






MINUTES 
TRACY CITY PLANNING COMMISSION 

SEPTEMBER 9, 2020, 7:00 P.M. 
CITY OF TRACY COUNCIL CHAMBERS 

333 CIVIC CENTER PLAZA    
 
Due to the COVID-19 emergency, the regular meeting was conducted pursuant to the 
provisions of the Governor’s Executive Order N-29-20 which suspends certain requirements of 
the Ralph M. Brown Act.  Residents participated remotely via email, phone and WebEx during 
the meeting. 
 
CALL TO ORDER    
 
Chair Orcutt called the meeting to order at 7:01 p.m. 
 
PLEDGE OF ALLEGIANCE  
 
Chair Orcutt led the pledge of allegiance.   
 
ROLL CALL  
 
Roll Call found Commissioner Atwal, Commissioner Wood, Vice Chair Hudson, and Chair Orcutt 
present.  Commissioner Francis was absent.  Also present were: Bianca Rodriguez, Deputy City 
Attorney; Bill Dean, Assistant Development Services Director; Victoria Lombardo, Senior 
Planner; Genevieve Federighi, Assistant Planner; and Gina Peace, Executive Assistant. 
 
MINUTES 
 
Chair Orcutt introduced the Minutes from the July 8, 2020 meeting. 
 
ACTION: It was moved by Vice Chair Hudson and seconded by Commissioner Atwal to 

approve the Planning Commission meeting minutes from July 8, 2020.   
A voice vote found Chair Orcutt, Commissioner Atwal, and Vice Chair Hudson in 
favor; Commissioner Wood abstained, as he was not present at the July 8th 
meeting; passed and so ordered; 3-0-1-1. 

 
DIRECTOR’S REPORT REGARDING THIS AGENDA 
 
None. 
 
ITEMS FROM THE AUDIENCE  
 
There were no comments from the Public. 
 
1. NEW BUSINESS 

 
A. PUBLIC HEARING PUBLIC HEARING TO CONSIDER A DEVELOPMENT 

REVIEW PERMIT FOR AN EXTERIOR REMODEL OF ARBY’S RESTAURANT, 
LOCATED AT 745 W. CLOVER ROAD, ASSESSOR’S PARCEL NUMBER 214-



Planning Commission Minutes 
September 9, 2020 
Page 2 
 
 

180-18; THE APPLICANT IS HARDEEP SINGH AND THE OWNER IS FAITH 
WU; APPLICATION NUMBER D19-0038 

 
Genevieve Federighi, Assistant Planner, delivered the staff report and 
PowerPoint presentation. 

 
Chair Orcutt opened the Public Hearing at 7:13 p.m. 

 
There were no comments from the Public. 

 
Chair Orcutt closed the Public Hearing at 7:16 p.m. 

 
Commission and Staff discussion followed.  

 
ACTION: It was moved by Vice Chair Hudson and seconded by Commissioner 

Wood that the Planning Commission approve the Development Review 
Permit for an exterior remodel of Arby’s Restaurant, located at 745 W. 
Clover Road, Assessor’s Parcel Number 214-180-18, subject to 
conditions and based on findings contained in the Planning Commission 
Resolution dated September 9, 2020. 

 
A roll call vote found all in favor; passed and so ordered; 4-0-1-0.       

 
 

B. CONDUCT A SCOPING MEETING TO OBTAIN COMMENTS FROM 
PUBLIC AGENCIES OR OTHER INTERESTED PARTIES REGARDING 
ISSUES TO BE ANALYZED IN THE COSTCO DEPOT ANNEXATION 
PROJECT ENVIRONMENTAL IMPACT REPORT – APPLICATION 
NUMBERS A/P19-0001, D19-0014, and CUP19-0002 
 
Genevieve Federighi, Assistant Planner, delivered the staff report. 
 
Elise Carroll, DeNovo Planning, presented the PowerPoint presentation. 
 
There were no comments from the Public. 

 
Commission and Staff discussion followed.  No Commission action required for 
this item. 
 

 
C. CONDUCT A SCOPING SESSION TO OBTAIN COMMENTS FROM 

PUBLIC AGENCIES AND OTHER INTERESTED PARTIES 
REGARDING THE ISSUES TO BE ANALYZED IN THE TRACY 
ALLIANCE ENVIRONMENTAL IMPACT REPORT – APPLICATION 
NUMBER AP20-0003 
 
Victoria Lombardo, Senior Planner, delivered the staff report and 
PowerPoint presentation. 
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There were no comments from the Public. 
 

Commission and Staff discussion followed.  No Commission action required for 
this item. 

 
2. ITEMS FROM THE AUDIENCE  

 
There were no comments from the Public. 
 

3. DIRECTOR’S REPORT  
 
Mr. Dean expressed his appreciation for the staff members who help run these virtual 
Planning Commission meetings, namely Grace Strmiska, Andrea Pedigo, Gina Peace 
and Marcel Miranda.  
 
Mr. Dean also announced that each commissioner should have received information 
regarding his registration for this year’s virtual APA Conference, which will be held 
September 14 – September 16. 
 

4. ITEMS FROM THE COMMISSION 
 
Vice Chair Hudson expressed concern that the Tracy Hills Project has only one-way into 
the development and one-way out, and wanted assurance that the city is doing due 
diligence, as the recent fires came pretty close, just across from I-580. 
 
Mr. Dean assured that city staff has ongoing, robust dialogue regarding fire access, with 
the Tracy Hills developers and the Fire Department. 

 
  

5. ADJOURNMENT 
 
ACTION: It was moved by Chair Orcutt and seconded by Vice Chair Hudson to 

adjourn.  
 
A voice vote found all in favor; passed and so ordered; 4-0-1-0. 

 
Time: 7:59 p.m. 
 
 
 
 
       ______________________________ 
       CHAIR 
   
______________________________ 
STAFF LIAISON 
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Not to scale
Figure 5: Proposed General Plan Land Use Concept
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Figure 6: Exis�ng Ves�ng Tenta�ve Subdivision Map
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Figure 7: Proposed Ves�ng Tenta�ve Subdivision Map
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ENVIRONMENTAL EVALUATION 

This section evaluates the potential environmental effects of the proposed Project, as compared to the 
THSP SEIR, using the environmental checklist from the State CEQA Guidelines as amended. The definitions 
of the response column headings include: 

A. “Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may 
be significant after the implementation of feasible mitigation measures. The impact may warrant 
additional analysis within a Subsequent or Supplemental EIR or the Impact would be within the 
scope of analysis in the THSP SEIR and require no additional analysis to identify additional 
mitigation measures.  

B. “Less than Significant With Mitigation Incorporated” applies where the incorporation of 
mitigation measure has reduced an effect from “Potentially Significant Impact” to a “Less Than 
Significant Impact.” Mitigation measures from the THSP SEIR will be cross-referenced when 
applicable. 

C. “Less Than Significant Impact” applies where the project creates no significant impacts, only Less 
than Significant Impacts. These impacts are within the scope of Less Than Significant Impacts 
identified and evaluated within the THSP SEIR and below thresholds considered significant.  

D. “No Impact” applies where the project does not create an impact in that category.  

E. “Reviewed Under Previous Document” indicates the impact created by the proposed Project 
would be the same as that identified in the THSP SEIR for the corresponding threshold. Where 
this finding is made, both are so noted herein and the corresponding boxes are checked in the 
Environmental Checklist.  
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I . AESTHETICS 

WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

Reviewed 
Under 

Previous 
Document 

a. Have a substantial adverse effect on a scenic vista?      

b. Substantially damage scenic resources, including, but 
not limited to trees, rock outcroppings, and historic 
building along a State-designated scenic highway? 

     

c. Substantially degrade the existing visual character or 
quality of the site and its surroundings?      

d. Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the 
area? 

     

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a)  Would the Project have a substantial adverse effect on a scenic vista? 

As identified in the THSP SEIR, impacts related to scenic vistas were considered significant and 
unavoidable. Implementation of the THSP would alter the visual character and views to and from the 
2,732-acre THSP area with development (buildings, structures, lighting). The THSP SEIR concluded that 
with implementation of Mitigation Measure AES 4.1-1 in the THSP SEIR, impacts to scenic vistas would 
still remain significant and unavoidable. 

The following mitigation measure incorporated herein from the previously certified THSP SEIR is 
applicable to the proposed Project: 

Mitigation Measure AES 4.1-1: The THSP contains design guidelines and landscaping standards 
(Tracy Hills Specific Plan, pages 3-1 through 3-96) which have been implemented in the Phase 1a 
Vesting Tentative Map (Figure 3-12, Phase 1a Vesting Tentative Map), and which would be 
required on individual, site-specific developments within the THSP. These measures would ensure 
that development within the Project Area is aesthetically pleasing and is compatible with current 
development in the City of Tracy. Beyond these measures, there is no feasible mitigation. [This is 
Mitigation Measure 4.1-1 in the THSP SEIR] 

The proposed Project would result in a net increase of medium density residential units and a net decrease 
in low density residential, as compared to the THSP (See Table 1: Land Use Plan Buildout).  Although the 
proposed Project would change land use density limitations and increase development intensity in the 
project area, the conversion of undeveloped land to urbanized development would remain the same. 
Height limitations would remain the same within the project area and the overall mass and scale of 
development would be similar to that considered in the THSP SEIR. The proposed Project would have the 
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potential to create a substantial adverse impact on a scenic vista, similar to the approved THSP. With 
implementation of the above mitigation measure, the proposed Project’s impact on a scenic vista would 
remain significant and unavoidable. However, this would not be a new specific impact, nor would it 
increase the severity of the impact previously identified in the THSP SEIR and would therefore be 
consistent with the effects of implementation of the THSP.  

Threshold (b)  Would the Project substantially damage scenic resources, including, but not limited to, 
trees, rock outcroppings, and historic buildings within a State scenic highway? 

As noted in the THSP SEIR, the THSP Project Area is bisected by Interstate 580, a State designated scenic 
highway and borders Corral Hollow Road, a scenic road designated in the 1978 San Joaquin County 
General Plan. Views from I-580 to the THSP area would be directly impacted due to the adjacent 
development. As identified in the THSP SEIR, impacts related to scenic resources were considered 
significant and unavoidable. The THSP SEIR concluded that even with implementation of Mitigation 
Measure AES 4.1-2 identified in the THSP SEIR, impacts to scenic vistas would remain significant and 
unavoidable. 

The following mitigation measure incorporated herein from the previously certified THSP SEIR is 
applicable to the proposed Project: 

Mitigation Measure AES 4.1-2: The THSP contains design guidelines and landscaping standards 
(Tracy Hills Specific Plan, pages 3-1 through 3-96) which have been implemented in the Phase 1a 
Vesting Tentative Map (Figure 3-12, Phase 1a Vesting Tentative Map), and which would be 
required on individual, site specific development within the THSP. These measures would ensure 
that development within the THSP Project Area is aesthetically pleasing and is compatible with 
current development in the City of Tracy. Beyond these measures, there is no feasible mitigation. 
[This is Mitigation Measure 4.1-2 in the THSP SEIR] 

Project implementation would have the potential to impact views from the I-580. Similar to the approved 
THSP, the proposed Project would have the potential to create substantial damage to the identified scenic 
resources. Since proposed Project site is within the viewshed of Interstate 580 and Corral Hollow Road, 
which are considered as scenic routes, project development would have the potential to significantly 
impact scenic views. Although development intensity would increase slightly within the Project site, the 
addition of 66 dwelling units to the Project site would not change the overall scale and massing of the 
Project site, as compared to the THSP SEIR. Therefore, impacts would still remain significant and 
unavoidable even with implementation of the above mitigation measure. This would not be a new specific 
impact or a substantial increase in the severity of an impact that was identified in the THSP SEIR and would 
therefore be consistent with the effects of implementation of the THSP.   

Threshold (c)  Would the project substantially degrade the existing visual character or quality of the site 
and its surroundings? 

The THSP SEIR concluded that impacts related to degradation of the existing visual character or quality of 
the site and its surroundings were considered significant and unavoidable. The THSP at buildout would 
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transition primarily undeveloped rural agricultural land to a range of urban development including 
residential, office, and commercial, and industrial uses. Implementation of the THSP’s development 
standards and design guidelines, and adherence to the Tracy General Plan goals, objectives, and policies, 
would reduce impacts associated with development within the THSP Area. However, due to the size and 
scope of the THSP Area, impacts to the visual character or quality of the THSP Area would remain 
significant and unavoidable even with implementation of Mitigation Measure AES 4.1-3 identified in the 
THSP SEIR.  

The following mitigation measure incorporated herein from the previously certified THSP SEIR is 
applicable to the proposed Project: 

Mitigation Measure AES 4.1-3: The THSP contains design guidelines and landscaping standards 
(Tracy Hills Specific Plan, pages 3-1 through 3-96) which would be required on individual, site 
specific development within the THSP. These measures would ensure that development within the 
THSP Project Area is aesthetically pleasing and is compatible with current development in the City 
of Tracy. Beyond these measures, there is no feasible mitigation. [This is Mitigation Measure 4.1-
3 in the THSP SEIR] 

Similar to the approved THSP, the proposed Project would have the potential to degrade the existing 
visual character or quality of the Project site. Although the proposed Project would result in an additional 
66 dwelling units on the Project site, the overall visual character of the Project site would not be changed 
because the land uses, heights, and development designs would all be similar to those considered in the 
THSP SEIR. As such, similar to the approved THSP, the proposed Project would have the potential to 
degrade the existing visual character. With implementation of the above mitigation measure, the 
proposed Project’s impact on the existing visual character or quality of the Project site would remain 
significant and unavoidable. This would not be a new specific impact, nor would it be a substantial increase 
in the severity of the impact previously identified in the THSP SEIR and would therefore be consistent with 
the effects of implementation of the THSP. 

Threshold (d) Would the project create a new source of substantial light or glare, which would 
adversely affect day or nighttime views in the area? 

As identified in the THSP SEIR, impacts related to light and glare, which would adversely affect day or 
nighttime views in the area, were considered significant and unavoidable. Light and glare from the THSP 
Area would come primarily from vehicle headlights and windshields traveling along I-580 and Corral 
Hollow Road. Other sources of light and glare within the THSP Area would come from single-family homes 
along Lammers Road and Corral Hollow Road. THSP implementation would also introduce new sources of 
light and glare coming from new commercial, business park and residential uses. Thus, impacts in respect 
to light and glare were determined to be significant and unavoidable with implementation of Mitigation 
Measure AES 4.1-4 in the THSP SEIR.  

The following mitigation measure incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 
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Mitigation Measure AES 4.1-4: To decrease light spillage and glare to the maximum extent 
practicable, all individual developments under the THSP shall be required to: 

• Prior to final inspection or certificate of occupancy, all exterior and parking area lighting 
shall be directed downward or shielded, to prevent glare or spray of light on to public rights-
of-way or adjacent residential property, consistent with City standards. [This is Mitigation 
Measure 4.1-4 in the THSP SEIR] 

Project implementation would result in the development of more dwelling units than previously analyzed 
in the THSP SEIR, which would be considered sources of light and glare. However, the sources of light from 
these additional residential units would not be considered new light sources to the Project site, compared 
to the assumptions in the THSP SEIR, because the Project site was already considered to be developed 
with residential uses. Similar to the approved THSP, compared to existing conditions, the proposed Project 
would have the potential to create a new source or light or glare which would adversely affect day or 
nighttime views in the area. With implementation of the above mitigation measure, the proposed 
Project’s impact on light and glare would remain significant and unavoidable. This would not be a new 
specific impact or a substantial increase in the severity of an impact that was identified in the THSP SEIR 
and would therefore be consistent with the effects of implementation of the THSP.   

Cumulative Impacts 

The potential aesthetic impacts related to views, aesthetics, and light and glare are site specific. While 
impacts are minimized with implementation of mitigation measures, impacts related to aesthetics across 
the THSP Area were considered cumulatively significant and unavoidable in the previously certified THSP 
SEIR.  As identified in the THSP SEIR, the THSP would change the visual aspect of and views from, to, and 
across the THSP Area, add new development to viewsheds, bring urban development to a rural and 
agricultural area, resulting in cumulatively considerable contributions to significant impacts on scenic 
vistas, scenic resources within a State scenic highway, and visual character. The THSP SEIR concluded that 
with Mitigation Measure AES 4.1-5, impacts would remain significant and unavoidable.   

The following mitigation measure incorporated herein from the previously certified THSP SEIR is 
applicable to the proposed Project: 

Mitigation Measure AES 4.1-5: The THSP contains design guidelines and landscaping standards 
(Tracy Hills Specific Plan, pages 3-1 through 3-96) which would be required on individual, site 
specific development within the THSP. These measures would ensure that development within the 
THSP Project Area is aesthetically pleasing and is compatible with current development in the City 
of Tracy. Beyond these measures, there is no feasible mitigation. [This is Mitigation Measure 4.1-
5 in the THSP SEIR] 

As discussed above, the proposed Project would not cause a new aesthetic impact to occur, nor an 
increase in the severity of an aesthetic impact previously disclosed in the THSP SEIR, with implementation 
of the mitigation measures discussed in this section. Therefore, the proposed Project would not cause 
either a new cumulative impact to occur, nor a substantial increase in the severity of a cumulative impact 
previously disclosed.  
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II .  AGRICULTURAL AND FORESTRY RESOURCES 

WOULD THE PROJECT: 
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In determining whether impacts to agricultural resources 
are significant environmental effects, lead agencies may 
refer to the California Agricultural 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. In determining 
whether impacts to forest resources, including timberland, 
are significant environmental effects, lead agencies may 
refer to information compiled by the California 
Department of Forestry and Fire Protection regarding the 
state’s inventory of forest land, including the Forest and 
Range Assessment Project and the Forest Legacy 
Assessment project; and forest carbon measurement 
methodology provided in Forest Protocols adopted by the 
California Air Resources Board. Would the project: 

     

a. Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California 
Resources Agency, to non-agricultural use? 

     

b. Conflict with existing zoning for agricultural use, or a 
Williamson Act contract?      

c. 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 
Resources Code section 4526), or timberland zoned 
Timberland Production (as defined by Government 
Code section 51104(g))? 

     

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to non-agricultural use?  

The THSP SEIR discussed that according to the California Department of Conservation Farmland Mapping 
and Monitoring Program, the Specific Plan Area contains approximately 25 acres of Prime Farmland as 
well as 2,700 acres of other farmland. 2 The 25 acres of Prime Farmland is located along Lammers Road, 
just south of the Delta-Mendota Canal and is made up of an existing vineyard. Impacts related to 

 
2 THSP SEIR, Figure 4.2-1 
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agricultural resources within the THSP Area were previously considered in the impact analysis in the Tracy 
General Plan EIR, however, no mitigation measures were identified to reduce this impact, and the Tracy 
City Council adopted a statement of overriding considerations with respect to the anticipated loss of 
farmland. 3  

The following mitigation measure incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 

Mitigation Measure AG 4.2-1: As part of the development process for individual site-specific 
development projects, the agricultural mitigation fee adopted by the City shall be paid for each 
acre of Prime Farmland to be developed. The fees shall be collected by the City at the time building 
permits are issued for such site-specific development projects, or as otherwise required by the City. 
[This is Mitigation Measure 4.2-1 in the THSP SEIR] 

The City currently uses the Agricultural Mitigation Fee Ordinance to collect in-lieu fees for impacts from 
development on agricultural land. Impacts related to the conversion of prime farmland were considered 
significant and unavoidable in the previously certified THSP SEIR. The Project would not result in additional 
conversion of undeveloped land to urbanized development, as compared to the THSP, because the THSP 
already considered the Project site would be entirely developed. 

Further, the Project site does not contain Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance. The Project site is designated as “Grazing Land”, which is not recognized in CEQA thresholds 
of significance with respect to farmland conversion. With implementation of the above mitigation 
measure, the proposed Project’s impact on conversion of prime farmland to non-agricultural uses would 
be less than significant. This would not be a new specific impact or a substantial increase in the severity 
of an impact that was identified in the THSP SEIR and would therefore be consistent with the effects of 
implementation of the THSP. As such, no further analysis is required.  

 Threshold (b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act 
contract? 

A Williamson Act contract is formed between local governments and private landowners for the purpose 
of restricting certain parcels of land to agricultural or related open space use. The Project site is not the 
subject of a Williamson Act contract and does not contain any lands zoned for agricultural uses. Therefore, 
no conflict exists in regard to the current zoning of the Project site. As such, the proposed Project would 
not include properties zoned for agricultural use or under Williamson Act Contract, and therefore no 
impact would occur. This would not be a new specific impact or a substantial increase in the severity of 
an impact that was identified in the THSP SEIR and would therefore be consistent with the effects of 
implementation of the THSP. As such, no further analysis is required.  

 

 
3 THSP SEIR, page 4.2-9 
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Threshold (c) Involve other changes in the existing environment which, due to their location or 
nature, could result in conversion of Farmland, to non-agricultural use.  

As discussed in the previously certified THSP SEIR, full buildout of the THSP would result in conversion of 
the THSP Area to urban uses. However, the proposed land uses in the THSP Area would be incompatible 
with adjacent land uses without appropriate buffer activities from development of the THSP. Impacts 
related to other changes in the existing environment which, due to the conversion of farmland to non-
agricultural use were considered significant and unavoidable in the previously certified THSP SEIR even 
with implementation of Mitigation Measure AG 4.2-2.  

The following mitigation measure incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 

Mitigation Measure AG 4.2-2: As construction occurs along the Project Area boundary, buffers such 
as roadways, conservation easements, building setbacks, and parking areas, shall be required prior 
to occupancy of those structures, in compliance with General Plan Policy OSC-2.2 [This is Mitigation 
Measure 4.2-2 in the THSP SEIR] 

The Project site does not contain Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance. Implementation of the proposed Project would result in transition of primarily undeveloped 
grazing land to development of residential uses within the Project site. Given that no Important Farmland 
exists on the Project site, Project implementation would not result in conversion of farmland to non-
agricultural uses and impacts would be less than significant. This would not be a new specific impact or a 
substantial increase in the severity of an impact that was identified in the THSP SEIR and would therefore 
be consistent with the effects of implementation of the THSP. 

Cumulative Impacts 
As discussed above, the proposed Project would cause neither a new impact to occur, nor an increase in 
the severity of an impact previously disclosed. Amendment-related impacts are consistent with the 
environmental effects previously identified in the certified THSP SEIR.  
The following mitigation measure incorporated herein from the previously certified THSP SEIR is 
applicable to the proposed Project: 

Mitigation Measure AG 4.2-3: As part of the development process for individual site-specific 
development projects, the agricultural mitigation fee adopted by the City shall be paid for each 
acre of Prime Farmland to be developed. The fees shall be collected by the City at the time building 
permits are issued for such site-specific development projects, or as otherwise required by the City.  
[This is Mitigation Measure 4.2-3 in the THSP SEIR] 

As discussed above, the proposed Project would not cause a new agricultural impact to occur, nor a 
substantial increase in the severity of an agricultural impact previously disclosed in the THSP SEIR, with 
implementation of the mitigation measures discussed in this section. Therefore, the proposed Project 
would not cause either a new cumulative impact to occur, nor an increase in the severity of a cumulative 
impact previously disclosed. 
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I I I . AIR QUALITY 
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Where available, the significance criteria established 
by the applicable air quality management or air 
pollution control district may be relied upon to make 
the following determinations. Would the project: 

     

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

     

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

     

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

     

d. Expose sensitive receptors to substantial pollutant 
concentrations?      

e. Create objectionable odors affecting a substantial 
number of people? 

     

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Would the project conflict with or obstruct implementation of the applicable air quality 
plan? 

The proposed 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 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. 

Emissions from the construction and operational phase of the proposed Project were included as part of 
the emissions estimate for buildout conditions of the Specific Plan Area as evaluated in the previously 
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certified THSP SEIR. The THSP SEIR found that buildout would generate a substantial increase in (both 
construction and operational-related) criteria air pollutants that would exceed the SJVACPD’s significance 
thresholds. As discussed in the THSP SEIR buildout of the THSP would result in exceedances of the SJVAPCD 
thresholds for criteria pollutants including inconsistencies with the 2013 Ozone Plan and the 2012 PM2.5 
Plan in this regard.  

The following mitigation measures incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 

Mitigation Measure AQ 4.3-1a: Prior to the issuance of any grading permit the City Engineer and 
the Chief Building Official shall confirm that the Grading Plan, Building Plans, and specifications 
stipulate that, in compliance with SJVAPCD Regulation VIII, excessive fugitive dust emissions shall 
be controlled by regular watering or other dust prevention measures. Implementation of the 
following measures would reduce short-term fugitive dust impacts on nearby sensitive receptors: 

• All disturbed areas, including storage piles, which are not being actively utilized for 
construction purposes, shall be effectively stabilized of dust emissions using water, chemical 
stabilizer/suppressant, covered with a tarp or other suitable cover or vegetative ground cover; 

• All on-site unpaved roads and off-site unpaved access roads shall be effectively stabilized of 
dust emissions using water or chemical stabilizer/suppressant; 

• All land clearing, grubbing, scraping, excavation, land leveling, grading, cut and fill, and 
demolition activities shall be effectively controlled of fugitive dust emissions utilizing 
application of water or by presoaking; 

• When materials are transported off-site, all material shall be covered, or effectively wetted to 
limit visible dust emissions, and at least six inches of freeboard space from the top of the 
container shall be maintained; 

• All operations shall limit or expeditiously remove the accumulation of mud or dirt from 
adjacent public streets at the end of each workday. (The use of dry rotary brushes is expressly 
prohibited except where preceded or accompanied by sufficient wetting to limit the visible 
dust emissions.) (Use of blower devices is expressly forbidden.); 

• Following the addition of materials to, or the removal of materials from, the surface of outdoor 
storage piles, said piles shall be effectively stabilized of fugitive dust emissions utilizing 
sufficient water or chemical stabilizer/suppressant; 

• Within urban areas, trackout shall be immediately removed when it extends 50 or more feet 
from the site and at the end of each workday; 

• Any site with 150 or more vehicle trips per day shall prevent carryout and trackout; 

• Limit traffic speeds on unpaved roads to 15 mph; 
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• Install sandbags or other erosion control measures to prevent silt run-off to public roadways 
from sites with a slope greater than one percent; 

• Install wheel washers for all exiting trucks, or wash off all trucks and equipment leaving the 
THSP Project Area; and 

• Fugitive dust emanating from the Project site shall not exceed 20 percent opacity, per SJVAPCD 
Regulation VIII. 

• Applicant shall consult with the County Public Health Services Department or California 
Department of Public Health to develop a Valley Fever Dust Management Plan that addresses 
Valley Fever exposure. The Plan shall be provided to the City and shall include a program to 
evaluate the potential for exposure to Valley Fever from construction activities and to identify 
appropriate dust management and safety procedures that shall be implemented, as needed, 
to minimize personnel and public exposure to potential Valley Fever- containing dust. [This is 
Mitigation Measure 4.3-1a in the THSP SEIR] 

Mitigation Measure AQ 4.3-1b: The following measures shall be implemented during 
construction to reduce NOX related emissions. They shall be included in the Grading Plan, Building 
Plans, and contract specifications. Contract specification language shall be reviewed by the City 
prior to issuance of a grading permit. 

• Use of construction equipment rated by the United States Environmental Protection Agency 
(EPA) as having Tier 3 or higher exhaust emission limits for equipment over 50 horsepower 
that are onsite for more than 5 days, if available and feasible. Tier 3 engines between 50 and 
750 horsepower are available for 2006 to 2008 model years. After January 1, 2015, encourage 
the use of equipment over 50 horsepower that are on-site for more than 5 days to meet the 
Tier 4 standards, if available and feasible. A list of construction equipment by type and model 
year shall be maintained by the construction contractor onsite, which shall be available for 
City review upon request. 

• Use of alternative-fueled or catalyst-equipped diesel construction equipment, if available and 
feasible; and 

• Clearly posted signs that require operators of trucks and construction equipment to minimize 
idling time (e.g., 5-minute maximum). 

• Properly and routinely maintain all construction equipment, as recommended by 
manufacturer’s manuals, to control exhaust emissions. 

• Use electric equipment for construction whenever possible in lieu of fossil fuel-fired 
equipment. [This is Mitigation Measure 4.3-1b in the THSP SEIR] 

Mitigation Measure AQ 4.3-1c:  Prior to the issuance of any grading permit, the City shall confirm 
that the Project complies with the SJVAPCD Rule 9510, Indirect Source (ISR). If feasible measures 
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are not available to meet the emissions reductions targets outlined in Rule 9510, then Project 
applicants shall pay an in-lieu mitigation fee to the SJVAPCD to offset the Project’s emissions-
related impacts, or coordinate with the SJVAPCD to implement a Voluntary Emission Reduction 
Agreement (VERA). If in-lieu fees are required, Project applicants shall coordinate with the 
SJVAPCD to calculate the amount of the fees required to offset the Project’s impacts. The applicant 
shall document, to the City’s reasonable satisfaction, its compliance with this mitigation measure. 
[This is Mitigation Measure 4.3-1c in the THSP SEIR] 

Mitigation Measure AQ 4.3-2: Prior to issuance of building permits, each applicant for individual 
site specific developments under the THSP shall demonstrate compliance with SJVAPCD Rule 9510, 
Indirect Source Review (ISR) or implementation of a Voluntary Emission Reduction Agreement 
(VERA). Project applicants shall coordinate with the SJVAPCD to ensure that the Project meets the 
requirements of SJVAPCD Rule 9510 or implements a VERA. If feasible reduction measures are not 
available to meet the emissions reductions targets as established by the SJVAPCD, then Project 
Applicants shall pay an in-lieu mitigation fee to the SJVAPCD to offset the Project’s emissions-
related impacts. If in-lieu fees are required, Project Applicants shall coordinate with the SJVAPCD 
to calculate the amount of the fees required to offset the Project’s impacts. [This is Mitigation 
Measure 4.3-2 in the THSP SEIR] 

Mitigation Measure AQ 4.3-4b: New sensitive land uses including residential, hospital, medical 
offices, and day care facilities shall not be located closer than 1,000 feet from any existing or 
proposed distribution center/warehouse facility which generates a minimum of 100 truck trips per 
day, or 40 truck trips with transport refrigeration units (TRUs) per day, or TRU operations 
exceeding 300 hours per week, pursuant to the recommendations set forth in the CARB Air Quality 
and Land Use Handbook. If new sensitive land uses cannot meet this setback, they shall be 
designed and conditioned to include mechanical ventilation systems with fresh air filtration. For 
operable windows or other sources of ambient air filtration, installation of a central heating, 
ventilation, and air conditioning (HVAC) system that includes high efficiency filters for particulates 
(Minimum Efficiency Reporting Value [MERV] 13 or higher) or other similarly effective systems 
shall be required. [This is Mitigation Measure 4.3-4b in the THSP SEIR] 

Therefore, buildout of the THSP Area would be inconsistent with the SJVAPCD’s air quality plans and 
impacts were considered significant and unavoidable within the THSP SEIR. Mitigation Measures AQ 4.3-
1a through 4.3-1c, 4.3-2 and 4.3-4b from the certified THSP SEIR are applicable to the proposed Project 
and would be expected to reduce the severity of the significant and unavoidable impact.  However, even 
with mitigation incorporated, impacts would remain significant and unavoidable.  

The boundaries of the proposed Project site would not extend beyond those analyzed in the THSP SEIR. 
Project implementation would result in an increase of development intensity with a net increase of 66 
dwelling units, as compared to the previously approved THSP. Although the proposed Project would 
change land use density limitations and increase development intensity, the additional 66 dwelling units 
would be consistent with analysis in the THSP SEIR.  
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The net increase of medium density residential units would result in a proportional increase in vehicle 
trips. According to the Traffic Study for Phase 1A Village 7C (July 2020) the Project would result in a net 
increase of 36 vehicle trips in the a.m. peak hour and a net increase of 70 vehicle trips in the p.m. peak 
hour, compared to what was previously analyzed in the THSP SEIR. While the proposed Project would 
increase development density within the Project area, associated impacts with regards to peak hour 
vehicle trips would represent a minor portion of total THSP vehicle trips. Therefore, the impact relative to 
an applicable air quality plan would be similar to what was identified in the THSP SEIR and no new impact 
or a substantial increase in the severity of a previously identified impact would occur.   

Threshold (b) Would the project violate any air quality standard or contribute substantially to an 
existing or projected air quality violation? 

Construction 

Construction emissions for buildout of the THSP were estimated in the previously certified THSP SEIR using 
the California Emissions Estimator Model (CalEEMod). Based on the THSP SEIR, buildout of the THSP would 
result in construction emissions that would exceed SJVAPCD’s 10 tons per year threshold for reactive 
organic gases (ROG) and nitrogen oxides (NOx). The THSP found during construction emissions would be 
significant and unavoidable after implementation of Mitigation Measures AQ 4.3-1a through 4.3-1c, in the 
THSP SEIR.  

Construction impacts from the proposed Project would be considered significant and unavoidable. The 
additional 66 dwelling units would be consistent with analysis in the THSP SEIR and the conversion of 
undeveloped land to urbanized development would remain the same. While Project implementation 
would nominally increase the amount of impervious surfaces throughout the Project site due to an 
increase in development density, the construction equipment used and phasing for the proposed Project 
would be roughly similar to the THSP SEIR. The proposed Project’s impact relative to construction air 
emissions would be similar to those identified in the THSP SEIR. No new impact or a substantial increase 
in the severity of a previously identified impact would occur. Mitigation from the certified THSP SEIR is 
applicable to the proposed Project that would reduce the severity of the significant and unavoidable 
impact. However, even with mitigation incorporated, impacts would remain significant and unavoidable 
but would not be greater than the impact analyzed in THSP EIR.   

Operations 

Long-term operational emissions would be generated from the day-to-day operations of the buildout of 
the THSP. Operational emissions for land use development projects are typically distinguished as mobile, 
energy, and area sources of emissions. Operational emissions for buildout of the THSP were estimated 
using CalEEMod and analyzed in the THSP SEIR. According to the THSP SEIR, buildout of the THSP Area 
would result in operational emission in exceedance of SJVAPCD thresholds for ROG, NOX, carbon 
monoxide (CO), and particulate matter with a diameter smaller than 10 microns (PM10) and smaller than 
2.5 microns (PM2.5). The Tracy Hills Phase 1A Village 7C Traffic Study (July, 2020) found that the proposed 
Project would result in a net increase of 36 a.m. peak hour trips and net increase of 70 p.m. peak hour 
trips compared to the THSP. As discussed in Threshold (a) the Project proposes land uses that are more 
intense than those analyzed in the THSP and would generate proportionally more operational emissions. 
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The proposed Project would comply with Mitigation Measure 4.3-2 (in the THSP SEIR) that would reduce 
the severity of this impact to the maximum extent feasible. However, impacts would remain significant 
and unavoidable. Additional environmental review is not required since this impact was addressed and is 
consistent with the effects of implementation of the THSP. 

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

The proposed Project is located within a region classified as nonattainment for ozone, PM10, and PM2.5.  
Buildout of the Specific Plan Area would generate emissions of ROG, PM10, and NOX during construction 
and operation that would be above the SJVACPD’s regional thresholds of significance. According to the 
findings in the THSP SEIR, the impact relative to ROG, CO, PM2.5, PM10 and NOx is considered potentially 
significant. This was identified as a significant and unavoidable impact within the THSP SEIR.   

Similar to the THSP, the proposed Project would contribute to these overall emissions. However, the 
proposed Project would allow for development of additional dwelling units, as compared to the THSP 
SEIR. Therefore, as discussed in Threshold (a) and (b) above construction and operational air quality 
impacts would be proportionally greater as comparted to the THSP SEIR. Mitigation Measures AQ 4.3-1a 
through 4.3-1c, 4.3-2 and 4.3-4b from the THSP SEIR would be applicable to the proposed Project and 
would reduce the severity of the impact. This would not be a new specific impact or a substantial increase 
in the severity of an impact that was identified in the THSP SEIR and would therefore be consistent with 
the effects of implementation of the THSP.   

Threshold (d) Would the project expose sensitive receptors to substantial pollutant concentrations? 

The CEQA Guidelines indicate that a potentially significant impact could occur if the proposed Project 
would expose sensitive receptors to substantial pollutant concentrations. Exposure of toxic air 
contaminants was assessed in the previously certified THSP SEIR by evaluating diesel particulate matter 
(DPM) emissions on nearby sensitive receptors. A Health Risk Assessment (HRA) and addendum were 
prepared for the previously certified THSP SEIR. The HRA addressed the potential contribution of public 
exposure to DPM by locating sensitive receptors within 500 feet of I-580 (a generator of toxic air 
contaminants). The HRA determined that proposed Project operations would not exceed the 10 cases per 
million that is considered significant by the SJVAPCD and CARB. The proposed Project site is located 1,100 
feet from I-580 and outside of CARB’s 500-foot buffer. Therefore, the Project would not increase risk 
hazards from freeway exposure. Under the same combined scenario, cancer risk at sensitive receptors 
adjacent to the THSP Area would have risk up to 4.61 new cases per million persons (in nine-year 
exposure) and would not exceed the SJVAPCD significance threshold. The HRA determined that the 30- 
and 70-year exposure periods would exceed SJVAPCD significance thresholds for cancer risk. However, 
with project design features including Minimum Efficiency Reporting Value (MERV) 13 (or equivalent air 
filtration system), all three exposure periods would not exceed the significance threshold. 

Impacts associated with the Specific Plan related to criteria pollutant emissions during construction were 
identified as significant and unavoidable within the THSP SEIR. The proposed Project would result in a net 
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increase of medium density residential units and a net decrease in low density residential, as compared 
to the THSP. Although the proposed Project would change land use density limitations and increase 
development intensity in the Project area, the conversion of undeveloped land to urbanized development 
would remain consistent with the THSP SEIR. The Project proposes land uses that are nominally more 
intense than those analyzed in the THSP SEIR and the impact relative to exposure of toxic air contaminants 
would be similar to that identified in the THSP SEIR. Consistent with the THSP SEIR, with mitigation 
incorporated (Mitigation Measure AQ 4.3-4b), the resulting impact from the proposed Project would be 
less than significant. No new impact or a substantial increase in the severity of a previously identified 
impact in the certified THSP SEIR would occur as a result of the proposed Project.   

The primary mobile-source pollutant of localized concern is carbon monoxide (CO). Localized CO 
concentrations near roadway intersections are a function of traffic volumes, speed, and delay.  Under 
specific metrological conditions, CO concentrations near roadways and/or intersections may reach 
unhealthy levels with respect to sensitive receptors, often referred to as a “CO hotspot”. CO hotspots are 
high, localized CO concentrations and are generally caused by congested intersections with a large volume 
of traffic.  

CO hot spot modeling was performed for the THSP SEIR.  As shown in Table 4.3-10 in the THSP SEIR, the 
nine highest volume intersections in the Specific Plan Area under full buildout would be well below the 
established standard for CO.  As discussed above, the proposed land uses would result in a minor increase 
in operational intensity (including increased development density and additional peak hour vehicle trips) 
compared to those analyzed in the THSP SEIR. However, this increase would represent a minor change to 
impacts analyzed in the THSP SEIR. Therefore, the impact of the proposed Project related to ambient air 
quality CO concentrations would be less than significant.  This would not be a new specific impact or a 
substantial increase in the severity of an impact that was identified in the THSP SEIR and would therefore 
be consistent with the effects of implementation of the THSP and no further analysis is required.   

Threshold (e) Would the project create objectionable odors affecting a substantial number of people? 

The THSP SEIR found impacts associated with odors to be considered less than significant. SJVAPCD has 
identified a list of common types of facilities that have been known to produce odors in the Basin along 
with a reasonable distance from the source within which, the degree of odors could be significant. These 
land uses include the following: wastewater treatment facilities, sanitary landfills, transfer stations, 
composting facilities, petroleum refinery, asphalt batch plant, chemical manufacturing, fiberglass 
manufacturing, painting/coating operations, food processing facilities, feed lot/dairies and rendering 
plants. The proposed Project does not propose to include any odor inducing uses on the site.  The 
proposed Project would not be a source of objectionable odors; therefore, no impact would occur. This 
would not be a new specific impact or a substantial increase in the severity of an impact that was identified 
in the THSP SEIR and would therefore be consistent with the effects of implementation of the THSP and 
no further analysis is required.   
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Cumulative Impacts 

A project that has a significant impact on air quality with regard to emissions of PM10, PM2.5, NOX and/or 
ROGs as determined above would have a significant cumulative effect. In the event direct impacts from a 
project are less than significant, a project may still have a cumulatively considerable impact on air quality 
if the emissions from the project, in combination with the emissions from other proposed, or reasonably 
foreseeable future projects are in excess of screening levels identified above, and the project’s 
contribution accounts for more than an insignificant proportion of the cumulative total emissions. With 
regard to past and present projects, the background ambient air quality, as measured at the monitoring 
stations maintained and operated by the SJVAPCD, reflects the concentrations of pollutants from existing 
sources. Past and present project impacts are therefore included in the background ambient air quality 
data.  

The proposed Project would contribute to cumulative impacts from construction and operational 
emissions since regional thresholds are exceeded for buildout of the THSP Area. The THSP SEIR found full 
buildout of the Project would exceed SJVAPCD threshold for ROG, NOx, CO, PM10, and PM2.5. The proposed 
Project would not contribute to cumulative health risk effects since background excess cancer risks are 
below the threshold of 10 in a million. Cumulative impacts to health risks were identified in the previously 
certified THSP SEIR.  

As discussed above, the proposed Project would not cause a new air quality impact to occur, nor an 
increase in the severity of an air quality impact previously disclosed in the THSP SEIR, with implementation 
of the mitigation measures discussed in this section. The proposed Project would slightly increase 
development intensity as compared to the THSP, however, Mitigation Measures AQ 4.3-1a through 4.3-
1c, 4.3-2 and 4.3-4b from the certified THSP SEIR are applicable to the proposed Project and would be 
expected to reduce the severity of the significant and unavoidable impact, although not to a less than 
significant level. Therefore, air quality impacts would not be greater than those previously analyzed. The 
proposed Project would not cause either a new cumulative impact to occur, nor a substantial increase in 
the severity of a cumulative impact previously disclosed.   
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I V.  BIOLOGICAL RESOURCES 

WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact No Impact 

Reviewed 
Under 

Previous 
Document 

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

     

b. Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, 
regulations or by the California Department of Fish 
and Game or US Fish and Wildlife Service? 

     

c. 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? 

     

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? 

     

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

     

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

     

 

  



7C Village Project 

 

Initial Study for Tracy Hills Village 7C Project  September 2020 
City of Tracy Page–35 
 

RESPONSES TO CHECKLIST QUESTIONS 

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

Special Status Species (Plant species, Animal Species, Nesting Birds) 

Plants 

As determined in the THSP SEIR, no suitable habitat was found in the THSP Area that would support any 
candidate, sensitive, or special status plant species. Therefore, implementation of the THSP would result 
in a less than significant impact on sensitive plant species. Nonetheless, implementation of Mitigation 
Measure BIO 4.4-1b in the THSP SEIR was recommended to ensure impacts related to special status plant 
species remain less than significant. 

Wildlife Species 

As determined in the THSP SEIR, no federally or state listed species have ever been documented in the 
THSP Area or areas adjacent to the THSP Area, including a 3,500 acre preserve. The California Red Legged 
Frog (CRLF) was documented off of the THSP in the Corral Hollow Creek area, which is located in the 
adjacent 3,500-acre preserve area and has been designated as critical habitat for the CRLF by the USFWS. 
The THSP SEIR determined that all areas of the THSP that could potentially support the CRLF are outside 
the THSP’s development footprint. The THSP SEIR also determined that the THSP could potentially support 
Burrowing Owl, Swainson’s Hawk, Northern Harrier, Loggerhead Shrike, American Badger, San Joaquin 
Whipsnake, Prairie falcon, and Coast Horned Lizard. However, even though some of these species have 
been spotted on the THSP Area in a limited quantity, the lack of quality habitat on the THSP Area for these 
species was found to be less than significant. No other listed, sensitive or special status wildlife species 
are known to occur on the THSP, and no suitable habitat was found on the THSP to support other listed, 
sensitive or special status wildlife species. To ensure that the THSP’s impacts on wildlife species remain 
less than significant, mitigation measures (Mitigation Measures BIO 4.4-1a, 4.4-1e, 4.4-1h, 4.4-1i, 4.4-1j, 
4.4-1k, 4.4-1l, and 4.4-lo) in the THSP SEIR and avoidance measures were implemented. 

The following mitigation measures incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 

Mitigation Measure BIO 4.4-1a: Construction operations will be overseen by an appropriately 
credentialed biologist (biological monitor), and the Project will implement a worker environmental 
awareness training program to reduce the Project’s potential adverse effects to special status 
species. This measure is specific to Areas A, B and C of the Project. [This is Mitigation Measure 4.4-
1a in the THSP SEIR] 
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Mitigation Measure BIO 4.4-1b: Prior to commencement of ground disturbing activities in any 
areas of potentially suitable habitat to support special status plant species, pre-activity clearance 
surveys shall be initiated by a qualified botanist.  This measure is specific to Area A, B and C.  

• Surveys shall be floristic in nature and timed during appropriate blooming periods.  

• Surveys shall target those locales within the Project Site of direct and indirect effects. The results 
of these surveys shall be submitted to CDFW and USFWS for review.  

• In the event special-status plant species are detected within portions of the Project Site proposed 
for development, individual plant(s) or populations shall plant be avoided whenever possible by 
delineation and observing a no disturbance buffer of at least 50 feet from the outer edge of the 
plant population(s) or specific habitat type(s) required by special-status plant species.   

• If buffers cannot be maintained, then consultation with CDFW and USFWS is warranted to 
determine appropriate minimization measures for impacts to special-status plant species. [This is 
Mitigation Measure 4.4-1b in the THSP SEIR] 

Mitigation Measure BIO 4.4-1c: Prior to commencement of ground disturbing activities in any 
areas of potentially suitable habitat to support San Joaquin Kit Fox, no less than sixty (60) days 
prior to any ground disturbing activities or grading, pre-construction clearance surveys shall be 
initialed by a qualified biologist to reinforce negative findings (the continued absence of SJKF) on 
the Project Site with substantial evidence.  A second SJKF survey shall be conducted no more than 
thirty (30) days prior to the onset of construction or ground disturbing activities.  If SJKF are 
detected within portions of the Project Site proposed for development, the developer shall 
immediately contact the USFWS telephonically and in writing, and following consultation with the 
USFWS, avoidance and minimization measures specific to SJKF will be incorporated into the Project 
as described in the USFWS "Standard Recommendations for Protection of the San Joaquin Kit Fox 
Prior to or During Ground Disturbing Activities (1999)" and the USFWS "San Joaquin Kit Fox Habitat 
Evaluation Forms (2001)" to reduce impacts to this species to a less than significant level.  These 
SJKF avoidance and minimization measures shall include the following: 

1.   No later than forty five (45) days prior to any ground disturbing activities or grading, the developer 
shall contact a qualified biologist holding proper permits and provide approval to that biologist to 
relocate known SJKF located on site to the 3,500 acre open space preserve or another relocation 
preserve approved by the USFWS or covered by the SJMSCP.   

2.    No later than fourteen (14) days prior to any ground disturbing activities or grading, all known 
dens shall be monitored for at least three (3) consecutive days to ensure that SJKF dens, to the 
extent they exist on the Project Site, are unoccupied prior to den excavation.  

3.    The relocation of SJKF would require an ITP per Section 2081 of the Fish and Game Code. If SJKF 
individuals or dens are discovered, all work within Area C in the vicinity of the discovery shall halt 
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and not continue until CDFW has been consulted and appropriate authorization obtained. [This is 
Mitigation Measure 4.4-1c in the THSP SEIR] 

Mitigation Measure BIO 4.4-1d: During construction, temporary disturbances and Project-related 
vehicle traffic will be restricted to established roads, construction areas, and other designated 
lands. Also, during construction: 

1.  Project-related construction vehicles will observe a daytime speed limit of 20-mph, except on 
County roads and State and Federal highways.  

2.   Night-time construction will be minimized to the greatest extent feasible. However, if it does occur, 
then the speed limit will be reduced to 10-mph. 

3.   Project-related, non-ranch operations off-road traffic outside of designated Project areas that are 
undergoing construction will be prohibited. 

4.   To prevent inadvertent entrapment of small mammals, including SJKF, during construction, 
excavated, steep-walled holes or trenches more than 2-feet deep will be covered at the close of 
each working day by plywood or similar materials. Each excavation shall contain at least one ramp, 
with long trenches at least one ramp shall be placed every .25 mile.  Slope of ramps shall be now 
steeper than 1:1. If the trenches cannot be closed, one or more escape ramps constructed of 
earthen-fill or wooden planks will be installed. Before such holes or trenches are filled, they will be 
thoroughly inspected for trapped wildlife. If at any time a trapped or injured SJKF is discovered, 
the USFWS and the CDFW will be contacted immediately to attempt to relocate and/or collar the 
SJKF.  Escape ramps shall also be installed immediately to allow trapped animals to escape. 

5.   Construction pipes, culverts, or similar structures with a diameter of 4-inches or greater that are 
stored within Project limits for one or more overnight periods will be thoroughly inspected for any 
SJKF before the pipe is subsequently buried, capped, or otherwise used or moved. If a kit fox is 
discovered inside a pipe, that section of pipe should not be moved until the USFWS and CDFW has 
been consulted. If necessary, and under the direct supervision of a biologist, the pipe may be 
moved only once to remove it from the path of construction activity, until the fox has escaped. 

6.   All food, garbage in plastic shall be disposed of in closed containers and regularly removed from 
the site to minimize attracting SJKF and other sensitive species to the site. 

7.   Use of rodenticides and herbicides within Project limits will be restricted.  Uses of such compounds 
will observe label and other restrictions mandated by the U.S. Environmental Protection Agency, 
California Department of Food and Agriculture, and other State and Federal legislation, as well as 
additional project-related restrictions deemed necessary by the USFWS and CDFW.  If rodent 
control must be conducted, zinc phosphide or an equivalent material will be used because of a 
lower adverse health risk to kit fox. 

8.   No dogs, cats or other animals shall be permitted on the Project Site. 
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9.   Developer shall provide a sensitive species identification and avoidance education program for all 
construction employees that consists of a consultation in which persons knowledgeable in kit fox 
biology and legislative protection to explain endangered species protocols, habitat needs and the 
measures and conditions of approval being taken to reduce impacts to the species during project 
construction and implementation.  A fact sheet conveying this information shall be prepared for 
distribution to all contractors, their employees, and any and all other personnel who are working 
on the construction site.  [This is Mitigation Measure 4.4-1d in the THSP SEIR] 

Mitigation Measure BIO 4.4-1e: Prior to commencement of ground disturbing activities in all 
areas of potentially suitable habitat to support Swainson's hawk, pre-activity clearance surveys 
shall be initialed by a qualified biologist to reinforce positive or negative findings with substantial 
evidence. If Swainson's hawk is detected within portions of the Project Site proposed for 
development, then avoidance and minimization measures specific to Swainson's hawk will be 
incorporated into the Project as described in the CDFW "Staff Report on Mitigation for Impacts to 
Swainson's Hawk (2012)" to reduce impacts to Swainson's hawk to less-than significant.  This 
measure is applicable to Areas A, B and C of the Project. 

1.   If an active nest site is found, the Project will allow sufficient foraging and fledging area to 
maintain the nest. 

2.   The Project will not remove historic or known Swainson’s hawk nest trees unless avoidance 
measures are determined to be infeasible. Removal of such trees should occur only during the 
timeframe of October 1 and the last day in February. [This is Mitigation Measure 4.4-1e in the 
THSP SEIR] 

Mitigation Measure BIO 4.4-1f: Prior to commencement of ground disturbing activities in all 
areas of potentially suitable habitat to support California Tiger Salamander (CTS), pre-activity 
clearance surveys shall be initialed by a qualified biologist in accordance with published guidelines 
and protocols. Survey methods shall be derived from published protocols, and to reinforce positive 
or negative findings with substantial evidence.  If CTS individuals or eggs are discovered, all work 
within the vicinity of the discovery shall halt and not continue until CDFW has been consulted and 
appropriate authorization obtained. This measure is specific to Areas A, B and C of the Project. 

1.   Temporary construction disturbances to CTS habitat will be minimized to the extent practicable. 
All Project-related vehicle traffic will be restricted to established roads, and construction areas.  

2.   A qualified biologist will be on site during all activities that may result in the take of CTS. The 
biologist will be given the authority to stop any work that may result in the take of this listed 
species. 

3.   The biologist will be responsible for ensuring that the exclusion fence installed around occupied 
CTS habitat inspected before the start of each day and remains intact until project construction is 
complete.  
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4.   Plastic monofilament netting (erosion control matting) or similar material will not be used for 
erosion control or other purposes around occupied CTS habitat because CTS may become 
entangled or trapped in it. Acceptable substitutes include coconut coir matting or tackified 
hydroseeding. 

5.   The project proponent or its contractor will implement BMPs to prevent sediment from entering 
suitable CTS habitat through the use of silt fencing and sterile hay bales. 

6.   A worker training program that includes the CTS will be conducted for construction personnel 
before groundbreaking at individual redevelopment project sites. 

7.   A speed limit of 20 (mph) will be observed within construction areas, particularly on rainy nights 
when CTS are most likely to be moving between their breeding ponds and upland habitat. To the 
extent possible, nighttime construction will be minimized. Off-road traffic outside designated 
construction areas will be prohibited.  

8.   To prevent entrapment of CTS during construction, any trenches, holes, or other excavations into 
which CTS could fall and become trapped will be covered. The opening will be completely covered 
at the end of each workday.  [This is Mitigation Measure 4.4-1f in the THSP SEIR] 

Mitigation Measure BIO 4.4-1g: Prior to commencement of ground disturbing activities in all 
areas of potentially suitable habitat to support California red-legged frog (CRLF), pre-activity 
clearance surveys shall be initialed by a qualified biologist to reinforce positive or negative findings 
with substantial evidence.  This measure is specific to Areas B and C of the Project. 

1.  Survey will occur during the wet season (generally October 15 to April 15), no more than 48 hours 
before new ground disturbance. 

2.   A worker training program that includes the CRLF will be conducted for construction personnel 
before groundbreaking at individual redevelopment project sites. 

3.   If a CRLF is found, the construction supervisor shall halt work immediately within a buffer area of 
50 feet of any discovered CRLF.  The construction supervisor will also contact the project biologist 
and will suspend all construction activities in the immediate construction zone (50-foot radius) 
until the animal leaves the site voluntarily or is removed by the biologist to a release site using 
USFWS-approved transportation techniques.  

4.   To prevent entrapment of CRLF during construction, any trenches, holes, or other excavations into 
which CRLF could fall and become trapped will be covered. The opening will be completely covered 
at the end of each workday. [This is Mitigation Measure 4.4-1g in the THSP SEIR] 

Mitigation Measure BIO 4.4-1h: All applicants who conduct Projects within Areas A and B of the 
Project Site shall adhere to the terms of the SJMSCP.  Participation in the SJMSCP includes 
compliance with all incidental take measures as required in the SJMSCP, including but not limited 
to preconstruction surveys to determine presence for special status flora and fauna.  
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Notwithstanding this biological resource section’s less than significant impact conclusions, if 
required by applicable law, projects being implemented within Area C shall voluntarily secure 
Section 7 and/or Section 10 permits in consultation with the appropriate wildlife agencies.  [This 
is Mitigation Measure 4.4-1h in the THSP SEIR] 

Mitigation Measure BIO 4.4-1i: Pre-construction surveys shall include a survey for burrowing owl 
and raptor nests, which will be conducted prior to grading. Pre-construction surveys for burrowing 
owl will be conducted weekly, beginning no later than thirty (30) days and ending no earlier than 
three (3) days prior to the commencement of disturbance.  If burrowing owls are found during the 
pre-construction survey, then replacement burrows and habitat shall be provided prior to the 
commencement of construction within the 3,500 acre preserve area. The Project applicant shall 
provide artificial replacement burrows in the event that owls are detected, either as wintering or 
breeding within Project boundaries.   

Construction activities associated with project features that occur within portions of the Project 
Site containing occupied or suitable habitat for the burrowing owl and raptor nests shall be 
restricted to periods outside the breeding season for this species.  The breeding season for 
burrowing owl runs from February 15 through August 31. 

If construction or operation activities occur during the breeding season for burrowing owls, surveys 
are required prior to such construction to determine the presence or absence of this species within 
the impact area.  Focused surveys shall be conducted under CDFW and Burrowing Owl Consortium 
protocol by a qualified biologist from February 15 to August 31.  If this species is determined to 
occupy any portion of the Project Site, consultation with the CDFW and USFWS is required and no 
construction activity shall take place within 500 feet of an active nest/burrow until it has been 
determined that the nest/burrow is no longer active, and all juveniles have fledged the 
nest/burrow.  No disturbance to active burrows shall occur without appropriate permitting 
through the SJMSCP or CDFW. 

If active burrows are detected outside the breeding season, passive and/or active relocation may 
be approved following consultation with the CDFW and USFWS.  The installation of one-way doors 
may be installed as part of a passive relocation program.  Wintering individuals may be evicted 
with the use of exclusion devices followed by a period of seven days to ensure that animals have 
left their burrows.  Burrowing owl burrows shall be excavated with hand tools by a qualified 
biologist when determined to be unoccupied, and backfilled to ensure that animals do not reenter. 
[This is Mitigation Measure 4.4-1i in the THSP SEIR] 

Mitigation Measure BIO 4.4-1j: To avoid the potential for disturbance of nesting birds on or near 
the Project Site, schedule the initiation of any vegetation removal and grading for the period of 
September 1 through February 15. If construction work cannot be scheduled during this period, a 
qualified biologist shall conduct pre-construction surveys for nesting birds according to the 
following guidelines: 
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1.   The preconstruction surveys shall be conducted by the qualified biologist no later than 14 days 
prior to the start of vegetation removal or initiating project grading. 

2.   If birds protected under the Migratory Bird Treaty Act are found nesting, then appropriate 
construction buffers shall be established to avoid disturbance of the nests until such time that the 
young have fledged.  The size of the nest buffer shall be determined by the biologist in consultation 
with CDFW, and shall be based on the nesting species, its sensitivity to disturbance, and expected 
types of disturbance. Typically, these buffers range from 75 to 250 feet from the nest location. 

3.   Nesting activities shall be monitored periodically by a qualified biologist to determine when 
construction activities in the buffer area can resume. 

4.   Once the qualified biologist has determined that young birds have successfully fledged, a 
monitoring report shall be prepared and submitted to the City of Tracy Development Services for 
review and approval prior to initiating construction activities within the buffer area. The 
monitoring report shall summarize the results of the nest monitoring, describe construction 
restrictions currently in place, and confirm that construction activities can proceed within the 
buffer area without jeopardizing the survival of the young birds. Construction within the 
designated buffer area shall not proceed until the written authorization is received by the 
applicant from the Development Services Director. The above provisions are in addition to the 
preconstruction surveys to confirm presence or absence of nesting Swainson’s hawk, burrowing 
owl, and other special-status species as required under the Incidental Take Minimization Measures 
of the SJMSCP. [This is Mitigation Measure 4.4-1j in the THSP SEIR] 

Mitigation Measure BIO 4.4-1k: In order to comply with Section 10 of the Migratory Bird Treaty 
Act and relevant sections of the California Fish and Game Code, any vegetation clearing within the 
Project Site shall take place outside of the typical avian nesting season (e.g., February 1st until 
September 1st) to the maximum extent practical. If work needs to take place between February 
1st and September 1st, a pre-construction survey for nesting birds should be completed prior to 
the onset of Project activities. If a lapse in Project activity occurs for 7 days or more during the bird 
nesting season than initial avian clearance surveys shall be repeated.  A buffer zone from occupied 
nests should be maintained during physical ground disturbing activities. Once nesting has ended, 
the buffer may be removed. [This is Mitigation Measure 4.4-1k in the THSP SEIR] 

Mitigation Measure BIO 4.4-1l: Prior to construction, the Project applicant will stake, flag, fence 
or otherwise conspicuously delineate all environmentally sensitive areas that are to be protected 
in place and remain undisturbed during construction.  Environmentally sensitive areas would 
include wetlands, riparian habitat, aquatic habitat, raptor nesting locations, etc.  The construction 
materials used to delineate environmentally sensitive areas would be removed no later than 30 
days following physical completion of construction. [This is Mitigation Measure 4.4-1l in the THSP 
SEIR] 
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Mitigation Measure BIO 4.4-1m: The discovery of any previously unidentified protected species 
that are not covered by the SJMSCP, including those protected under the MBTA and the Fish and 
Game Code, shall be avoided and evaluated by a qualified biologist during surveys.  The USFWS 
and CDFG shall be notified of the presence of any previously unreported protected species.  Any 
unanticipated take of protected wildlife shall be reported immediately to the USFWS and CDFG. 
[This is Mitigation Measure 4.4-1m in the THSP SEIR]  

Mitigation Measure BIO 4.4-1n: Prior to commencement of ground disturbing activities in areas 
of potentially suitable habitat to support Western spadefoot toad, pre-activity clearance surveys 
shall be initialed by a qualified biologist to reinforce positive or negative findings with substantial 
evidence.   

1.  For work conducted within suitable habitat and during the western spadefoot toad migration and 
breeding season (November 1 to May 31), a qualified biologist will survey the active work areas 
(including access roads) in mornings following measurable precipitation events. Construction may 
commence once the biologist has confirmed that no spadefoot toads are in the work area. 

2.   If western spadefoot toad is found within the construction footprint, it will be allowed to move out 
of harm’s way of its own volition or a qualified biologist will relocate the organism to the nearest 
burrow that is outside of the construction impact area. [This is Mitigation Measure 4.4-1n in the 
THSP SEIR] 

Mitigation Measure BIO 4.4-1o: Prior to commencement of ground disturbing activities in areas 
of potentially suitable habitat to support American Badger, pre-activity clearance surveys shall be 
initialed by a qualified biologist to reinforce positive or negative findings with substantial evidence.  
If American badger is located within the Project Site, potential loss of individual animals must be 
mitigated through one of the following: (1) an on-site passive relocation program, through which 
badgers are excluded from occupied burrows by installation of a one-way door in burrow 
entrances, monitoring of the burrow for one week to confirm badger usage has been discontinued, 
and hand excavation and collapse of the burrow to prevent reoccupation; or (2) active trapping 
and relocation of badgers to suitable off-site habitat by a qualified biologist. [This is Mitigation 
Measure 4.4-1o in the THSP SEIR] 

Mitigation Measure BIO 4.4-1p: The Project applicant shall execute a management and funding 
agreement for the managing and monitoring of one hundred percent of the approximately 3,500 
acre open space preserve subject to the three conversation easements discussed in this Section, 
which shall occur before the commencement of any ground disturbing activities in Area C.  (Note 
Areas A and B are already subject to a management and funding agreement and therefore this 
Measure applies to Area C.)  [This is Mitigation Measure 4.4-1p in the THSP SEIR] 

Project implementation would result in the conversion of undeveloped land to urban uses, eliminating 
potential suitable habitat for numerous special status animal species. However, the Project would not 
result in an increase of conversion of undeveloped land, because the Project site was already considered 
for development in the THSP. Similar to the approved THSP, the proposed Project would have the 
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potential to create a substantial adverse effect on special-status species because the proposed Project 
would be located within the same footprint of the THSP Area. With implementation of the above 
mitigation measures, the proposed Project’s impact on special-status species would be less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. This would not be a new 
specific impact or a substantial increase in the severity of an impact that was identified in the THSP SEIR 
and would therefore be consistent with the effects of implementation of the THSP.   

Threshold (b) Would the project have a substantial adverse effect on any riparian habitat or other 
sensitive natural community identified in local or regional plans, policies, regulations or by the 
California Department of Fish and Game or US Fish and Wildlife Service? 

As determined in the THSP SEIR, no riparian habitat was observed within the THSP Area. The only potential 
riparian habitat near the THSP Area is the Corral Hollow Creek area. All proposed development within the 
THSP would be contained with the THSP boundaries and the THSP SEIR found that it would not impact the 
Corral Hollow Creek area. 

There is no riparian habitat within the Project site. Thus, the proposed Project would not have an adverse 
effect on any riparian habitat or other sensitive natural community than what was previously analyzed in 
the THSP SEIR. This is consistent with the impact conclusions of the THSP SEIR. This would not be a new 
specific impact, or a substantial increase in the severity of an impact that was identified in the THSP SEIR 
and would therefore be consistent with the effects of implementation of the THSP. 

Threshold (c) Would the project 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? 

As identified in the previously certified THSP SEIR, the THSP Area contains 5.01 acres of Regional Water 
Quality Control Board and California Department of Fish and Wildlife (CDFW) jurisdictional wetlands. No 
federal waters under the jurisdiction of the United States Army Corp of Engineers (USACE) were identified 
in the THSP Area. However, these wetlands and waters would continue to be regulated by the RWQCB 
and CDFW as state jurisdictional waters. As determined in the THSP SEIR, buildout of the THSP would be 
designed to avoid impacts to these jurisdictional waters.  

According to the THSP SEIR, no jurisdictional wetlands are located within the Project site. Therefore, the 
proposed Project would not affect jurisdictional wetlands. Implementation of the above mitigation 
measures would reduce the proposed Project’s impact on jurisdictional wetlands to a less than significant 
level. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would result, 
nor would it be a substantial increase in the impact previously identified be any more severe as a result 
of the proposed Project. Therefore, the proposed Project would be consistent with the effects of 
implementation of the THSP.  

Threshold (d) Would the project 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? 
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As determined in the THSP SEIR, the portion of the THSP Area that would be developed is not likely to 
support any State or Federally- listed flora or fauna and is comprised entirely of non-native vegetation 
and low-grade habitat for any native wildlife species. As determined in the THSP SEIR, buildout of the THSP 
would be designed to avoid impacts to the movement of resident or migratory wildlife. Impacts on wildlife 
movement opportunities were considered less than significant in the previously certified THSP. Terrestrial 
wildlife movement within the THSP Area are currently limited by the California Aqueduct and Delta-
Mendota Canal.  Mitigation Measure BIO 4.4-4a in the THSP SEIR would ensure a 100-foot setback from 
the California Aqueduct be required to allow wildlife movement to persist throughout the THSP Area 
without any significant barriers or blockades. 

The following mitigation measure incorporated herein from the previously certified THSP SEIR is 
applicable to the proposed Project: 

Mitigation Measure BIO 4.4-4a: A 100-foot setback from the California Aqueduct shall be required 
to allow wildlife movement to persist throughout the Project Site without any significant barriers 
or blockades.  Prior to development of properties adjacent to I-580 or the south side of the 
California Aqueduct that do not have a 100-foot wide conservation easement placed adjacent to 
these facilities, a 100-foot wide conservation easement shall be recorded along the I-580 and the 
Aqueduct.  This measure ensures that known wildlife movement corridors remain intact, and allow 
for an appropriate number and size of permeable wildlife passages through Project boundaries, 
ensuring connectively to areas that already are subject to conservation easements, such as the 
3,500 acre preserve located adjacent to Area C.  [This is Mitigation Measure 4.4-4a in the THSP 
SEIR] 

Implementation of the proposed Project would result in the conversion of undeveloped land to urban 
uses, eliminating non-native vegetation and low-grade habitat for any native wildlife species. The 
proposed Project would not impact or interfere with the incorporation of a 100-foot wide conservation 
easement along the canal. While the Project site is located adjacent to the canal, and would result in an 
additional 66 dwelling units, the previously planned conservation easement between the Project site and 
the canal would remain unchanged. Incorporation of the 100-foot wide conservation easement would be 
consistent with the requirements of Mitigation Measure BIO4.4-4a to reduce potential impacts with the 
movement of any native resident or migratory fish or wildlife species. With implementation of the above 
mitigation measure, the proposed Project’s impact on the movement of any native resident or migratory 
fish or wildlife species would be less than significant. This is consistent with the impact conclusions of the 
THSP SEIR. No new specific impact would result, nor would it be a substantial increase in the impact 
previously identified be any more severe as a result of the proposed Project. Therefore, the proposed 
Project would be consistent with the effects of implementation of the THSP.  

Threshold (e) Would the project conflict with any local policies or ordinances related to protecting 
biological resources, such as a tree preservation policy or ordinance? 

The THSP SEIR concluded that the THSP adheres to all federal, state, and local regulations regarding 
sensitive species. As discussed above and in the THSP SEIR, the portion of the THSP Area that would be 
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developed is not expected to support any federally or State listed species, and pre-construction surveys 
and other preventative measures required by Mitigation Measures BIO 4.4-1a through 4.4-1o in the THSP 
SEIR would ensure that in the unlikely event these species are found in the THSP Area, impacts to those 
species would be avoided. Mitigation Measures BIO 4.4-1a through 4.4-1o would assure that any impacts 
on California species of special concern that may occur on the Project Site would be less than significant. 

The following mitigation measures incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 

See Mitigation Measures BIO 4.4-1a through 4.4-1o above. 

Implementation of the proposed Project would result in urbanized development within the THSP, within 
the same footprint previously analyzed in THSP SEIR. With implementation of the above mitigation 
measures, the proposed Project’s impact on all federal, state, and local regulations regarding sensitive 
species would be less than significant. This is consistent with the impact conclusions of the THSP SEIR. No 
new specific impact would result, nor would it be a substantial increase in the impact previously identified 
be any more severe as a result of the proposed Project.  

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

The proposed Project area is located within the sphere of influence of the San Joaquin Multi-Species 
Conservation Plan (SJMSCP). As set forth in Mitigation Measure BIO 4.4-1h of the THSP SEIR, applicants 
for individual development sites would have the option to participate in the SJMSCP to address potential 
impacts on special-status species associated with the conversion of existing habitat to urban uses. By 
participating in the SJMSCP, applicants would be required to comply with all relevant conditions of the 
SJMSCP use agreement, including the Incidental Take Minimization Measures defined in Section 5.2 of the 
SJMSCP. As a result, no impacts relative to conservation plans would occur as a result of the THSP.  

The following mitigation measures incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 

See Mitigation Measures BIO 4.4-1h, 4.4-1j, 4.4-1m, and 4.4-4a above.   

As identified in Figure 4.4-1 of the THSP SEIR, the proposed Project is located within Area B of the San 
Joaquin Multi Species Conservation Plan (SJMSCP). 4 The proposed Project would still be within the same 
footprint of the previously analyzed THSP Area and would be within the sphere of influence of the SJMSCP. 
As such, the proposed Project’s potential for impacts would not be different to that of THSP SEIR. With 
implementation of the above mitigation measures, the proposed Project’s impact on the SJMSCP would 
be less than significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific 
impact would result, nor would a substantial increase in the impact previously identified be any more 

 
4 THSP Draft EIR, page 4.4-5 
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severe as a result of the proposed Project. Therefore, the proposed Project would be consistent with the 
effects of implementation of the THSP.  

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new biological impact to occur, nor an 
increase in the severity of a biological impact previously disclosed in the THSP SEIR, with implementation 
of the mitigation measures discussed in this section. Therefore, the proposed Project would not cause 
either a new cumulative impact to occur, nor a substantial increase in the severity of a cumulative impact 
previously disclosed.  
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