR A SCHOOL, AND
CREATING A NEW PLANNED UNIT DEVELOPMENT FOR THE TOTAL TEN-ACRE SITE
KNOWN AS THE ELISSAGARAY INFILL PLANNED UNIT DEVELOPMENT. THE PROJECT
IS LOCATED ON DOMINIQUE DRIVE BETWEEN EASTLAKE CIRCLE AND BASQUE DRIVE,
ASSESSOR’S PARCEL NUMBERS 252-050-24 AND 252-260-01. THE APPLICANT AND
PROPERTY OWNER IS TVC TRACY HOLDCO, LLC. APPLICATION NUMBER PUD12-0003

The city council of the City of Tracy does ordain as follows:

SECTION 1: The 5.02-gross acre site designated as a school, Assessor’s Parcel
Number 252-050-24, is removed from the Eastlake Planned Unit Development.

The 5.02-gross acre site designated as a school, Assessor’s Parcel Number 252-260-
01, is removed from the Elissagaray Ranch Planned Unit Development.

The Concept Development Plan for the Elissagaray Infill Planned Unit Development
located on the 10.04-gross acre property located on Dominique Drive between Eastlake
Circle and Basque Drive is approved as discussed and conditioned in the City Council
staff report and its attachments.

SECTION 2: This Ordinance shall take effect thirty (30) days after its final passage and
adoption.

SECTION 3: This Ordinance shall be published once in the Tri-Valley Herald, a
newspaper of general circulation, within fifteen (15) days from and after its final passage and
adoption.

kkkkkhkkkkkkhkk k%

The foregoing Ordinance was introduced at a regular meeting of the
Tracy City Council onthe __ day of , 2013, and finally adopted on the day
of , 2013, by the following vote:
AYES: COUNCIL MEMBERS:
NOES: COUNCIL MEMBERS:

ABSENT: COUNCIL MEMBERS:
ABSTAIN: COUNCIL MEMBERS:

Mayor

ATTEST:

City Clerk
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A4,

A.5.

A.6.

A7

architectural elevations, received by the Development Services Department on
October 7, 2013. The Final Map shall be consistent with the Vesting Tentative
Subdivision Map received by the Development Services Department on September 30,
2013, unless modified herein.

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.

Compliance with laws. The Developer shall comply with all laws (federal, state, and

local) 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”).

Compliance with City regulations. Unless specifically modified by these Conditions of
Approval, the Developer shall comply with all City regulations, including, but not limited
to, the Tracy Municipal Code (TMC), Standard Plans, and Design Goals and
Standards.

Protest of fees, dedications, reservations, or other exactions. Pursuant to Government
Code section 66020, including section 66020(d)(1), the City HEREBY NOTIFIES the
Developer that the 90-day approval period (in which the Developer may protest the
imposition of any fees, dedications, reservations, or other exactions imposed on this
Project by these Conditions of Approval) has begun on the date of the conditional
approval of this Project. If the Developer fails to file a protest within this 90-day period,
complying with all of the requirements of Government Code section 66020, the
Developer will be legally barred from later challenging any such fees, dedications,
reservations or other exactions.

B. Development Services Planning Division Conditions

Contact: Kimberly Matlock (209) 831-6430 kimberly.matlock@ci.tracy.ca.us

B.1.

B.2.

B.3.

Unless specifically modified by these Conditions of Approval, the Developer shall
comply with all applicable mitigation measures identified in the General Plan
Environmental Impact Report, dated February 11, 2011.

Prior to the issuance of a building permit, the Developer shall document compliance
with all applicable school mitigation requirements consistent with City Council
standards and obtain certificate of compliance from Tracy Unified School District for
each new residential building permit.

Prior to approval of the Final Map, the Developer shall obtain approval of all street
names from the Development Services Department. At least one street shall be
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named after a deceased veteran in accordance with City Council Resolution Number
87-041.

B.4. Prior to the issuance of the first building permit, the Developer shall submit a
development plan that specifies the house type (i.e. floor plan type and elevation type)
for each particular lot in a manner that achieves a sufficient mix and variety in the
streetscape outlined in the Design Goals and Standards as follows:

B.5.1. The floor plan shall be used on not less than 17% of the lots nor on more than
30% of the lots.

B.5.2. Each elevation style shall be used at least twice per floor plan.

B.5.3. No exact plan and elevation shall be located on consecutive lots (side-by side
or directly across), and elevations 3B and 4B shall not be used on side-by-side
lots.

B.5.4. Atleast 20% of the houses shall have garage doors which are setback a
minimum of thirty feet from the back of sidewalk.

B.5. Prior to the issuance of the first building permit, the Developer shall submit a building
permit application that demonstrates the shingle siding used on the front elevation of
Elevation 4B wraps around the “left” elevation to a logical stopping point to the
satisfaction of the Development Services Director.

B.6. Prior to approval of each Final Map, the Developer shall submit improvement plans
that demonstrate driveway locations and widths which do not exceed 20 feet and curb
cuts which do not exceed 18 feet.

B.7. The Developer shall comply with all applicable requirements of the San Joaquin Valley
Air Pollution Control District (APCD), including District Rule 9510, Regulation VIII, and
payment of all applicable fees.

B.8. The Developer shall comply with all applicable provisions of the San Joaquin County
Multi-Species Habitat Conservation and Open Space Plan, including Incidental Take
Minimization Measures applicable at the time of permit, a pre-construction survey prior
to ground disturbance and payment of all applicable fees, to the satisfaction of San
Joaquin Council of Governments.

C. Development Services Engineering Division Conditions
Contact: Criseldo S. Mina, P. E (209) 831-6425 cris.mina@ci.tracy.ca.us
C.1 Tentative Subdivision Map
Prior to signature of the Tentative Subdivision Map by the City Engineer, the

Subdivider shall comply with the requirements set forth in this section, to the
satisfaction of the City Engineer.

C.1.1  Revise the Tentative Subdivision Map to include statement and signature
block for the Secretary of the Planning Commission.
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C.1.2  Revise the Tentative Subdivision Map to show restricted access to Eastlake
Circle for Lots 24, 25, and 47, to Tung M. Nguyen Street along the eastern
side of Lots 35 and 36, and to Dominique Drive for Lots 7 and 8.

C.1.2  Submit one (1) reproducible copy of the approved tentative subdivision map
for the Project within ten (10) days after Subdivider’s receipt of a notification
of approval of the tentative subdivision map. The owner of the Property must
consent to the preparation of the Tentative Subdivision Map, and the
proposed subdivision of the Property.

C.2 FEinal Map
No final map within the Project boundaries will be approved by the City until the

Subdivider demonstrates, to the satisfaction of the City Engineer, compliance with all
required Conditions of Approval, including, but not limited to, the following:

C.2.1  The Subdivider has completed all the requirements set forth in this section,
and Condition C.1., above.

C.2.2  The Final Map prepared in accordance with the applicable requirements of
the Tracy Municipal Code, the City Design Documents, and in substantial
conformance with the Tentative Subdivision Map for the Project.

C.2.3  The Final Map shall include dedications or offers of dedication of all right(s)-
of-way and/or easement(s) required to serve the Project described by the
Final Map, in accordance with City Regulations and these Conditions of
Approval.

C.2.4  Horizontal and vertical control for the Project shall be based upon the City of
Tracy coordinate system and at least three 2nd order Class 1 control points
establishing the "Basis of Bearing" and shown as such on the final map. The
final map shall also identify surveyed ties from two of the horizontal control
points to a minimum of two (2) separate points adjacent to or within the
Property described by the Final Map.

C.2.5 A construction cost estimate of subdivision improvements and for all required
public facilities, prepared in accordance with City Regulations to be used for
calculating engineering review fees and for bonding purposes. In determining
the total construction cost, add ten percent (10%) for construction
contingencies.

C.2.6  All the required improvement agreements are executed, improvement
security is submitted and documentation of insurance are provided, as
required by these Conditions of Approval. The amounts of improvement
security shall be approved by the City and the type and form of improvement
security shall be in accordance with the Tracy Municipal Code.

C.2.7  Allinfrastructure or public facilities that are required to serve the proposed
development within the final map boundaries, including water distribution,
sewer conveyance, and water and wastewater treatment plant including
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C3

C.2.8

water supply have been evaluated and the City has determined that
capacities are available for this Project.

Payment of final map checking fees and all fees required by these Conditions
of Approval and City Regulations.

Grading and Encroachment Permit

No applications for grading permit and encroachment permit within the Project
boundaries will be accepted by the City as complete until the Subdivider provides all
documents required by City Regulations and these Conditions of Approval, to the
satisfaction of the City Engineer, including, but not limited to, the following:

C31

C3.2

C.33

C.3.4

C.35

The Subdivider has completed all requirements set forth in this section.

The Subdivider has obtained the approval of all other public agencies with
jurisdiction over the required public facilities.

The Subdivider has executed all the agreements, posted all improvement
security, and provided documentation of insurance, as required by these
Conditions of Approval.

The Improvement Plans including the Grading and Drainage Plans prepared
in accordance with the Subdivision Ordinance and the City Design
Documents. The improvement plans for all improvements (in-tract and off-
site) required to serve the Project in accordance with the City Design
Documents, and these Conditions of Approval. The improvement plans shall
be prepared to specifically include, but not be limited to, the following items:

C.3.4.1 All existing and proposed utilities including the size and location of
the pipes.

C.3.4.2  All supporting engineering calculations, technical or materials
specifications, cost estimate, and technical reports related to the
design of streets and utilities improvements.

C.3.4.3 The Project’s on-site drainage connections to City’s storm
drainage system as approved by the City Engineer. Improvement
Plans to be submitted with the hydrology and storm drainage
calculations for the sizing of the on-site storm drainage system.

C.3.4.4 Improvement Plans prepared on a 24” x 36” size polyester film
(mylar) with the City Engineer and Fire Safety Officer approval
and signature blocks. Improvement Plans shall be prepared
under the supervision of, and stamped and signed by a
Registered Civil, Traffic, Electrical, Mechanical Engineer, and
Registered Landscape Architect for the relevant work.

Joint Trench Plans and Composite Utility Plans, prepared on a 24" x 36” size
mylar, and signed and stamped by a Registered Civil Engineer, for the
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C.3.6

C.3.7

C.3.8

C.3.9

C.3.10

C.311

C.3.12

installation of dry utilities such as electric, gas, TV cable, telephone, and
others that will be located within the 10 feet wide Public Utility Easement or to
be installed to serve the residential lots or the Project, as required Condition
C.5, below.

Three (3) copies of the Project’s Geo-technical /Soils Report, prepared or
signed and stamped by a Geo-technical Engineer and copy of recorded slope
easements (if applicable), as required in Condition C.6.2, below.

Three (3) sets of the Project’s Storm Water Pollution Prevention Plan
(SWPPP), Best Management Practices (BMPs) and a copy of the Notice of
Intent (NOI) with the State-issued Wastewater Discharge Identification
number (WDID#), as required in Conditions C.6.1, C.6.4, and D.1, below.

Payment of applicable fees required by these Conditions of Approval and City
Regulations, including but not limited to, plan checking, grading and
encroachment permits and agreement processing, construction inspection,
and testing fees.

Tracy’'s Fire Marshall's signature on the Improvement Plans indicating their
approval of the location and construction detail of the Project’s fire service
connection(s), and the location and spacing of street fire hydrants, as
required in Condition C-9.5, below.

Signed and notarized Subdivision Improvement Agreement with the fully
executed improvement security for faithful performance, labor and materials,
and warranty, for the construction of subdivision improvements including the
Project’s domestic, irrigation and fire service connections, storm drainage
connection, and the permanent sanitary sewer connection, asphalt concrete
overlay work on Eastlake Circle, Dominique Drive, and Basque Drive as
required in Conditions C.7, C.8, C.9, and C.10, below.

All streets and utilities improvements within City right-of-way shall be
designed and constructed in accordance with City Regulations, and City’s
Design documents including the City’s Facilities Master Plan for storm
drainage, roadway, wastewater and water adopted by the City, or as
otherwise specifically approved by the City.

All existing on-site wells, if any, shall be abandoned or removed in
accordance with the City and San Joaquin County requirements. The
Subdivider shall be responsible for all costs associated with the abandonment
or removal of the existing well(s) including the cost of permit(s) and
inspection. The Subdivider shall submit a copy of written approval(s) or
permit(s) obtained from San Joaquin County regarding the removal and
abandonment of any existing well(s), prior to the issuance of the Grading
Permit.
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C.4 Building Permit

No building permit within the Project boundaries will be approved by the City until the
Subdivider demonstrates, to the satisfaction of the City Engineer, compliance with all
required Conditions of Approval, including, but not limited to, the following:

C.5

C41

CA4.2

C43

The Subdivider has completed all requirements set forth in Condition C.3,
above.

Lots 1 through 16 and Lots 33 through 38 are within Category C Pay Zone B
and is classified as Agricultural Habitat Land/ Open Spaces per the San
Joaquin County of Governments (SJCOG) Compensation Plan Map and is
subject to applicable habitat mitigation fees (“SIMSCP Development Fees”)
per the adopted San Joaquin County Multi-Species Habitat Conservation and
Open Space Plan (“SIJMSCP”).

Lots 17 through 32 and Lots 39 through 47 are within Category B Pay Zone A
and is classified as Other Open Spaces per the SIMSCP. In accordance with
the amended SIMSCP that was approved by the City Council on October 18,
2011, pursuant to Resolution 2011-196 and the update to the SIMSCP
Development Fees approved by the City Council on October 2, 2012, per
Resolution 2012-203, the SJIMSCP Development Fee applicable to the
Project for the two (2) pay zones identified above is $12,711 per acre.

The estimated SIMSCP Development Fees that are due at the time of
issuance of the building permit is $127,618.44, assuming that the Subdivider
will grade the entire Project site at one time.

Lots 1 through 16 (16 Single Family Dwelling Units or SFDUs, and Lots 33
through 38 (6 SFDUSs) are within the South MacArthur Planning Area (SMPA)
and are subject to SMPA Development Impact Fees. Lots 17 through 32 (16
SFDUs) and Lots 39 through 47 (9 SFDUSs) are within the Plan C
development area and are subject to Plan C Development Impact Fees.
Subdivider is required to pay Plan C and SMPA Development Impact Fees
required by these Conditions of Approval and City Regulations that are in
effect at the time of issuance of the building permit.

Undergrounding of Overhead Utilities

The Subdivider shall prepare improvement plans, and design and construct the
subdivision improvements in accordance with the following requirements.

C51

All private utility services to serve Project such as electric, telephone and
cable TV to the building must be installed underground, and to be installed at
the location approved by the respective owner(s) of the utilities. The
Subdivider shall submit improvement plans for the installation of electric, gas,
telephone and TV cable lines that are to be installed on the existing 10 feet
wide Public Utility Easement along Eastlake Circle, Dominique Drive, Tung M
Nguyen Lane, and Basque Drive.
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Cb5.2

Pavement cuts or utility trench(s) on existing street(s) for the installation of
electric, gas, cable TV, and telephone will require the application of 2" asphalt
concrete overlay and replacement of pavement striping and marking. The
limits of asphalt concrete overlay shall be 25 feet from the trench and a travel
lane width or up to the street centerline. If the utility trench extends beyond
the street centerline, the asphalt concrete overlay shall be applied over the
entire width of the street (to the lip of gutter).

C.6 Site Grading
The Subdivider shall prepare improvement plans, and design and construct the

subdivision improvements in accordance with the following requirements.

C.6.1

C.6.2

C.6.3

C.6.4

All grading work (on-site and off-site) shall require a Grading Permit. Erosion
control measures shall be implemented in accordance with Grading Plans
approved by the City Engineer for all grading work not completed before
October 15. Improvement Plans shall specify all erosion control methods to
be employed and materials to be used.

Submit a Grading and Drainage Plan prepared by a Registered Civil Engineer
and accompanied by Soils Engineering report. The report shall provide
recommendations regarding adequacy of the site relative to the stability of
soils such as soil types and classification, percolation rate, soil bearing
capacity, highest observed ground water elevation, and others.

Reinforced or engineered masonry block retaining wall is the preferred
method of retaining soil at property lines when the grade differential between
the project site and adjacent property(s) exceeds 12 inches. The Subdivider
is required to submit improvement plans, construction details and structural
calculations of the retaining wall or masonry wall. Slope easements may be
accepted subject to approval by the City Engineer and if permission is
granted from owner(s) of the adjacent and affected property(s). Slope
easements is an acceptable option as a substitute to engineered wall, where
cuts or fills do not match existing ground or final grade with the adjacent
property or public right of way, up to a maximum grade differential of two (2)
feet, subject to approval by the City Engineer. Slope easements shall be
recorded, prior to the issuance of the Grading Permit. The Subdivider shall
be responsible to obtain and record slope easement(s) on private properties,
where it is needed to protect private improvements constructed within and
outside the Project, and a copy of the recorded easement document must be
provided to the City, prior to the issuance of the Grading Permit.

Prior to the issuance of the Grading Permit, the Subdivider shall submit three
(3) sets of the Storm Water Pollution Prevention Plan (SWPPP) identical to
the reports submitted to the State Water Quality Control Board (SWQCB) and
any documentation or written approvals from the SWQCB including a copy of
the Notice of Intent (NOI) with the state-issued Wastewater Discharge
Identification number (WDID). After the completion of the Project, the
Subdivider is responsible for filing the Notice of Termination (NOT) required
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C.6.5

by SWQCB, and shall provide the City, a copy of the completed Notice of
Termination. Cost of preparing the SWPPP, NOI and NOT including the
annual storm drainage fees and the filing fees of the NOI and NOT shall be
paid by the Subdivider. The Subdivider shall comply with all the requirements
of the SWPPP and applicable Best Management Practices (BMPs) and the
Storm Water Regulations adopted by the City in 2008 and any subsequent
amendment(s).

The Subdivider shall abandon or remove all existing irrigation structures,
channels and pipes, if any, as directed by the City after coordination with the
irrigation district, if the facilities are no longer required for irrigation purposes.
If irrigation facilities including tile drains, if any, are required to remain to
serve existing adjacent agricultural uses, the Subdivider will design,
coordinate and construct required modifications to the facilities to the
satisfaction of the affected agency and the City. Written permission from
irrigation district or affected owner(s) will be required to be submitted to the
City prior to the issuance of the Grading Permit. The cost of relocating and/or
removing irrigation facilities and/or tile drains is the sole responsibility of the
Subdivider.

C.7 Storm Drainage
The Subdivider shall prepare improvement plans, and design and construct the
subdivision improvements in accordance with the following requirements.

C.8

C7.1

C.7.2

Storm drainage release point is a location at the boundary of the Project
adjacent a City right-of-way or public street where storm water leaves the
Property, in the event of a storm event and when the Property’s on-site storm
drainage system fails to function or it is clogged. Site grading shall be
designed such that the Project’s storm drainage overland release point will be
directly to a public street with functional storm drainage system and the storm
drainage line on the street has adequate capacity to drain storm water from
the Property. The storm drainage release point is recommended to be at least
0.70 foot lower than the building finish floor elevation and shall be improved
to the satisfaction of the City Engineer.

The Project’s permanent storm drainage connection(s) shall be designed and
constructed meet City Regulations. The design of the permanent storm
drainage connection shall be shown on the Grading and Drainage Plans with
calculations for the sizing of the storm drain pipe(s), and shall comply with the
applicable requirements of the City’s storm water regulations adopted by the
City Council in 2008 and any subsequent amendments.

Sanitary Sewer

The Subdivider shall prepare improvement plans, and design and construct the
subdivision improvements in accordance with the following requirements.

C.8.1

It is the Subdivider’'s responsibility to design and construct the Project’s
permanent sanitary sewer connection to Eastlake Circle and Dominique Drive
in accordance with City Regulations. The Subdivider shall submit
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C.9

C.8.3

improvement plans that include the design of the sanitary sewer line from the
Property to the point of connection. The Subdivider is responsible for the cost
of installing the Project’'s permanent sanitary sewer connection including but
not limited to, replacing asphalt concrete pavement, reconstructing curb,
gutter and sidewalk, restoring pavement marking and striping, and other
streets and utilities improvements that are disturbed as a result of installing
the Project’s permanent sanitary sewer connection.

Prior to starting the work described in this section, the Subdivider shall submit
a Traffic Control Plan, to show the method and type of construction signs to
be used for regulating traffic during the installation of the sanitary sewer main
on Dominique Drive. The Traffic Control Plan shall be prepared by a Civil
Engineer or Traffic Engineer licensed to practice in the State of California.

The Subdivider is hereby notified that the City will not provide maintenance of
the sewer lateral within the public right-of-way unless the sewer cleanout is
located and constructed in conformance with Standard Plan No. 203. The
City’s responsibility to maintain on the sewer lateral is from the wye fitting to
the point of connection with the sewer main.

Water System
The Subdivider shall prepare improvement plans, and design and construct the

subdivision improvements in accordance with the following requirements.

Col1

C.9.2

C.9.3

Co4

The Project’s permanent water connection points will be at Eastlake Circle
and Dominique Drive. Three (3) gate valves will be required at each
connection point. All water connections that are bigger than 2 inches in
diameter shall be Ductile Iron Pipe (DIP).

Domestic water service with a remote read (radio-read) water meter shall be
installed in accordance with City Regulations and at the location approved by
the City Engineer. City’'s responsibility to maintain water lines shall be from
the water main on the street to the back of the water meter (inclusive) only.
Repair and maintenance of all on-site water lines, laterals, valves, and fittings
shall be the responsibility of the Subdivider or the individual lot owner(s).

All costs associated with the installation of the Project’s permanent water
connection(s) including the cost of removing and replacing asphalt concrete
pavement, pavement marking and striping such as crosswalk lines and lane
line markings on existing street that may be disturbed with the installation of
the permanent water connection(s), domestic water service for each lot, and
other improvements shall be paid by the Subdivider.

If a water main shut down is necessary, the City will allow a maximum of 4
hours water supply shutdown. The Subdivider shall be responsible for
notifying residents or property owner(s), regarding the water main shutdown.
The written notice, as approved by the City Engineer, shall be delivered to the
affected residents or property owner(s) at least 72 hours before the planned
water main shutdown. Prior to starting the work described in this section, the
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C.95

Subdivider shall submit a Traffic Control Plan, to show the method and type
of construction signs to be used for regulating traffic during the installation of
the water main. The Traffic Control Plan shall be prepared by a Civil Engineer
or Traffic Engineer licensed to practice in the State of California.

The Subdivider shall design and install fire hydrants at the locations approved
by the City’s Building Division and Fire Department. Location and
construction details of the fire service line shall be approved by the Chief
Building Official and Fire Safety Officer. Prior to the approval of the
Improvement Plans by the City Engineer, the Subdivider shall obtain written
approval from the Chief Building Official and Fire Safety Officer, for the
design, location and construction details of the individual lot fire service, and
for the location and spacing of fire hydrants that are to be installed to serve
the Project.

C.10 Street Improvements

The Subdivider shall prepare improvement plans, and design and construct the
subdivision improvements in accordance with the following requirements.

C.10.1

C.10.2

The Subdivider shall design and construct street and utilities improvements
on Tung M. Nguyen Street in accordance with City Regulations and approved
Improvement Plans. The street and utilities improvements include but not
limited to, concrete curb, gutter, and sidewalk, residential driveway, water
main, domestic and fire sprinkler service, sanitary sewer main, sewer lateral
and cleanout, storm drain line, catch basin, storm drainage drop inlet, street
tree, pavement marking and striping, and traffic sign, and other improvements
that are required to serve the Project.

Installation of domestic and fire sprinkler services for Lots 1 through 7 on
Basque Drive and for Lots 36 through 47 on Dominique Drive will require
street or pavement cut and the construction of utility trenches that extends
beyond the centerline of these two streets. In order to hide pavement
excavation or trench marks, the application of 2 inches thick asphalt concrete
overlay will be required over the entire width of these two streets within the
limits described below. The City Engineer may extend the limits of the asphalt
concrete overlay, if determined to be necessary.

C.10.2.1 Basque Drive from the curb-return on Dominique Drive to the
projected northern property line of Lot 1

C.10.2.2 Dominique Drive from the curb-return on Eastlake Circle to the
curb-return on Tung Nguyen Street

Installation of the Project’s storm drain, water, and sanitary sewer
connections will require cutting of existing pavement. The application of
asphalt concrete overlay will be required at the following location within the
limits described below.
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C.10.2.3 Eastlake Circle (entire width of the pavement) from the two curb-
returns of Tung M. Nguyen Street

Grinding the existing asphalt concrete pavement 2 inches deep (uniform
thickness) is required in order to maintain existing pavement grades, and
cross and longitudinal slopes.

The Subdivider shall replace all existing improvements including but not
limited to, concrete curb, gutter, and sidewalk, pavement marking and striping
that are disturbed as result of the installation of the Project’s water main
connections, domestic and fire sprinkler services, permanent sewer
connections, and sewer laterals as part of the asphalt concrete overlay work.
The work described under this section must be completed, prior to City’'s
acceptance of the subdivision improvements or performing final building
inspection, all at the Subdivider’s sole cost and expense, with no
reimbursement from the City.

All work to be performed and improvements to be constructed within City’s
right-of-way including the installation of the Project’s water main and sanitary
sewer main on Eastlake Circle and Dominique Drive and the storm drain
connection on Eastlake Circle will require an Encroachment Permit from the
City, prior to starting the work. The Subdivider or its authorized representative
shall submit all documents that are required to process the Encroachment
Permit including but not limited to, approved Improvement Plans, Traffic
Control Plan that is prepared by and signed and stamped by a Civil Engineer
or Traffic Engineer registered to practice in the State of California, payment of
engineering review fees, copy of the Contractor’s license, Contractor’s Tracy
business license, and certificate of insurance naming the City of Tracy as
additional insured or as a certificate holder.

C.11 Agreements, Improvement Security, and Insurance

C.11.1.

Inspection Improvement Agreement - Prior to City approval of a final map, the
Subdivider may request to proceed with construction of the public facilities
required to serve the real property described by the final map only if the
Subdivider satisfies all of the following requirements to the satisfaction of the
City Engineer:

C.11.1.1 The Subdivider has submitted all required improvement plans in
accordance with the requirements of City Regulations and these
Conditions of Approval, and the improvement plans have been
approved by the City Engineer.

C.11.1.2 The Subdivider has submitted a complete application for a final
map which is served by the required public improvements, and the
final map is in the process of being reviewed by the City.

C.11.1.3 The Subdivider has paid all required processing fees including
plan check and inspection fees.
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C.11.2.

C.11.3.

C.11.1.4 The Subdivider executes an Inspection Improvement Agreement,
in substantial conformance with the City’s standard form
agreement, by which (among other things) the Subdivider agrees
to complete construction of all required improvements, and the
Subdivider agrees to assume the risk that the proposed final map
may not be approved by the City.

C.11.1.5 The Subdivider posts all required improvement security and
provides required evidence of insurance.

Subdivision Improvement Agreement - Concurrently with the City’s
processing of a final map, and prior to the City’s approval of the final map, the
Subdivider shall execute a Subdivision Improvement Agreement (for the
public facilities required to serve the real property described by the final map),
which includes the Subdivider’s responsibility to complete all of the following
requirements to the satisfaction of the City Engineer:

C.11.2.1 The Subdivider has submitted all required improvement plans in
accordance with the requirements of City Regulations and these
Conditions of Approval, and the improvement plans have been
approved by the City Engineer.

C.11.2.2 The Subdivider has submitted a complete application for a final
map which is served by the required public improvements, and the
final map has been approved by the City Engineer.

C.11.2.3 The Subdivider has paid all required processing fees including
plan check and inspection fees.

C.11.2.4 The Subdivider executes a Subdivision Improvement Agreement,
in substantial conformance with the City’s standard form
agreement, by which (among other things) the Subdivider agrees
to complete construction of all required improvements.

C.11.2.5 The Subdivider posts all required improvement security and
evidence of insurance.

Deferred Improvement Agreement - Prior to the City’s approval of the first
final map within the Project, the Subdivider shall execute a Deferred
Improvement Agreement, in substantial conformance with the City’s standard
form agreement, by which (among other things) the Subdivider agrees to
complete construction of all remaining public facilities (to the extent the public
facilities are not included in the Subdivision Improvement Agreement) which
are required by these Conditions of Approval. The Deferred Improvement
Agreement shall identify timing requirements for construction of all remaining
public facilities, in conformance with the phasing plan submitted by the
Subdivider and approved by the City Engineer.
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C.11.4. Improvement Security - The Subdivider shall provide improvement security

for all public facilities, as required by an Inspection Improvement Agreement
or a Subdivision Improvement Agreement. The form of the improvement
security may be a bond, or other form in accordance with City Regulations.
The amount of the improvement security shall be in accordance with City
Regulations, generally, as follows:

C.l141

C.11.4.2

C.11.43

Faithful Performance (100% of the approved estimates of the
construction costs of public facilities),

Labor & Material (100% of the approved estimates of the
construction costs of public facilities), and

Warranty (10% of the approved estimates of the construction
costs of public facilities)

C.11.5 Insurance - For each Inspection Improvement Agreement and Subdivision
Improvement Agreement, the Subdivider shall provide the City with evidence
of insurance, as follows:

C.11.51

C.11.5.2

C.11.53

C.1154

C.11.55

General. The Subdivider shall, throughout the duration of the
Agreement, maintain insurance to cover Subdivider, its agents,
representatives, contractors, subcontractors, and employees in
connection with the performance of services under the Agreement
at the minimum levels set forth below.

Commercial General Liability (with coverage at least as broad as
ISO form CG 00 01 01 96) coverage shall be maintained in an
amount not less than $3,000,000 general aggregate and
$1,000,000 per occurrence for general liability, bodily injury,
personal injury, and property damage.

Automobile Liability (with coverage at least as broad as ISO form
CA 00 01 07 97, for “any auto”) coverage shall be maintained in
an amount not less than $1,000,000 per accident for bodily injury
and property damage.

Workers' Compensation coverage shall be maintained as required
by the State of California.

Endorsements Subdivider shall obtain endorsements to the
automobile and commercial general liability with the following
provisions:

C.11.5.5.1 The City (including its elected and appointed officials,
officers, employees, agents, and volunteers) shall be
named as an additional “insured.”
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C.11.5.5.2 For any claims related to this Agreement,
Subdivider’s coverage shall be primary insurance
with respect to the City. Any insurance maintained
by the City shall be excess of the Subdivider’'s
insurance and shall not contribute with it.

C.11.5.6 Notice of Cancellation Subdivider shall obtain endorsements to all
insurance policies by which each insurer is required to provide
thirty (30) days prior written notice to the City should the policy be
cancelled before the expiration date. For the purpose of this
notice requirement, any material change in the policy prior to the
expiration shall be considered a cancellation.

C.11.5.7 Authorized Insurers All insurance companies providing coverage
to Subdivider shall be insurance organizations authorized by the
Insurance Commissioner of the State of California to transact the
business of insurance in the State of California.

C.11.5.8 Insurance Certificate Subdivider shall provide evidence of
compliance with the insurance requirements listed above by
providing a certificate of insurance, in a form satisfactory to the
City.

C.11.5.9 Substitute Certificates No later than thirty (30) days prior to the
policy expiration date of any insurance policy required by the
Agreement, Subdivider shall provide a substitute certificate of
insurance.

C.11.5.10 Subdivider’s Obligation Maintenance of insurance by the
Subdivider as specified in the Agreement shall in no way be
interpreted as relieving the Subdivider of any responsibility
whatsoever (including indemnity obligations under the
Agreement), and the Subdivider may carry, at its own expense,
such additional insurance as it deems necessary.

Release of Improvement Security — Release of improvement security shall be
in accordance with the requirements of the Tracy Municipal Code. The City
shall not release any improvement security until after the Subdivider provides
as-built plans, to the satisfaction of the City Engineer. Within twenty (20)
days after the City’s approval of the final map, the City shall provide the
Subdivider one (1) set of reproducible duplicates on polyester film of all
approved Improvement Plans. Upon completion of the construction by the
Subdivider, the City shall temporarily release the originals to the Subdivider
so that the Subdivider will be able to document revisions to show the "As
Built" configuration of all improvements. The Subdivider shall submit these
As-Built Plans (or Record Drawings) to the City Engineer within 30 days after
City Council acceptance of the public improvements.

ding Inspection
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No Final building inspection will be performed by the City until after the Subdivider
provides documentation which demonstrates, to the satisfaction of the City Engineer,
that:

C.12.1 The Subdivider has completed all requirements set forth in this section, and
Conditions C.1,C.2,C.3,C.4,C.5,C.6,C.7, C.8, C.9, and C.10, above.

C.12.2 The Subdivider has completed construction of all public facilities required to
serve the building for which a certificate of occupancy is requested. Unless
specifically provided in these Conditions of Approval, or some other City
Regulation, the Subdivider shall take all actions necessary to construct all
public facilities required to serve the Project, and the Subdivider shall bear all
costs related to construction of the public facilities (including all costs of
design, construction, construction management, plan check, inspection, land
acquisition, program implementation, and contingency).

C.13 Special Conditions
Nothing contained herein shall be construed to permit any violation of relevant
ordinances and regulations of the City of Tracy, or other public agency having
jurisdiction. This Condition of Approval does not preclude the City from requiring
pertinent revisions and additional requirements to the final subdivision map,
improvement agreement, and improvement plans, prior to the City Engineer’s
signature on the final subdivision map and improvement plans, if the City Engineer
finds it necessary due to public health and safety reasons, and it is in the best interest
of the City. The Subdivider shall bear all the cost for the inclusion, design, and
implementations of such additions and requirements, without reimbursement or any
payment from the City.

D. Public Works Department Conditions
Contact: Stephanie Hiestand (209) 831-4333 stephanie.hiestand@ci.tracy.ca.us

D.1. Prior to issuance of a grading permit, the Developer shall provide proof of compliance
with the Construction General Permit through a Waste Discharge ID number or Notice
of Intent submittal; and provide proof of compliance with the City of Tracy Manual of
Stormwater Quality Control Standards for New Development and Redevelopment
(Manual), which includes the requirements for Site Design, Source and Treatment
Control Measures, in a project Stormwater Quality Control Plan (SWQCP), to the
satisfaction of the Public Works Director or his/her designee.

D.2. Prior to the issuance of a building permit, the Developer shall prepare a detailed
landscape and irrigation plan for all landscape areas (e.g. back yards, front yards, and
public right of way) consistent with City standards and shall show compliance with
adopted Water Efficient Landscape Ordinance and mandatory CalGreen Building
Standards for Residential Properties through submittal and approval of the required
Landscape Package, which includes project information, a water efficient landscape
worksheet, a soil management report and Landscape, Irrigation, Drainage and Grading
Plans, to the satisfaction of the Public Works Director or his/her designee.
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D.3. Prior to building permit final inspection, a Storm Water Treatment Device Access and
Maintenance Agreement must be approved and notarized between the Developer and
the City, to the satisfaction of the Public Works Director or his/her designee.
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AGENDA ITEM 2C

REQUEST
PUBLIC HEARING TO CONSIDER A CONDITIONAL USE PERMIT APPLICATION TO
ALLOW AN INDOOR RECREATIONAL FACILITY AT 1325 N. MACARTHUR DRIVE.
APPLICANT IS RAJ CHELLANI. PROPERTY OWNER IS GIANT PROPERTIES,
LLC. APPLICATION NUMBER CUP13-0006

DISCUSSION

Site and Project Description

The proposal is to operate a children’s indoor recreational facility, known as Pump It Up,
at 1325 North MacArthur Drive at the southwest corner of Stonebridge Drive and
MacArthur Drive (Attachment A: Location Map). The site is approximately 1-acre and
includes a single building of approximately 16,000 square feet (Attachment B: Site Plan).

The proposed use would be an indoor recreational facility to serve the needs of private
parties and special occasions, primarily birthday parties for children. It would be a
destination business with parties and special occasion events scheduled by reservation
only. The proposed use would feature two arenas equipped with large, inflatable
equipment upon which children could bounce, slide, climb, and tumble. Following
approximately 90 minutes of inflatable playtime, guests would move to a private party
room where they could enjoy additional party activities.

The proposed floor plan consists of approximately 12,000 square feet with a future
expansion area of approximately 4,000 square feet for potential arcade games or other
party activities (Attachment C: Floor Plan). The facility could accommodate a maximum
of two parties at a time, with each party having up to 20 to 25 children. There would be
six to eight employees per shift.

The site is zoned Light Industrial (M1) and designated General Industrial by the City’s
Industrial Areas Specific Plan (ISP). The General Plan designation is Industrial (1). The
surrounding areas are zoned Light Industrial (M1) and General Industrial by the ISP. The
requested use is allowed in the General Industrial designation of the ISA with approval of
a Conditional Use Permit.

Parking

The Tracy Municipal Code does not state specific off-street parking requirements for the
proposed use. However, as is permitted by the Tracy Municipal Code, the Planning
Commission has made the determination in previous years that the minimum parking
requirements should be one space per employee and one space per every four non-
driving age students for similar recreational and instructional uses, such as dance
studios, karate studios, gymnastic studios, and children’s jumpy places. This parking
requirement is consistent with the applicant’s expectation that most children will be
dropped-off for the parties.
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The existing site contains a total of 26 parking spaces, all of which will need to be
restriped because the paint has faded. Based on the parking requirement stated above
and the proposed project description, the number of required parking spaces would be
21 (given 8 employees and two parties of 25 children each). Therefore, the existing
number of parking spaces on the site exceeds the minimum requirements for the
proposed use. The proposed future expansion area would not increase the number of
parties at any one time (maximum of two) or the maximum party size (20 to 25 children
per party) and would therefore not increase the minimum parking requirement.

Recommended Conditions of Approval

The Planning Commission has previously approved many other recreational and
instructional uses in similar industrial areas. The proposed site for this application is
particularly advantageous because it’s a stand-alone building that’s well-landscaped with
a dedicated parking area immediately adjacent to MacArthur Drive and Stonebridge
Drive. There would be minimal to no interaction between the proposed facility’s guests
and neighboring industrial businesses.

Recommended conditions of approval include restriping the parking area and installing
additional exterior lighting to better illuminate the site for public safety.

Environmental Document

The proposed project is categorically exempt from the California Environmental Quality
Act pursuant to CEQA Guidelines Section 15303. This exemption pertains to the
conversion of existing small structures from one use to another where only minor
modifications are made to the exterior of the structure.

RECOMMENDATION

Staff recommends that the Planning Commission approve a Conditional Use Permit to
allow an indoor recreational facility at 1325 North MacArthur Drive, Application Number
CUP13-0006, based on the findings and subject to the conditions contained in the
Planning Commission Resolution (Attachment D: Planning Commission Resolution)
dated November 6, 2013.

MOTION
Move that the Planning Commission approve a Conditional Use Permit to allow an
indoor recreational facility at 1325 North MacArthur Drive, Application Number CUP13-
0006, based on the findings and subject to the conditions contained in the Planning
Commission Resolution dated November 6, 2013.

Prepared by: Scott Claar, Associate Planner

Reviewed by: Bill Dean, Assistant Development Services Director

Approved by: Andrew Malik, Development Services Director
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ATTACHMENTS

A: Location Map

B: Site Plan

C: Floor Plan

D: Planning Commission Resolution
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November 6, 2013

RESOLUTION

PLANNING COMMISSION APPROVAL OF A CONDITIONAL USE PERMIT TO ALLOW AN
INDOOR RECREATIONAL FACILITY AT 1325 N. MACARTHUR DRIVE APPLICATION
NUMBER CUP13-0006

WHEREAS, On September 19, 2013, Raj Chellani submitted an application to the
Development Services Department for a Conditional Use Permit to allow an indoor recreational
facility at 1325 North MacArthur Drive Permit (Application Number CUP13-0006); and

WHEREAS, The subject property is located within an area designated General Industrial
by the City’s Industrial Areas Specific Plan, and as such, the proposed use is a conditionally
permitted use, and

WHEREAS, In accordance with Section 10.08.4250 of the Tracy Municipal Code, the
Planning Commission is empowered to grant or to deny applications for Conditional Use Permits
and to impose reasonable conditions upon the granting of use permits, and

WHEREAS, The project is categorically exempt from the California Environmental Quality
Act requirements under Guidelines Section 15303; and

WHEREAS, The Planning Commission held a public hearing to review and consider the
Conditional Use Permit application on November 6, 2013;

NOW, THEREFORE BE IT RESOLVED, That the Planning Commission does hereby
approve a Conditional Use Permit to allow an indoor recreational facility at 1325 North MacArthur
Drive. The approval of Conditional Use Permit Application Number CUP13-0006 is based on the
following findings and subject to the conditions as stated in Exhibit “1” attached and made part
hereof:

1. There are circumstances or conditions applicable to the land, structure, or use that make
the granting of a use permit necessary for the preservation and enjoyment of a substantial
property right because the proposed use is not allowed unless the Planning Commission
grants approval of a Conditional Use Permit.

2. The proposed location of the conditional use is in accordance with the objectives of Tracy
Municipal Code Chapter 10.08 and the purposes of the zone in which the site is located
because the proposed use is allowed in the areas designated General Industrial by the
City's Industrial Areas Specific Plan if the Planning Commission approves a Conditional
Use Permit.

3. The proposed location of the use and the conditions under which it would be operated or
maintained will not be detrimental to the public health, safety, or welfare or materially
injurious to, or inharmonious with, properties or improvements in the vicinity because the
proposed use will comply with the City of Tracy General Plan, the Industrial Areas Specific
Plan, and applicable requirements of Chapter 10.08 of the Tracy Municipal Code.
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4. The proposed use will comply with each of the applicable provisions of Chapter 10.08 of the
Tracy Municipal Code, Zoning Ordinance because subject to approval by the Planning
Commission for a Conditional Use Permit, the proposed project will be required to comply
with all applicable provisions including, but not limited to, the Tracy Municipal Code, the
California Building Code, the City of Tracy Standard Plans, and the Uniform Fire Code.

kkkkkhkkkhkkhkkkhkkhkk KKk %k

The foregoing Resolution was adopted by the Planning Commission on the
6th day of November 2013, by the following vote:

AYES: COMMISSION MEMBERS
NOES: COMMISSION MEMBERS
ABSENT: COMMISSION MEMBERS
ABSTAIN: COMMISSION MEMBERS

CHAIR

ATTEST:

STAFF LIAISON



November 6, 2013

AGENDA ITEM 2D

REQUEST

CONDUCT A SCOPING MEETING TO OBTAIN COMMENTS FROM PUBLIC
AGENCIES OR OTHER INTERESTED PARTIES REGARDING ISSUES TO BE
ANALYZED IN TRACY HILLS SPECIFIC PLAN AMENDMENT SUBSEQUENT
ENVIRONMENTAL IMPACT REPORT — APPLICATION NUMBERS GPA13-
0001, SPA13-0001, TSM13-0005, and ZA13-0003

DISCUSSION

The Tracy Hills Specific Plan was approved and annexed into the City in 1998.
During the past 15 years, the project has been affected by growth-related ballot
measures, ownership changes, and City General Plan updates. No construction
on site has taken place since annexation into the City.

The proposed project is to amend the Specific Plan, primarily rearranging and
updating land uses within the Specific Plan, modifying parts of the public
infrastructure (to be consistent with the City’s recently adopted Infrastructure
Master Plans), and consideration of a Development Agreement. The current
applications include a Tentative Subdivision Map for the first 1,172 houses in
Phase 1, a General Plan Amendment, and a Specific Plan Amendment. A
zoning text amendment would add the Tracy Hills Specific Plan to the list of zone
districts in the Tracy Municipal Code.

The boundaries of the approximately 6,175-acre Specific Plan area remain
unchanged and the estimated total amount of development at build out remains
unchanged. The Specific Plan proposes approximately 5,500 homes, close to
600 acres of commercial and industrial development, plus public land uses, such
as open space, parks, and schools. Significant public infrastructure (such as
arterial roadways, interchange improvements, sewer and water systems) will be
part of project build out.

In accordance with California Environmental Quality Act (CEQA) Guidelines, an
Environmental Impact Report (EIR) is required to analyze the potential
environmental effects of the Project. Kimley-Horn and Associates was chosen by
the City to prepare the EIR.

The Notice of Preparation (NOP) for this Project EIR was published on October
24, 2013 (Attachment B). Through the NOP, public agencies and other parties
are asked to provide input with respect to areas or issues that should be
analyzed in the EIR. These areas or issues will be evaluated and addressed in
the Draft EIR or otherwise brought back to the Planning Commission.
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CEQA Guidelines require a scoping meeting for EIR projects that meet one or
more of the criteria to become a project of “statewide, regional, or areawide
significance.” The characteristics of this project triggering that designation are
(1) an amendment to the General Plan, and (2) the Project includes more than
500 dwelling units. The purpose of this scoping meeting is to provide an
opportunity for the lead agency to consult directly with public agencies or other
interested parties who may be concerned about the environmental effects of a
project. Scoping may help identify project alternatives, mitigation measures, or
significant effects to be analyzed in the EIR. A list of probable environmental
effects anticipated to be analyzed in the EIR is contained in the attached NOP.

The NOP, including notice of tonight’s scoping meeting, was sent to a variety of
public and private agencies and property owners within over 300 feet of the
Project site.

After tonight’s scoping meeting, the Draft EIR will be prepared and, along with
the project, presented to the Planning Commission for review and
recommendation to the City Council. No action by the Planning Commission is
requested at this time.

RECOMMENDATION

Staff recommends that the Planning Commission receive input from any
interested parties regarding issues or alternatives that should be evaluated in the
EIR.

MOTION

(No motion is prepared because no action is necessary by the Planning
Commission.)

Prepared by: Alan Bell, Senior Planner

Reviewed by: Bill Dean, Assistant Development Services Director
Approved by: Andrew Malik, Development Services Director
ATTACHMENTS

Attachment A — CEQA Notice of Preparation and Initial Study



Notice of Preparation

California State Clearinghouse City of Tracy
1400 Tenth Street Development Services Depattment
Sacramento, CA 95814

TO: FROM:

333 Civic Center Plaza
Tracy, CA 95376

Attn.: William Dean, Assistant Director

Subject: Notice of Preparation of an Environmental Impact Report

The City of Tracy (City) will be the lead agency and will prepare a subsequent environmental impact report
(SEIR) for the Tracy Hills Specific Plan Amendment Project (Project). This Notice of Preparation is sent
pursuant to Section 15082 of the California Environmental Quality Act (CEQA) Guidelines (Title 14,
Chapter 3 of the California Code of Regulations (Section 15000 e¢7 seq.) to announce the initiation of the EIR
process and to solicit comments from responsible and trustee agencies, utility providets, organizations,
neighboring property owners, and interested parties concerning the scope of issues to be addressed in the
EIR. Refer to the Probable Environmental Effects listed in the attached Initial Study to detetmine whether
your concerns have already been identified. Please focus your comments on the project's potential
environmental impacts and recommendations for methods of avoiding, reducing, or otherwise mitigating
those impacts. If you are a governmental agency with discretionary authority over initial or subsequent
aspects of this project, describe that authority and provide comments regarding potential environmental
effects that are germane to your agency's area of responsibility.

Project Title: Tracy Hills Specific Plan Amendment Project

Project Applicant: The Tracy Hills Project Ownet, LLC
672 W. 11t Street, Suite 104
Tracy, CA 95376
(209)-229-7760

The attached Initial Study identifies the project location and includes a desctiption of the project, as well as
the potential environmental effects and those effects found not to be significant. -

Due to the time limits mandated by State law, your response should be sent at the earliest possible date, but
no later than 30 days after receipt of this notice. This notice will be available from Octobet 25, 2013
through November 25, 2013. Please send your response to Alan Bell, Senior Planner, Development Services
Department, City of Tracy, at the address shown on the top of the page. If you ate a public or ptivate
organization or agency, we respectfully request the name of a contact person.

A scoping meeting will be held during the regular scheduled Planning Commission meeting on November 0,

2013 at City Council Chambers, 333 Civic Center Plaza, Tracy, CA #5376 to obtgn/pub t on the
proposed project.
Date: /O —25~ /3 Signature: W 7
Title: Wilfam Dean V¥ -

Assistant Director, Development and Engineeting
Services Department, City of Tracy
Telephone:  209-831-6400

Reference: California Code of Regulations, Title 14, (State CEQA Guidelines) Sections 15082(A), 15103, 15375
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Environmental Checklist

A. SUMMARY INFORMATION

1.

Project Title:

Tracy Hills Specific Plan Amendment

Lead Agency Name and Address:

City of Tracy

Department of Development Services
333 Civic Center Drive

Tracy, CA 95376

Contact Person and Phone Number:

William Dean, Assistant Director, Development Services Department
(209) 831-6000

Project Location:

The proposed Project includes an amendment to the previously adopted Tracy Hills Specific Plan, which
establishes land use and development standards for an approximately 6,175 acre area located near the
existing interchange around Corral Hollow Road and the proposed Lammers Road interchange on
Interstate 580 in the City of Tracy, California. Refer to Exhibits 1 & 2, Regional Location and Vicinity
Map. The property is bordered by the Delta Mendota Canal to the northeast, the Union Pacific Railroad
to the northwest, undeveloped hillside to the west and southwest, South Corral Hollow Road to the
southeast, and the Tracy Municipal Airport and privately owned lands designated and zoned for aggregate
extraction to the east.

General Plan Designation and Zoning Classification:

General Plan designation: Residential Low; Residential Medium; Residential High; Commercial; and
Village Center

Zoning classification: Tracy Hills Specific Plan

Existing and Surrounding Land Uses:

Existing Land Uses

The subject property is primarily undeveloped and has been utilized for grazing and other agticultural
purposes. The portion of the site southwest of 1-580 is utilized for grazing land. The portion between I-
580 and the Union Pacific Rail Road Line/California Aqueduct is vacant except for an abandoned
structure formerly used in the on-site livestock operation. The portion of the site bounded by the
California Aqueduct, Union Pacific Rail Road, Delta-Mendota Canal, and Corral Hollow Road is utilized
for agricultural crops and also contains several homes. The commercial property east of Corral Hollow
Road is the site of an abandoned truck stop.

City of Tracy 1 October 2013
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A number of linear features also bisect the site. These include a Union Pacific Railroad line, the California
and Delta Mendota Canals, a major electrical transmission line, multiple underground pipelines and the
Interstate 580 corridor.

Surrounding Land Uses

The recently adopted Ellis Specific Plan and Urban Reserve 10 area of the General Plan represent the
majority of the land to the northeast of the Project, and, if developed as anticipated, would be made up
of low density residential uses, with limited commercial and industrial components. The area northwest
of the project site is characterized by sparse rural residential development. The Union Pacific Rail Road
Line and the Delta-Mendota Canal both serve as portions of the northern border of the Project site, and
the California Aqueduct also traverses the property. Currently, most of the property to the north of the
site is in agricultural production.

The land to the west and south of the Project area is designated as Open Space in the General Plan and is
primarily utilized for agricultural and grazing purposes. Site 300, which is an experimental test facility that
supports Livermore Laboratory’s national security mission, is also located to the southwest of the Project
area along Coral Hollow Road. The Corral Hollow Landfill which closed in 1995 borders the southeast
side of the site at the intersection of Interstate 580 and Corral Hollow Road. A portion of the land to the
east of the Project site is designated by the County of San Joaquin General Plan for Aggregate
production. In addition, the Tracy Municipal Airport is located to the east of the Project area. A portion
of the site is located within the airport Area of Influence which contains restrictions to ensure
compatibility and safety between adjacent land uses.

B. STATUTORY AUTHORITY AND REQUIREMENTS

As noted below, under the description of the project characteristics, the Tracy Hills Specific Plan
Amendment proposes land use modifications to the previously adopted Tracy Hills Specific Plan. Based on
the nature of changes being proposed and the analysis presented herein, it is anticipated that the proposed
Amendment will require a Subsequent EIR (SEIR) to identify and assess the environmental impacts
associated with the proposed modifications to the land use plan, updated infrastructure plans, and adoption
of a General Plan Amendment. In addition, the SEIR will provide an update of regulatory requirements,
potential construction impacts associated with revised phasing and impacts of the build-out community.

This Initial Study will assist in the preparation of the SEIR by focusing on the effects determined to be
potentially significant, identifying the effects determined not to be significant, and outlining the reasons for
determining that potentially significant effects would not be significant. This Initial Study tiers off and
incorporates by reference the previously certified Specific Plan EIR regarding descriptions of environmental
settings, history of the site, future development-related growth, and cumulative impacts. Further, the City’s
recently adopted (2011) General Plan EIR has been referenced throughout this Initial Study.

C. BACKGROUND AND HISTORY

The Tracy Hills Specific Plan (“THSP”) was approved by the City Council and the Specific Plan area was
annexed to the City in 1998. In addition to the approval of the Tracy Hills Specific Plan, the “Project” that
was examined in the Tracy Hills Environmental Impact Report (SCH No. 95122045) also included
corresponding amendments to the City’s General Plan and Zoning Ordinance. Various circumstances,
including the City’s voter initiated Growth Management Ordinance amendment in 2000 (Measure A), have
precluded on-site improvements of the Project to date. The original 1998 THSP area included 6,175 acres, of
which approximately 3,552 acres were designated to remain in conservation open space and were not annexed
into the City. The 1998 THSP provided for development of 5,499 residential units in a mix of low, medium
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and high density neighborhoods, and over five million square feet of non-residential land uses including
office, commercial, and light industrial uses, in addition to parks, schools, a golf course and additional open
space (refer to Table 1, Adopted (1998) Specific Plan Area Land Use Distribution).

Development within the THSP area is intended to be implemented in phases. The first phase of development
(Phase 1) has been identified as the area bordered by the Union Pacific Railroad Line to the northwest, the
California Aqueduct to the north, Corral Hollow Road to the southeast and Interstate 580 to the south (refer
to Exhibit 3, Phasing Map). Phase 1 also includes two sub phases; Phase 1a and Phase 1b. The THSP
amendment only proposes land use changes to the THSP Phase 1 area, and does not propose land use
modifications within any other future phases of development. The THSP amendment also includes a Vesting
Tentative Subdivision Map for Phase 1a to allow for the subdivision of the portion of Phase 1 denoted in
Exhibit 3: Phasing Map. Subsequent phases of development within the THSP area have not been defined at
this time.

Section 15152 of the CEQ.A Guidelines indicates that “tiering” of environmental documents is appropriate
when the sequence of analysis is from an EIR prepared for a general plan, policy, or program to an EIR or
negative declaration for another plan, policy, or program of lesser scope, or to a site specific EIR or negative
declaration if additional analysis is necessary. The later EIR or negative declaration incorporates by reference
the general discussions from the broader EIR and concentrates on the issues specific only to the later project.

City of Tracy 3 October 2013
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Table 1: Adopted (1998) Specific Plan Land Use Distribution
Land Use Category Acreage DU/Acte or FAR DU or Sq. Ft.
(avg. density)
Residential Estate
(0.5 t0 2.0 DU’s/Ac.) 82.6 1.47 du/ac 121
Low Density Residential
(2.1 t0 5.4 DU’s/Ac.) 539.3 3.50 du/ac 1,888
Medium Density Residential
(5.5 to 12.0 DU’s/Ac.) 557.3 5.50 du/ac 3,065
High Density Residential
(12.1 to 25.0 DU’s/Ac.) 354 12.00 du/ac 425
Professional Office & Medical
96.7 0.20 FAR 842,450 s.f.

Neighborhood Shopping 18.2 0.20 FAR 158,558 s.f.
Highway Commercial 71.5 0.20 FAR 622,908 s.f.
Village Centers 21.8 0.20 FAR 189,922 s.f
Light Industrial 383.7 0.25 FAR 418 mil. s.f
Open Space, Parks 81.8 N/A N/A
Wildlife Habitats/Corridors

3,552.1 N/A N/A
Recreation (Golf Course and Lake)

215.4 N/A N/A

m

Schools (Elementary & High) 900 N/A N/A
Public Facilities & Infrastructure

438.1 N/A N/A
Site Totals 6,174.9 ac. 5,499 d.u.
Source: 1998 Tracy Hills Specific Plan

D. PROJECT CHARACTERISTICS

The Project Applicant is requesting an amendment to the 1998 Tracy Hills Specific Plan (the proposed
“Project”), an area generally located between 1-580 and the California Aqueduct. The proposed Project is

anticipated to include the following actions:

- An update of the 1998 Tracy Hills Land Use Plan and related text throughout the Plan

- Implementation of Tracy Hills Business Park designation (new designation)

- Update of the Tracy Hills infrastructure consistent with the Citywide Infrastructure Master
Plans adopted in 2012 and 2013

- Phasing of Improvements to align with the current schedule for Phase 1 (Phase 1a and 1b)

development

- Amendment to the Tracy Hills Storm Drainage Master Plan
- Update the Tracy Hills Phasing Plan
- Amend General Plan Land Use Map (to reflect proposed Land Use designation revisions)

- Phase 1a Vesting Tentative Subdivision Map and/or vatious other subdivision maps

- Development Agreements

- Elementary School in Phase 1a

- Potential Public Safety Communication Tower

October 2013
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Tracy Hills Specific Plan Amendment

In short, the goal of the THSP Amendment is to implement Tracy Hills Phase 1, update the Specific Plan to

reflect the City’s 2011 General Plan and Infrastructure Master Plans (IMP’s), remove unnecessaty or

irrelevant sections, and update the plan to reflect the current legislative and/or regulatory environment
governing the project area and/or project’s environmental resources. Phase 1a would include a Tentative
Subdivision Map that allows for the development of up to 1,200 residential lots, approximately 50 acres of
Business Park, and an elementary school in an area that lies between 1-580 and the California Aqueduct and
between Coral Hollow Road and the future Lammers Road extension (refer to Exhibit 4, Tracy Hills Specific
Plan Land Use Diagram). Phase 1b includes land use changes that replace the Light Industrial designation
with a new Business Park designation (121.8 acres), increases the High Density residential acreage from
approximately 17 acres to 26.5 acres, removes the Elementary School designation, and changes the
Neighborhood Shopping and Professional Office designations to General Highway Commercial (23.2 acres).
Further, the Village Center designation is eliminated (refer to Exhibit 4, Tracy Hills Specific Plan Land Use

Diagram). There is no current application for a Tentative Subdivision Map on Phase 1b. There are no

changes in Project boundaries or the overall development footprint of the Tracy Hills Specific Plan, and no
proposed changes to the land plan south of I-580. The proposed amendment is not anticipated to exceed the
maximum dwelling units or non-residential square footage previously approved in 1998 (refer to Table 2,
THSP Phase 1Area — Approved (1998) and Proposed Land Use Summary).

Given the amount of time that has transpired since preparation of the previously adopted Specific Plan and

certified EIR, and given the nature and extent of changes proposed to the Tracy Hills Specific Plan, a

Subsequent EIR (SEIR) will be prepared to address any potentially significant impacts that could result from
proposed amendments to the Tracy Hills Specific Plan and Storm Drainage Master Plan. The Subsequent
EIR would also address pertinent changes to the governing regulatory environment subsequent to

certification of the 1998 EIR.

The Project is also expected to include a public safety communication tower. Upgrades to the City of Tracy’s
Police Department communication system and facilities will be necessary to provide service to the Project
area. The system may include services for multiple law enforcement, emergency response, and other public
agencies. New facilities may include a 150 foot tall or taller tower on or near the Tracy Hills Project site,

supporting multiple antennae along with equipment buildings and related ground-mounted facilities.

It is anticipated that the Tracy Hills Specific Plan will be substantially reformatted with an updated cover,
cover page format and font style, graphic layout and other presentation and/or user-friendly improvements as
part of the Specific Plan amendment process. While this repackaging effort will achieve a more contemporary
organizational presentation and layout, other than the areas noted in the Project Characteristics above, the
content of the Specific Plan will remain the same as the Specific Plan adopted by City Council in 1998.

Table 2: THSP Phase 1 Area — Approved (1998) and Proposed Land Use Summary

Approved 1998 THSP

Proposed THSP Amendment

Average | Dwelling Target Estimated
DU/AC Units Density Units
Land Use LU Acreage | Or FAR LU Acreage | Or FAR
Low Density
Residential LDR 0.0 3.5 0 LDR-TH 249.8 3.5 995
Medium Density
Residential MDR 241.7 5.5 1,329 MDR-TH 63.2 5.9 355
High Density
Residential HDR 35.8 12 430 HDR-TH 26.5 12 318
0.20
Business Park N/A N/A N/A N/A BP-TH 169.8 FAR N/A
City of Tracy October 2013
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0.25 0.0

Light Industrial M-1 91.8 FAR N/A M-1 0.0 FAR N/A

Professional

Office and 0.20 0.20

Medical POM 78.4 FAR N/A POM-TH N/A FAR N/A

Highway 0.20 0.20

Commercial GHC 8.4 FAR N/A GHC-TH 232 FAR N/A

Neighborhood 0.20

Shopping NS 174 FAR N/A N/A N/A N/A N/A

Neighborhood

Parks NP 32.1 N/A N/A NP 17.0 N/A N/A

Open Space /

Greenways

Wildlife Habitats

/ Corridors OS 78.9 N/A N/A oS 84.8 N/A N/A
0.20 0.0

Village Centers VC 17.3 FAR N/A VC-TH 0.0 FAR N/A

Elementary

Schools (4) E 30.0 N/A N/A E 14.0 N/A N/A

Road ROWs N/A 63.0 N/A N/A N/A 45.0 N/A N/A

Interstate 580

Interchange N/A 4.8 N/A N/A N/A 4.9 N/A N/A

SITE TOTALS N/A 700 N/A 1,759 N/A 698 N/A 1,566

Source: Tracy Hills Project Owner, LLC, 2013.

E. PROJECT OBJECTIVES

The following provides a summary of the Project Objectives associated with submittal of the proposed
Specific Plan Amendment:

To implement the City of Tracy General Plan.

To implement and facilitate development of Tracy Hills Phase 1 (Phase 1a and 1b).

To facilitate development through efficient and phased infrastructure design.

To provide a range of housing options including single family (detached and attached) housing and
multi-family housing neighborhoods that are financially self-supporting and contribute to the City’s
economic base.

To create new public recreational and open spaces.

To protect and enhance environmental features and wildlife habitats of the Specific Plan Area
through the preservation of large tracts of contiguous open space lands.

To create a Tracy Hills Business Park capable of accommodating a wide range of land uses
contributing to jobs-housing balance, including general commercial, general office, educational, and
business park industrial uses.

To create a range of job and economic development opportunities for local individuals and
businesses.

To develop a master planned atrea that has a unique character and quality with a commitment to
sustainability, flexible planning, high-quality architecture and site design, and the provision of
attractive on-site open space, public spaces, recreational facilities, trail network, and landscaping

design.
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e To create an integrated trail network that creates significant pedestrian and bicycle amenities,
enhances connectivity within the Specific Plan Area and provides alternatives to automobile use.

e To enhance the character and quality of the I-580 freeway corridor and edge.

City of Tracy 7 October 2013
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Exhibit 1 (Regional Location Map)
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Exhibit 2 (Vicinity Map)
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Exhibit 3 (Phasing Map)
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Exhibit 4 (Tracy Hills Specific Plan Land Use Diagram)
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E. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by the Tracy Hills Specific Plan
Amendment, involving at least one impact that is a “Potentially Significant Impact,” as indicated by the
checklist on the following pages.

X Aesthetics Agricultute & Forest X Air Quality
Resources
X Biological Resources [J  Cultural Resources [] Geology and Soils
[Zl Greenhouse Gas X Hazards & Hazardous X ;A Hydrology & Water
Emisslons Materials - Quality
X Land Use & Planmng L] Mineral Resources X Noise
D Population & Housing X Public Services [1 Recreation
. . ) Mandatory Findings of
[{ @ Transportation/Traffic X]  Utilities & Service Systems | X Significa 2: . g

F. DETERMINATION

On the basis of this initial evaluation:

[ I find that the proposed project COULD NOT have a 51gn1ﬁcant effect on the environment, and
a NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment, there
D will not be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

] I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL II\/IPACT REPORT is required

I find that the proposed project MAY have a potenuaﬂy significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been
X adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that
remain to be addressed.

I find that although the proposed project could have a significant effect on the environment,

- because all potentially significant effects (a) have been analyzed adequately in an earlier FIR or »
[ NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or

. mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or

. mitigation measures that are imposed upon the proposed project, nothing further is required. '

e

S1gnature

[0~23~ 173
Date |

October 2013 16 City of Tracy



Initial Study Tracy Hills Specific Plan Amendment

G. EVALUATION OF ENVIRONMENTAL IMPACTS
The environmental issues evaluated in this Initial Study include the following:

e Aecsthetics

e  Agriculture Resources

e Air Quality

e Biological Resources

e Cultural Resources

e Geology and Soils

e Greenhouse Gas Emissions
e Hazards and Hazardous Materials
e Hydrology and Water Quality
e Land Use and Planning

e Mineral Resources

e Noise

e Population and Housing

e DPublic Setrvices

e Recreation

e Transportation/Traffic

e  Utilities and Setvice Systems

The environmental analysis in this Initial Study is patterned after the Environmental Checklist recommended
by the State CEQA Guidelines, as amended on January 4, 2013. For the preliminary environmental
assessment undertaken as part of this Initial Study’s preparation, a determination that there is a potential for
significant effects indicates the need to more fully analyze the Project’s impacts and to identify mitigation.

For the evaluation of potential impacts, the questions in the Initial Study Checklist are stated and an answer is
provided according to the analysis undertaken as part of the Initial Study. The analysis considers the long-
term, direct, indirect, and cumulative impacts of the proposed Project. To each question, there are four
possible responses:

e No Impact. The project will not have any measurable environmental impact on the environment.

e Less Than Significant Impact. The project will have the potential for impacting the environment,
although this impact will be below established thresholds that are considered to be significant.

e Less Than Significant With Mitigation Incorporated. The project will have the potential to
generate impacts, which may be considered as a significant effect on the environment, although
mitigation measures or changes to the project’s physical or operational characteristics can reduce
these impacts to levels that are less than significant.

e DPotentially Significant Impact. The project could have impacts, which may be considered
significant, and therefore additional analysis is required to identify mitigation measures to reduce the
severity of potentially significant impacts to the extent feasible.
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H. ENVIRONMENTAL ANALYSIS

This section analyzes the potential environmental impacts that may result from the proposed Project. For the
evaluation of potential impacts, the questions in the Environmental Checklist are stated and answers are
provided according to the analysis undertaken as part of the Initial Study. The analysis considers the Project’s
short-term impacts (construction-related), and long-term impacts (operational-related).

I.  AESTHETICS

Potentially Less Than Less Than No
Significant Significant with Significant Impact
Impact Mitigation Impact
Incorporated
AESTHETICS -- Would the project:
a) Have a substantial adverse effect on a scenic Iz D I:l I:l

vista?

b) Substantially damage scenic resources,

including, but not limited to, trees, rock IZ D D D

outcroppings, and historic buildings within a
state scenic highway?

¢) Substantially degrade the existing visual

character or quality of the site and its IZ D D D
surroundings?

d) Create a new source of substantial light or

glare which would adversely affect day or M D D D

nighttime views in the area?

Would the Project:

a-b) Have a substantial adverse effect on a scenic vista or substantially damage scenic resonrces, including but not limited to, trees,
rock outcroppings, and bistoric buildings within a state scenic highway? Determination: Potentially Significant
Impact.

Discussion

Due to the highly visible hillside location of some portions of the Project area and the designation of
Interstate 580 and Corral Hollow Road as scenic routes, impacts to scenic vistas and scenic resources were
considered significant and unavoidable in the 1998 Tracy Hills Specific Plan EIR. Mitigation for impacts to
scenic vistas and scenic resources were included as a condition of the 1998 Specific Plan project approval and
would be required as part of the previously certified EIR. No substantive changes to the Design Guidelines
would result from the proposed amendments, however the potential siting of a communications tower within
or near the Tracy Hills Specific Plan site and the possible addition of entryway features will require further
analysis in the SEIR to determine whether additional impacts would result from the proposed Project.

¢)  Substantially degrade the existing visual character or quality of the site and its surroundings? Determination:
Potentially Significant Impact.
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Discussion

As proposed, the amendments to the Specific Plan would modify the existing rural agricultural character of
the site. The Specific Plan clusters future development in the lower elevations with over half of the project
area remaining as open space. Ridge lines are protected within the proposed open space designation.
However, since future development would be clustered around I-580 and other access routes and the
majority of open space land would not be visible from these access points, the impression of a substantial
change in character to the area would remain. Impacts to the existing visual character were considered
significant and unavoidable in the 1998 Specific Plan EIR and mitigation was required as a condition of the
1998 Specific Plan project approval. The potential siting of a communications tower within or near the
Specific Plan area and the possible addition of entryway features has the potential to create additional impacts
from what was previously analyzed in the certified 1998 Specific Plan EIR. Therefore, further analysis in the
SEIR will be required to determine whether additional visual impacts would result from the proposed Project.

d) Create a new source of substantial light or glare which would adversely affect day or nighttime views in the area?
Determination: Potentially Significant Impact.

Discussion

Implementation of improvements identified in the 1998 Specific Plan would result in an increase of light and
glare from the addition of street lights, structural lights within residential and commercial buildings and an
increase in automobile headlights due to an increase in automobile traffic. Increase in nighttime illumination
and decrease in night sky visibility invariably accompany urbanization and were considered significant and
unavoidable in the 1998 Specific Plan EIR. Mitigation Measures were established to minimize glare and
lighting impacts in the project area, and were required as a condition of the 1998 Specific Plan project
approval.

The potential siting of a communications tower within or near the Specific Plan Area and the possible
addition of entryway features has the potential to create additional impacts from what was previously
analyzed in the certified 1998 Specific Plan EIR. Therefore, further analysis in the SEIR will be required to
determine whether additional light or glare impacts would result from the proposed Project.

II. AGRICULTURE RESOURCES

AGRICULTURE RESOURCES: In Potentially Less Than Less Than No
determining whether impacts to agricultural sy enlieeia iRy Iopact
. . Impact Mitigation Impact

resources are significant environmental effects, Inco
rporated

lead agencies may refer to the California
Agticultural Land Evaluation and Site
Assessment Model (1997) prepared by the
California Dept. of Conservation as an
optional model to use in assessing impacts on
agriculture and farmland. Would the project:

a) Convert Prime Farmland, Unique Farmland,

or Farmland of Statewide Importance

(Farmland), as shown on the maps prepared |Z D I:l I:l
pursuant to the Farmland Mapping and

Monitoring Program of the California

Resources Agency, to non-agricultural use?

b) Conflict with existing zoning for |Z D I:l I:l
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agricultural use, or a Williamson Act contract?

¢) Conflict with existing zoning for, or cause

rezoning of, forest land (as defined in Public

Resources Code section 12220(g)), timberland

(as defined by Public Resource(sgCode section I:] D D IZ[
45206), or timbetland zoned Timberland

Production (as defined by Government Code

section 51104(g))?

d) Result in the loss of forest land or I:] D D IZ[

conversion of forest land to non-forest use?

e) Involve other changes in the existing

environment which, due to their location or IZ I:l I:l I:l
nature, could result in conversion of

Farmland, to non-agricultural use?

Would the Project:

a)  Convert Prime Farmland, Unigue Farmland, or Farmland of Statewide Importance (Farmland), as shown on the maps
prepared pursnant to the Farmiland Mapping and Monitoring Program of the California Resources Agency, to non-
agricultural use? Determination: Significant and Unavoidable.

Discussion

There were 2,581 total acres of land identified as either Prime Farmland, Farmland of Statewide Importance
and Unique Farmland in the City of Tracy at the time of certification of the 2011 General Plan EIR. As such,
the General Plan EIR analyzed the impacts to prime farmland areas within the Tracy Planning Area. The
impacts related to agricultural resources within the Tracy Hills Specific Plan area were considered in the
impact analysis and mitigation measures were identified in the 1998 Specific Plan EIR. The conversion of

prime farmland in the Tracy Hills Specific Plan area was also previously addressed in the 2011 General Plan
EIR.

In order to implement the goals and objectives of the City’s General Plan and to mitigate impacts caused by
future development on agricultural lands within the City, an agricultural mitigation fee was established. The
purpose of the agricultural mitigation fee is to mitigate the loss of productive agricultural lands converted for
urban uses within the City by permanently protecting agricultural lands planned for agricultural use and by
working with farmers who voluntarily wish to sell or restrict their land in exchange for fair compensation.
The Tracy Hills project (unless it receives any San Joaquin County Irrigation District water) is exempt from
the mitigation fee pursuant to a settlement agreement entered into on August 16, 2001 between Sierra Club,
Delta Keeper and California Sport Fishing Protection Alliance, the cities of Manteca, Tracy, Lathrop and
Escalon, and the South San Joaquin Irrigation District, in settlement of a writ of mandate filed in San Joaquin
County Superior Court on June 30, 2000, Case No. CV 011090.

Since there are no additional lands being proposed for agricultural conversion than what has already been
addressed in the previously certified Specific Plan EIR, no additional impacts would result from the proposed
Project. Impacts remain significant and unavoidable in regards to converting prime agricultural land to a non-
agricultural use. An updated Statement of Overriding Conditions will be adopted for this impact, and this
topic will not require further analysis in the SEIR.

b)  Conflict with existing zoning for agricultural use, or a Williamson Act contract? Determination: Significant and
Unavoidable.
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Discussion

Conflicts with existing zoning for agricultural use or a Williamson Act contract were considered during the
preparation of the 2011 General Plan EIR and adoption of the 1998 Specific Plan. The project applicant is
not requesting a change in the overall acreage or Specific Plan Area boundary, therefore no new impacts
related to existing zoning for agricultural use or Williamson Act contract would result from the proposed
Project. However, impacts related to a conflict with existing zoning for agricultural use or a Williamson Act
contract were considered significant and unavoidable in the 1998 Specific Plan EIR, therefore impacts remain
significant and unavoidable. An updated Statement of Overriding Conditions will be adopted and this topic
will not be discussed further in the SEIR.

¢)  Conflict with existing oning for, or cause rezoning of, forest land (as defined in Public Resources Code Section 12220(g)),
timberland (as defined by Public Resources Code section 4526), or timberland zoned Timberland Production (as defined by
Government Code section 51104 (g))? Determination: No Impact.

Discussion

No land located within the Specific Plan Area is currently classified as forest land, timberland, or timberland
zoned for production. Therefore, improvements planned as part of the proposed Project would not conflict
with existing zoning or cause rezoning of any such land. Therefore, no impact would result.

d)  Result in the loss of forest land or conversion of forest land to non-forest nuse? Determination: No Impact.

Discussion
Refer to Response 11(c), above. No impact would result.

¢)  Involve other changes in the existing environment which, due to their location or nature, conld result in conversion of
Farmland, to non-agricultural use? Determination: Significant and Unavoidable.

Discussion

Refer to Response 11(a), above. Impacts remain significant and unavoidable, and no additional impacts would
result from the proposed Project. This topic will not be discussed further in the SEIR.

III. AIR QUALITY

AIR QUALITY -- Where available, the Potentially Less Than Less Than No

significance ctiteria established by the Significant  Significant with  Significant Impact
licable air quality management or air Tmpact Mitigation Impact

app 1cra S ge ty ; g ) Incorporated

pollution control district may be relied upon

to make the following determinations. Would

the project:

a) Conflict with or obstruct implementation of M D D I:l

the applicable air quality plan?

b) Violate any air quality standard or
contribute substantially to an existing or M D I:l I:l
projected air quality violation?

¢) Result in a cumulatively considerable net

increase of any criteria pollutant for which the |Z D I:l I:l
project region is non-attainment under an

applicable federal or state ambient air quality

standard (including releasing emissions which
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exceed quantitative thresholds for ozone

precursors)?

d) Expose sensitive receptors to substantial M D I:I |:|
pollutant concentrations?

e) Create objectionable odors affecting a M D D I:l

substantial number of people?

Would the Project:

a)  Conflict with or obstruct implementation of the applicable air quality plan (San Joaguin 1 alley Air Pollution Control
District)? Determination: Potentially Significant Impact.

Discussion

The Project lies within the central portion of the San Joaquin Valley Air Basin (SJVAB). The San Joaquin
Valley Air Pollution Control District (SJVAPCD) has jurisdiction over most air quality matters in the Basin
and is tasked with implementing programs and regulations required by the federal and state Clean Air Acts.

If a project is found to interfere with the region’s ability to comply with federal and state air quality standards,
local governments then need to consider project modifications or provide mitigation measures to eliminate
the inconsistency of the project plans. In order for a project to be considered “consistent” with the latest Air
Quality Plan (AQP), the proposed project must be consistent with the goals, objectives, and assumptions in
the respective plan to achieve federal and state air quality standards. Additionally, both construction related

and long-term emissions are required to be quantified and compared to the SJVAPCD significance
thresholds.

Although the previously certified Specific Plan EIR includes an air quality analysis, it does not evaluate
whether the Project would conflict with or obstruct implementation of SJVAPCD AQPs. Proposed
amendments also include changes to land use which may result in changes to traffic circulation and
distribution. Finally, significant regulatory changes related to air quality have been made since the previously
certified Specific Plan EIR was certified. Thus, the proposed Project could result in a conflict with SfJVAPCD
AQPs and a potentially significant air quality impact could occur. For this reason, potentially significant air
quality impacts will be assessed in the SEIR.

Further, the SEIR will include a peer review of the Health Risk Assessment prepared for the proposed
Specific Plan Amendment and will be included in the air quality analysis section of the SEIR.

b)  Violate any air quality standard or contribute substantially to an existing or projected air quality violation?
Determination: Potentially Significant Impact.

Discussion

As explained in Response IIl(a) above, significant regulatory changes related to air quality have been made
since the adoption of the previously certified Specific Plan EIR. Therefore, the proposed amendments to the
Specific Plan could violate an air quality standard or contribute substantially to an existing or projected air
quality violation, resulting in potentially significant air quality impacts that will be analyzed in the SEIR.

¢)  Result in a cumnlatively 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 gquantitative
thresholds for ogone precursors)? Determination: Potentially Significant Impact.
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Discussion

Refer to Response 1II(b), above. The proposed Project could result in potentially significant air quality
impacts that will be analyzed in the SEIR. Additionally, an energy conservation analysis will be undertaken in
the SEIR to evaluate opportunities for decreasing air quality impacts via energy conservation measures.

d) Expose sensitive receptors to substantial pollutant concentrations? Determination: Potentially Significant
Impact.

Discussion
Refer to Response I1I(a), above. The proposed Project could result in potentially significant air quality
impacts that will be analyzed in the SEIR.

¢)  Create objectionable odors affecting a substantial number of people? Determination: Potentially Significant
Impact.

Discussion

Refer to Response 1ll(a), above. The proposed Project could result in potentially significant air quality
impacts that will be analyzed in the SEIR.

IV. BIOLOGICAL RESOURCES

BIOLOGICAL RESOURCES - Would the Potentially Less Than Less Than No
project: Significant Signi'ﬁ'can.t with Significant Impact
Impact Mitigation Impact
Incorporated

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 M D D D
plans, policies, or regulations, or by the

California Department of Fish and Wildlife or

U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any

riparian habitat or other sensitive natural

community identified in local or regional M D D D
plans, policies, regulations or by the California

Department of Fish and Wildlife or US Fish

and Wildlife Service?

¢) Have a substantial adverse effect on

federally protected wetlands as defined by

Section 404 of the Clean Water Act (including, M D D D
but not limited to, marsh, vernal pool, coastal,

etc.) through direct removal, filling,

hydrological interruption, ot other means?

d) Interfere substantially with the movement

of any native resident or migratory fish or |Z D I:l I:l

wildlife species or with established native
resident or migratory wildlife corridors, or
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impede the use of native wildlife nursery sites?

e) Conflict with any local policies or

ordinances protecting biological resources, M D I:I I:l
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 M D D I:l
approved local, regional, or state habitat

conservation plan?

Would the Project:

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 Wildlife or U.S. Fish and Wildlife Service? Determination: Potentially Significant Impact.

Discussion

The previously certified Specific Plan EIR identified sensitive or special status species within the project site
and identified mitigation measures for the San Joaquin Kit Fox, Burrowing Owl, and the Red-legged Frog.
Since the previous Specific Plan was adopted and the corresponding EIR was certified, a portion of the Tracy
Hills Specific Plan area (Phase 1) has entered into the San Joaquin Multi-Species Habitat Conservation and
Open Space Plan, and the regulatory environment for habitat conservation has changed. Therefore, an
updated biological assessment would be required to reevaluate the impacts of the proposed Project and build-
out of the Specific Plan to biological resources. Impacts to biological resources could be potentially
significant and will be analyzed further in the SEIR.

b)  Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified in local or regional
Pplans, policies, regulations or by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?
Determination: Potentially Significant Impact.

Discussion
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to
determine whether a potentially significant impact will result.

¢)  Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or
other means? Determination: Potentially Significant Impact.

Discussion
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to
determine whether a potentially significant impact will result.

d) Interfere substantially with the movement of any native resident or migratory fish or wildlife species or with established native
resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites? Determination: Potentially
Significant Impact.
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Discussion
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to
determine whether a potentially significant impact will result.

¢)  Conflict with any local policies or ordinances protecting biological resources, such as a tree preservation policy or ordinance?
Determination: Potentially Significant Impact.

Discussion
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to
determine whether a potentially significant impact will result.

1) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other
approved local, regional, or state habitat conservation plan? Determination: Potentially Significant Impact.

Discussion

Refer to Response 1V(a), above. The proposed Project would require further analysis in the SEIR to
determine whether a potentially significant impact will result.

V. CULTURAL RESOURCES

CULTURAL RESOURCES -- Would the Potentially Less Than Less Than No
project: Significant Signi'ﬁ'can.t with Significant Impact
Impact Mitigation Impact
Incorporated
a) Cause a substantial adverse change in the
significance of a historical resource as defined D D M D
in '15064.5?

b) Cause a substantial adverse change in the
significance of an archaeological resource D D
putsuant to '15064.5?

¢) Directly or indirectly destroy a unique
paleontological resource or site or unique D D M

geologic feature?

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

Would the Project:

a)  Cause a substantial adverse change in the significance of a historical resource as defined in CEQ.A Guidelines § 15064.57
Determination: Less Than Significant Impact.

Discussion

Historic resources generally consist of buildings, structures, improvements, and remnants associated with a
significant historic event or person(s) and/or represent a historically significant style, design, or achievement.
Damage to or demolition of such resources is typically considered to be a significant impact. Impacts to
historic resources can occur through direct impacts, such as destruction or removal, and through indirect
impacts, such as a change in the setting of a historic resource. No development is proposed in areas that
currently contain known historic resources. However, during construction, unknown and/or undocumented
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historic resources may be uncovered. Impacts to historical resources were considered to be less than
significant with mitigation in the previously certified 1998 Specific Plan EIR. Mitigation for impacts to
historical resources were included as a condition of the 1998 Specific Plan project approval and would be
required as part of the previously certified EIR. No substantive changes to the disposition of impacts would
result from the proposed amendments, thus impacts would remain less than significant and no further
environmental analysis would be required in regards to historical resources.

b)  Cause a substantial adverse change in the significance of an archaeological resource pursuant to CEQA Guidelines §
15064.5¢ Determination: Less Than Significant Impact.

Discussion

Archaeological sites are locations that contain resources associated with former human activities, and may
contain such resources as human skeletal remains, waste from tool manufacture, tool concentrations, and/or
discoloration or accumulation of soil or food remains. The cultural report prepared for the previously
certified Specific Plan EIR did not identify any eligible archaeological sites within the project area. Impacts
were evaluated and considered less than significant with mitigation in the previously certified Specific Plan
EIR. Mitigation for impacts to archaeological resources were included as a condition of the 1998 Specific
Plan project approval and would be required as part of the previously certified EIR. No substantive changes
to the disposition of impacts would result from the proposed amendments, thus impacts would remain less
than significant and no further environmental analysis would be required in regards to archaeological
resources.

¢)  Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature? Determination: Less
Than Significant Impact.

Discussion

Paleontological resources are the preserved fossilized remains of plants and animals. Fossils and traces of
fossils are preserved in sedimentary rock units, particulatly fine- to medium-grained marine, lake, and stream
deposits, such as limestone, siltstone, sandstone, or shale, and in ancient soils (paleosols). They are also found
in coarse-grained sediments, such as conglomerates or coarse alluvium sediments. Fossils are rarely preserved
in igneous or metamorphic rock units. Fossils may occur throughout a sedimentary unit and, in fact, are
more likely to be preserved subsurface, where they have not been damaged or destroyed by previous ground
disturbance, amateur collecting, or natural causes such as erosion. In contrast, archaeological and historic
resources are often recognized by surface evidence of their presence.

The City of Tracy and the proposed Project Area have the potential to contain undiscovered paleontological
sites, including human remains. Implementation of the proposed Project would result in the development of
undeveloped land, and would include grading, ground removal and other disturbances. These actions could
result in a potentially significant impact to paleontological resources. At the time the 1998 Specific Plan EIR
was certified, paleontological resources were not considered in the CEQA standards of significance.
However, impacts to paleontological resources were addressed in the 2011 General Plan EIR. The General
Plan EIR outlines mitigation measures to reduce potentially significant impacts to paleontological resources
to a less than significant level. With implementation of mitigation measures outlined in the General Plan EIR,
impacts to paleontological resources associated with the proposed Specific Plan Amendment would be less
than significant. This topic will not be discussed further in the SEIR.

d)  Disturb any human remains, including those interred outside of formal cemeteries? Determination: Less Than
Significant Impact.
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