NOTICE OF A REGULAR MEETING

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

Date/Time: Wednesday, June 10, 2020
7:00 P.M. (or as soon thereafter as possible)

Location: City Hall
333 Civic Center Plaza, Tracy

Government Code Section 54954.3 states that every public meeting shall provide an opportunity for
the public to address the Planning Commission on any item, before or during consideration of the
item, however no action shall be taken on any item not on the agenda.

THIS REGULAR MEETING WILL BE 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 ARE STRONGLY ENCOURAGED TO PARTICIPATE REMOTELY AT
THE JUNE 10, 2020 MEETING

Remote Access to City of Tracy Planning Commission Meeting:

In accordance with the guidelines provided in Executive Order N-29-20 on social distancing
measures, the City of Tracy will allow for remote participation at the upcoming Planning
Commission meeting on Wednesday, June 10, 2020.

Remote Public Comment:

Public comment via email will only be accepted for agendized items before the start of the
Planning Commission meeting at 7:00 p.m. Please send an email to
publiccomment@cityoftracy.org. ldentify the item you wish to comment on in your email’s
subject line

During the upcoming Planning Commission meeting public comment will be accepted via the
options listed below. If you would like to comment remotely, please follow the protocols below:
e Comments via:
o0 Phone by dialing (209) 831-6010, or
o Online by visiting https://cityoftracyevents.webex.com and using the following
Event Number: 126 421 2728 and Event Password: Planning
o If you would like to participate in the public comment anonymously, you
may submit your comment via phone or in WebEXx by typing “Anonymous” when
prompted to provide a First and Last Name and inserting
Anonymous@example.com when prompted to provide an email address.
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e Protocols for submitting comments by phone:

0 Identify the item you wish to comment on to staff when calling in. Comments
received by phone will be accepted for the “Items from the Audience/Public
Comment” and “New Business” portions of the agenda.

0 Comments received by phone for the “Items from the Audience/Public Comment”
portion of the agenda must be received by the time the Chairperson opens that
portion of the agenda for discussion.

o0 Comments received by phone on each “New Business” will be accepted until the
Chairperson announces that public comment for that item is closed.

e Protocols for commenting via WebEX:
o If you wish to comment on the “Items from the Audience/Public Comment” or
“New Business” portions of the agenda:
= Listen for the Chairperson to open that portion of the agenda for
discussion, then raise your hand to speak by clicking on the Hand icon on
the Participants panel to the right of your screen.
= |f you no longer wish to comment, you may lower your hand by clicking on
the Hand icon again.
o Comments for the “Items from the Agenda/Public Comment” or “New Business”
portions of the agenda will be accepted until the public comment for that item is
closed.

e The total allotted time for public comment will be as follows:
o Items from the Audience: 15 minutes
o New Business: 10 minutes

Comments received by publiccomment@cityoftracy.org, phone call, or on Webex outside of the
comment periods outlined above will not be included in the record.

REGULAR MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

MINUTES - 3/11/20

DIRECTOR’S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Council Meeting Protocols and Rules of
Procedure, adopted by Resolution 2019-240, a five-minute maximum time limit per speaker will
apply to all individuals speaking during “ltems from the Audience/Public Comment”. For non-
agendized items, Planning Commissioners may briefly respond to statements made or questions
posed by individuals during public comment; ask questions for clarification; direct the individual to
the appropriate staff member; or request that the matter be placed on a future agenda or that staff
provide additional information to the Planning Commission.
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1. NEW BUSINESS.

lA. PUBLIC HEARING TO CONSIDER AN AMENDMENT TO THE TRACY HILL
SPECIFIC PLAN REGARDING HOUSES WITH THREE-CAR GARAGES. TH
APPLICANT IS JOHN PALMER. APPLICATION NUMBER SPA20-000

B. PUBLIC HEARING TO CONSIDER AN APPLICATION FOR AN EXTENSION OR
HE TRACY VILLAGE VESTING TENTATIVE SUBDIVISION MAP FOR 590
LOTS TO MAY 15, 2022. THE PROJECT IS LOCATED AT THE SOUTHEAS

ORNER OF CORRAL HOLLOW AND VALPICO ROADS, ASSESSOR'S
PARCEL NUMBERS 244-030-01, 244-030-02, AND 240-040-01. TH
PONDEROSA HOMES. APPLICATION NUMBER EXT20-0001.

|C. PUBLIC HEARING TO CONSIDER APPLICATIONS FOR REZONING TH
APPROXIMATELY 10.92-ACRE SITE LOCATED AT THE SOUTHEAS
CORNER OF CORRAL HOLLOW ROAD AND MIDDLEFIELD DRIVE,

ASSESSOR’S PARCEL NUMBER 244-020-31, FROM PUD TO NS AND FOR
CONDITIONAL USE PERMIT AND DEVELOPMENT REVIEW PERMIT FOR Al\l
AUTOMOTIVE SERVICE STATION, ELECTRIC VEHICLE CHARTING
STATIO E D CONVENIENCE STORE. APPLICANT IS SCHACK AN
COMPA

R
N

AND PROPERTY OWNERS ARE HARPREET SINGH & VARINDE
|PAL SINGH - APPLICATION NUMBERS R19-0001, CUP19-0013, AND D19
0031

2. ITEMS FROM THE AUDIENCE
3. DIRECTOR’S REPORT
4. ITEMS FROM THE COMMISSION

5. ADJOURNMENT

Posted: June 4, 2020

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

Any materials distributed to the majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection via the City of Tracy website at
www.cityoftracy.org.



MINUTES
TRACY CITY PLANNING COMMISSION
MARCH 11, 2020, 7:00 P.M.
CITY OF TRACY COUNCIL CHAMBERS
333 CIVIC CENTER PLAZA

CALL TO ORDER
Chair Orcutt called the meeting to order at 7:00 p.m.
PLEDGE OF ALLEGIANCE
Chair Orcutt led the pledge of allegiance.
ROLL CALL
Roll Call found Commissioner Atwal, Commissioner Francis, Commissioner Wood, Vice Chair
Hudson, and Chair Orcutt present. Also present were: Bianca Rodriguez, Deputy City Attorney;
Bill Dean, Assistant Development Services Director; Al Gali, Associate Civil Engineer;
Genevieve Federighi, Associate Planner; and Gina Peace, Recording Secretary.
MINUTES
Chair Orcutt introduced the Minutes from the February 26, 2020 meeting.
ACTION It was moved by Chair Orcutt and seconded by Vice Chair Hudson to approve
the Planning Commission meeting minutes of February 26, 2020.
A voice vote found all in favor, passed and so ordered; 5-0-0-0.
DIRECTOR’S REPORT REGARDING THIS AGENDA
None.
ITEMS FROM THE AUDIENCE

None.

1. NEW BUSINESS

1. PUBLIC HEARING TO CONSIDER A PLANNED UNIT DEVELOPMENT
AMENDMENT (APPLICATION NUMBER PUD18-0004) AND
DEVELOPMENT REVIEW (APPLICATION NUMBER D18-0033) FOR A
FOUR-STORY, 87-ROOM, LA QUINTA HOTEL ON A 1.91-ACRE PARCEL
LOCATED ON CLOVER ROAD, APPROXIMATELY 500 FEET EAST OF
TRACY BOULEVARD (APN: 214-210-05)

Genevieve Federighi, Associate Planner, delivered the staff report.

Chair Orcutt opened the Public Hearing at 7:11 p.m.
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Jaspal Sidhu, architect on the Project, answered questions from the Commission.

Ray Patel, 861 W. Clover Road (Microtel Hotel), addressed the Commission, in
opposition of the Project, for various reasons, including traffic, homelessness in the
area, and poor road conditions.

Robert Tanner, 1371 Rusher Street, addressed the Commission, with traffic
questions.

Sara Bai, 8609 W. Ranch Road, Tracy High School graduate, addressed the
Commission, with questions. Mr. Sidhu addressed Ms. Bai’s concerns.

Chair Orcutt closed the Public Hearing at 7:49 p.m.
ACTION It was moved by Commissioner Wood and seconded by Vice Chair Hudson to
approve a Planned Unit Development Amendment (Application Number PUD18-
0004) and Development Review (Application Number D18-0033) for a four-story,
87-room, La Quinta hotel on a 1.91-acre parcel located on Clover Road,
approximately 500 feet east of Tracy Boulevard (APN: 214-210-05).
A roll call vote found all in favor; passed and so ordered; 5-0-0-0.
2. ITEMS FROM THE AUDIENCE
None.

3. DIRECTOR’S REPORT

Assistant Director Dean commented on how refreshing it is to observe a young person
taking an interest in City Planning, in reference to Ms. Bai’s attendance.

4. ITEMS FROM THE COMMISSION
None.
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.

Time: 7:55 p.m.

CHAIR

STAFF LIAISON



AGENDA ITEM 1.A
REQUEST

PUBLIC HEARING TO CONSIDER AN AMENDMENT TO THE TRACY HILLS
SPECIFIC PLAN REGARDING HOUSES WITH THREE-CAR GARAGES. THE
APPLICANT IS JOHN PALMER. APPLICATION NUMBER SPA20-0002

DISCUSSION

On April 5, 2016, City Council certified an Environmental Impact Report and approved a
comprehensive update to the Tracy Hills Specific Plan. The Tracy Hills Specific Plan
consists of approximately 2,732 acres located in the vicinity of the existing Corral Hollow
Road interchange and the proposed Lammers Road interchange on Interstate 580.

This agenda item involves consideration of a proposed amendment to the Tracy Hills
Specific Plan regarding three-car garages. On a city-wide basis, the City’s Design Goals
and Standards do not allow three-car garages to face the street. This restriction is
intended to avoid or reduce the potential monotony and dominance of garage doors
facing the street and allow for the more interesting features of the residential architecture
to be on greater display and create more variety and interest in the streetscape. Three-
car garages may be permitted if one of the garage bays is a side swing garage.

Prior to the current design standards, some past residential subdivisions were built with
houses having three-car garages facing the street. Concerns regarding the aesthetic
nature of these designs and the potential negative impacts to the streetscape resulted in
the current City-wide standards.

On April 22, 2020, an application was submitted to amend the Tracy Hills Specific Plan
regarding houses with three-car garages (Attachment A: Proposed Tracy Hills Specific
Plan Amendment regarding three-car garages). The Tracy Hills Specific Plan is
currently consistent with the City-wide standards regarding three-car garages and does
not allow a house to have a three-car garage fronting to the street. However, deviation
from City-wide standards is permissible if approved as part of a Specific Plan.

The proposed amendment to the Tracy Hills Specific Plan would allow houses with a
front elevation width of 60 feet or greater to have a three-car garage fronting to the
street. A three-car garage is approximately 30 feet wide, which would be 50% or less of
a house with a front elevation width of 60 feet or greater. Staff considers this front
elevation width to be sufficient for including a three-car garage fronting to the street,
while not having the architecture become overly garage-dominant. Examples of 60-foot
wide houses with a three-car garage are shown in Attachment B.

In general, amendments to Specific Plans are common as development occurs and
implementation details become clearer. In the case of Tracy Hills, a series of additional
Specific Plan Amendments will likely be submitted within the coming months as
development plans for future phases are proposed.

Environmental Document

The proposed amendment to the Tracy Hills Specific Plan is not a project within the
meaning of the California Environmental Quality Act because it does not have the
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potential for causing a significant effect on the environment (CEQA Guidelines, 14
California Code of Regulations, 815061(b)). Therefore, no further environmental
assessment is required.

RECOMMENDATION

Staff recommends that the Planning Commission recommend that the City Council
approve an amendment to the Tracy Hills Specific Plan regarding houses with three-car
garages, as specified in the recommended Planning Commission Resolution dated June
10, 2020 (Attachment C: Planning Commission Resolution).

RECOMMENDED MOTION

Planning Commission recommends that the City Council approve an amendment to the
Tracy Hills Specific Plan regarding houses with three-car garages, as specified in the
Planning Commission Resolution dated June 10, 2020.

Prepared by: Scott Claar, Senior Planner

Approved by: Bill Dean, Assistant Development Services Director

ATTACHMENTS

A: Proposed Tracy Hills Specific Plan Amendment regarding three-car garages
B: Examples of 60-foot wide front elevations with three-car garage
C: Planning Commission Resolution
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Tracy Hills Specific Plan

3. DESIGN GUIDELINES

2. Garages

¢ Within a neighborhood (defined
as up to 200 dwelling units) there
shall be a minimum of three
garage door designs provided
to avoid monotony along the
streetscape. Each garage door
design shall be used in at least
25% of the neighborhood.

e To minimize building bulk and the
focus on vehicular elements, a
maximum of two car garage bays
shall front to the street on houses
that have a front elevation width
of less than 60 feet. For houses
that have a front elevation width
of 60 feet or greater, three car
front loaded garages are

Garages are permitted.

setback and e Garages shall be designed so
designed to they are not the primary focus
complement in the streetscape and will be
overall complementary to the rest of the
design. home.

e Driveways shall have a maximum
width of 18’ for two car garages
and 30' for three car garages
(measured at property line) so
that it will not negatively impact
the streetscape and walkability of
the neighborhood.

¢ Driveway approaches shall have a
mximum width of 18' for two car
garages and 30' for three car
garages.

Variation in
garage locations
provides
interest in the
streetscape.

3-6 | Page DRAFT May 28, 2020




Tracy Hills Specific Plan

3. DESIGN GUIDELINES

3.2.5 Residential Design Guidelines Checklist

This checklist is intended to be used as quick reference of the Residential Design Guidelines for designers, developers,
builders, and City Staff.

SCALE
Massing and ¢ No building wall shall extend more than 25’ vertically or horizontally without a visual break
Building Form created by a 2’ minimum offset or architectural detail.

e At least 25% of buildings within a subdivision shall have a building mass which combines single

and two story forms.

Roof Forms, ¢ Create a diversity of roof forms for an articulated streetscape by providing at a minimum three
Materials, and different roof plans per building plan.
Colors

e Flat roofs are not allowed.

e Roof materials can include concrete or clay tile or architectural grade composition shingle.

ARCHITECTURAL STREETSCAPE

Windows ¢ All windows shall have trim surrounds, headers, or sills.

¢ Buildings with the same window locations, regardless of different elevation style, shall not be
located next to each other.

Garages ¢ Within a neighborhood there shall be a minimum of three garage door designs provided to avoid
monotony along the streetscape. Each garage door design shall be used in at least 25% of the
neighborhood.

¢ A maximum of two car garage bays shall front to the street on houses that have a front elevation
width of less than 60 feet. For houses that have a front elevation width of 60 feet or greater,
three car front loaded garages are permitted.

¢ Driveways shall have a maximum width of 18’ for two car garages and 30' for three car garages.

¢ Driveway approaches shall have a maximum width of 18’ for two car garages and 30' for three
car garages.

Building e Materials and colors palette shall be comprised of three or more complementary options that
Materials and cover a base color, trim color, and accent color.
Colors

¢ Material and color blocking shall not terminate at outside corners of buildings and shall wrap to
appropriate transition points.

Details ¢ Building details shall be consistent with the architectural style and overall building design.

DRAFT May 28, 2020 Page | 3-17



ATTACHMENT B

Elevation A
Early California/Spanish

[Tt
e

Elevation B Elevation C
Mediterranean Revival Craftsman

04/07/2020 PLAN 1 - FRONT ELEVATIONS

o & g V’LLAGE 6A | ELAN AT TRACY H’LLS r':"lc;tti:ri‘;;i;tr:fjca()pnpclfcgtti%ryrﬁqoalorvsér
ol o TRACY, CALIFORNIA y vary.

NOTE: SQUARE FOOTAGE MAY VARY BASED ON CALCULATION METHODS
THESE DRAWINGS ARE INTENDED FOR DESIGN DEVELOPMENT AND PRELIMINARY STUDIESONLY AND ARENOT TO BE USED FOR ANY OTHER PURPOSE SUCH AS FINAL PLOTTING OR FINAL ENGINEERING. COPYRIGHT SHEA HOMES. THESE DRAWINGSMAY NOT BE USED OR DUPLICATED WITHOUT THE EXPRESS WRITTEN PERMISSION OF SHEA HOMES




Elevation A
Early California/Spanish

Elevation B Elevation C
Mediterranean Revival Craftsman

04/07/2020 PLAN 3 - FRONT ELEVATIONS

V’LLAGE 6A | ELAN AT TRACY H’LLS rl:lqc;tti:ri/:ﬁi;tr;zcaancléecgtti%r;;sqoalorvsér
TRACY, CALIFORNIA PP y vary.

NOTE: SQUARE FOOTAGE MAY VARY BASED ON CALCULATION METHODS
THESE DRAWINGS ARE INTENDED FOR DESIGN DEVELOPMENT AND PRELIMINARY STUDIES ONLY AND ARE NOT TO BE USED FOR ANY OTHER PURPOSE SUCH AS FINAL PLOTTING OR FINAL ENGINEERING. COPYRIGHT SHEA HOMES. THESE DRAWINGS MAY NOT BE USED OR DUPLICATED WITHOUT THE EXPRESS WRITTEN PERMISSION OF SHEA HOMES

o’ 4’ 8’

SCALE: /4" = 1-0"



RESOLUTION 2020 - 006

RECOMMENDING THAT THE CITY COUNCIL APPROVE AN AMENDMENT TO THE
TRACY HILLS SPECIFIC PLAN REGARDING HOUSES WITH THREE-CAR GARAGES
APPLICATION NUMBER SPA20-0002

WHEREAS, On April 5, 2016, City Council certified an Environmental Impact
Report and approved a comprehensive update to the Tracy Hills Specific Plan; and

WHEREAS, The Tracy Hills Specific Plan consists of approximately 2,732 acres
located in the vicinity of the existing Corral Hollow Road interchange and the proposed
Lammers Road interchange on Interstate 580; and

WHEREAS, On April 22, 2020, an application was submitted to amend the Tracy
Hills Specific Plan regarding houses with three-car garages (Application Number SPA20-
0002); and

WHEREAS, The Tracy Hills Specific Plan does not allow a house to have a three-
car garage fronting to the street; and

WHEREAS, The proposed amendment would allow houses with a front elevation
width of 60 feet or greater to have a three-car garage fronting to the street; and

WHEREAS, The proposed amendment to the Tracy Hills Specific Plan is not a
project within the meaning of the California Environmental Quality Act because it does not
have the potential for causing a significant effect on the environment (CEQA Guidelines,
14 California Code of Regulations, §15061(b)). Therefore, no further environmental
assessment is required; and

WHEREAS, On June 10, 2020, the Planning Commission conducted a
duly noticed public hearing to consider the proposed amendment to the Tracy Hills
Specific Plan;

NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission
recommends that the City Council approve an amendment to the Tracy Hills Specific Plan
regarding houses with three-car garages, Application Number SPA20-0002, as specified in
Attachment “A” of the Planning Commission staff report dated June 10, 2020.

* % k k¥ *k * *k * *k *x *x * * *x *x *x *x *x *x *x *x *%x

The foregoing Resolution 2020 — 006 was passed and adopted by the Planning
Commission of the City of Tracy on the 10™ day of June 2020, by the following vote:

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

ATTEST:

STAFF LIAISON



June 10, 2020

AGENDA ITEM 1.B
REQUEST

PUBLIC HEARING TO CONSIDER AN APPLICATION FOR AN EXTENSION OF THE TRACY
VILLAGE VESTING TENTATIVE SUBDIVISION MAP FOR 590 LOTS TO MAY 15, 2022.

THE PROJECT IS LOCATED AT THE SOUTHEAST CORNER OF CORRAL HOLLOW AND
VALPICO ROADS, ASSESSOR’S PARCEL NUMBERS 244-030-01, 244-030-02, AND 240-
040-01. THE APPLICANT AND PROPERTY OWNERS ARE JC TRACY GROUP, LLC AND
PONDEROSA HOMES. APPLICATION NUMBER EXT20-0001.

DISCUSSION

On May 15, 2018, the City Council approved a Vesting Tentative Subdivision Map and Specific
Plan for a 590 lot detached single-family subdivision (Attachment A). The subdivision is located
at the southeast corner of Corral Hollow and Valpico Roads.

Pursuant to Government Code Section 66452.6(a)(1) and the Tracy Municipal Code (TMC)
Sections 12.16.080 and 12.28.060, approved vesting tentative subdivision maps have an initial
life of 24 months, and a final map must be filed prior to expiration to retain its vested rights. The
applicant has submitted a final map and improvement plans for review, but they have not yet
been approved due to the delay in annexation of the project site. The applicant is requesting a
thirty-six month extension of the map approval. The Tracy Village Specific Plan approval does
not have an expiration date and remains valid.

Per TMC Sections 12.16.090 and 12.28.060, the Planning Commission may grant extensions
for up to three years if an extension request is filed prior to the expiration of the map. If the
Planning Commission approves the applicant’s request for a two year extension, the Tracy
Village VTSM would have a revised expiration date of May 15, 2022.

Environmental Document

On May 15, 2018, the City of Tracy approved the Tracy Village Specific Plan. The associated
EIR (SCH# #2916112016) was certified as well. The project does not propose any changes to
the environment that was not analyzed in the Tracy Village Specific Plan EIR, Therefore, no
further documentation is needed.

RECOMMENDATION

Staff recommends that the Planning Commission approve application number EXT20-0001 to
extend the life of the vesting tentative subdivision map application number TSM17-0003 through
May 15, 2022 based on the findings contained in the Planning Commission Resolution dated
June 10, 2020.

PROPOSED MOTION

Move that the Planning Commission approve application number EXT20-0001 to extend the life
of the vesting tentative subdivision map application number TSM17-0003 through May 15, 2022
based on the findings contained in the Planning Commission Resolution dated June 10, 2020.
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ATTACHMENTS

Attachment A: Tracy Village Vesting Tentative Subdivision Map

Attachment B: Planning Commission Resolution

Prepared by: Victoria Lombardo, Senior Planner

Approved by: Bill Dean, Assistant Development Services Director
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OPEN SPACE (PARCEL A, B, H & I) 2.4% OFFICE OF THE TRACY PLANNING COMMISSION, TRACY, CALIFORNIA. M09 VALPICO ROAD IMPROVEMENTS
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EV.A. (PARCEL M) 0.05+ CITY COUNCIL CERTIFICATE
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R /W RIGHT OF WAY VALPICO DEDICATION 37+ | HEREBY CERTIFY THAT THE CITY COUNCIL OF TRACY HAS CONDITIONALLY APPROVED
THIS TENTATIVE MAP ON BY RESOLUTION NO.
S SLOPE SITE TOTALS 590 135.2+
SS SANITARY SEWER
D STORM DRAIN CITY CLERK DATE
TC TOP OF CURB
|
TVSP TRACY VILLAGE SPECIFIC PLAN ENGINEER'S STATEMENT
W WATER
THIS MAP WAS PREPARED BY CARLSON, BARBEE & GIBSON, INC. UNDER MY DIRECTION
WSE WATER SURFACE ELEVATION

GORDON ZANIN, R.C.E. 76794 DATE

LICENSE EXPIRATION DATE: 12-31-2018
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APPROVED FOR CONSTRUCTION SUBJECT TO THE DATA SHOWN.
CITY OF TRACY AND THE UNDERSIGNED ARE NOT RESPONSIBLE FOR
ERRORS AND/OR OMISSION THAT MAY BE PRESENT ON THESE PLANS.

DATE:

CITY ENGINEER

ROBERT ARMIJO

VICINITY MAP

NOT TO SCALE
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18.

19.

20.

21.

22.

23. SIGNING AND STRIPING PLAN WILL BE PROVIDED TO THE CITY OF TRACY FOR REVIEW DURING PROCESSING

OWNER:

SUBDIVIDER:

CIVIL ENGINEER:

GEOTECHNICAL ENGINEER:

ASSESSORS PARCEL N

SITE ADDRESS:

SITE AREA:

EXISTING ZONING:

EXISTING LAND USE:

PROPOSED LAND USE:

BENCHMARK:

STREETS:

SANITARY SEWER:

STORM DRAIN:

WATER:

FLOOD ZONE:

GAS & ELECTRIC:

0.:

CABLE/TV/TELEPHONE:

DIMENSIONS:

PHASING:

PRIVATE STREETS:

ALL STORMWATER TO BE TREATED BY THE ON-SITE LAKE SYSTEM PER CHAPTER FOUR AND APPENDIX B
OF TRACY VILLAGE SPECIFIC PLAN.

J C TRACY GROUP LLC
11150 W VALPICO ROAD
TRACY, CA 95376

PONDEROSA HOMES, INC.
5020 FRANKLIN DRIVE, SUITE 200
PLEASANTON , CA 94588

A
TRACY

Think Inside the Triangle

(925)460-8900
ATTN: JEFF SCHROEDER

CARLSON, BARBEE & GIBSON, INC.
2633 CAMINO RAMON, SUITE 350
SAN RAMON, CA 94583

(925) 866-0322
GORDON ZANIN, R.C.E 76794

ENGEO, INC.
580 NORTH WILMA AVENUE, SUITE A
RIPON, CA 95366

(209) 835-0610
STEVE HARRIS

244-040-01
244-030-01
244-030-02
VALPICO ROAD
135.2+ ACRES
TRACY VILLAGE SPECIFIC PLAN(TVSP)

VACANT

MEDIUM DENSITY, TOTAL 590 UNITS

AN 0

AN N

[s2JNTo)

@ Q 9

O ©
wl

Z 88

S | 8%

o oo
[ )

—

2 o
()] o
O .G
Q0 ¢
2
(UEU)
m I
C o
- a4
c O u
qu
@] z
na o
—_ = Z
LCDLIJ
© -
OB 3
(@)

%

T

=

2633 CAMINO RAMON, SUITE 350
SAN RAMON, CALIFORNIA 94583

CITY OF TRACY BM#!1
3 BOLT W/ PUNCH IN MONUMENT WELL
LOCATED 280" EAST OF CORRAL HOLLOW ROAD & LINNE ROAD
40" SOUTH OF THE RAILROAD TRACKS
ELEVATION 171.33 (NAVD 88)

ALL STREETS WITHIN THE SUBDIVISION WILL BE PRIVATE
STREETS MAINTAINED BY THE HOMEOWNERS ASSOCIATION. STREET
SECTIONS SHOWN ON THIS MAP ARE PER THE TVSP, CITY MASTER
PLANS OR OTHER CITY PLANS.

PROPOSED SANITARY SEWER FACILITIES TO BE DESIGNED PER
CITY STANDARDS OR APPLICABLE TVSP STANDARDS AND PUBLICLY
MAINTAINED PER THE CITY OF TRACY.

PROPOSED STORM DRAIN FACILITIES TO BE DESIGNED PER
CITY STANDARDS OR APPLICABLE TVSP STANDARDS AND
MAINTAINED BY THE HOMEOWNERS ASSOCIATION.

REVISIONS
DESCRIPTION

APPROVED

SYMBOL| DATE

PROPOSED WATER FACILITIES TO BE DESIGNED PER CITY
STANDARDS OR APPLICABLE TVSP STANDARDS AND PUBLICLY
MAINTAINED PER THE CITY OF TRACY.

ZONE X PER SAN JOAQUIN COUNTY INSURANCE RATE MAP (FIRM)
PANEL 06077C0730F. AREAS DETERMINED TO BE OUTSIDE THE 0.2%

DESIGNED BY:

DRAWN BY:
MSM
CHECKED BY:

GDM
SCALE:

AS SHOWN

ANNUAL CHANGE (500-YEAR) FLOOD PLAIN.
PG&E
AT&T & COMCAST

ALL DIMENSIONS SHOWN ARE PRELIMINARY AND SUBJECT TO
FINAL DESIGN AND MAPPING.

THIS SUBDIVISION IS EXPECTED TO BE CONSTRUCTED IN MULTIPLE
PHASES. MULTIPLE FINAL MAPS MAY BE FILED ON THE LANDS
SHOWN ON THIS MAP PURSUANT TO THE SUBDIVISION MAP ACT
SECTION 66456.1.

THIS SUBDIVISION WILL HAVE PRIVATE STREETS. THE PRIVATE
STREETS ARE EXPECTED TO HAVE THEIR OWN INDIVIDUAL PARCEL
TO BE DETERMINED WITH FINAL DESIGN AND WILL BE BASED ON
ULTIMATE PROJECT PHASING.

OF FINAL IMPROVEMENT PLAN.
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SCALE: 1"=200' DATE: MARCH 21, 2018

TITLE SHEET AND GENERAL NOTES
TRACT 3917
VESTING TENTATIVE MAP
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CITY OF TRACY

CITY OF TRACY AND THE UNDERSIGNED ARE NOT RESPONSIBLE FOR
ERRORS AND/OR OMISSION THAT MAY BE PRESENT ON THESE PLANS.

APPROVED FOR CONSTRUCTION SUBJECT TO THE DATA SHOWN.

DATE:

CITY ENGINEER

ROBERT ARMIJO

Think Inside the Triangle

Carlson, Barbee

& Gibson, Inc.

TEL (925) 866-0322
FAX (925) 866-8575

CIVIL ENGINEERS e SURVEYORS e PLANNERS
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2633 CAMINO RAMON, SUITE 350

SAN RAMON, CALIFORNIA 94583
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LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY LOT AREA SUMMARY > ||| 555 5
O || 2
LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) LOT NO. LOT AREA (SF) < < i §
1 7565 71 4500 141 6752 211 5986 281 6034 351 4655 421 6625 491 6000 561 6870 v %EJ % % )
2 6782 72 4500 142 6880 212 5985 282 5610 352 4658 422 6438 492 6000 562 9222 — 5 <y |4
3 5909 73 4500 143 6853 213 5985 283 5610 353 4661 423 6329 493 6000 563 6977 N g u§ % %
4 5461 74 4500 144 7262 214 5985 284 5576 354 4665 4 6531 494 6000 564 5419 O é g é 5
5 5461 75 4500 145 7450 215 5984 285 5576 355 4668 425 6680 495 6000 565 7554 32) E 2
6 5460 76 4500 146 6541 216 5984 286 5610 356 4672 426 6647 496 5999 566 9991 >|__ E § .
7 5460 77 4864 147 6518 217 5984 287 5610 357 4574 427 6397 497 5999 567 5600 S § % 5 5%
8 5460 78 5132 148 6600 218 5983 288 6090 358 4577 428 6294 498 6000 568 6514 3 % =
9 5460 79 4700 149 7164 219 5983 289 7796 359 4580 429 7344 499 6000 569 4700 E S
10 5459 80 4700 150 7375 220 6585 290 5500 360 4583 430 5654 500 6000 570 4600
11 5729 81 4700 151 6905 221 5985 291 6114 361 4587 431 5999 501 6000 571 4600 P
12 6109 82 4700 152 6800 222 5525 292 6279 362 4590 432 6009 502 6000 572 4600 ‘E
13 6108 83 4700 153 6620 223 5598 293 5068 363 5140 433 6014 503 7291 573 4700 £
14 5337 84 4700 154 6474 224 6121 294 5656 364 4623 434 6019 504 6415 574 5014 i
15 4895 85 4700 155 6498 225 6192 295 5500 365 4623 435 6024 505 6536 575 5014 E
16 4895 86 5633 156 6500 226 6230 296 5500 366 4623 436 5800 506 6863 576 4600
17 4895 87 7048 157 6500 227 6268 297 5500 367 4623 437 5649 507 7250 577 4600 oo
18 4895 88 7047 158 6500 228 6305 298 5500 368 4623 438 5654 508 6404 578 4600 2 S 3
19 4849 89 6809 159 6500 229 5924 299 8253 369 4623 439 5659 509 6435 579 4600 % 28
20 4651 90 6537 160 6522 230 5826 300 6704 370 4623 440 5664 510 6828 580 4600 . % %
21 4545 91 6536 161 6916 231 5864 301 6526 371 4623 441 5669 511 6431 581 4600 o g i
22 4545 92 6536 162 7012 232 5902 302 6526 372 5267 442 5673 512 6571 582 5514 % cCJ §
23 4545 93 6535 163 7298 233 5939 303 6526 373 5241 443 5678 513 6825 583 5514 m
24 4545 94 6535 164 7422 234 5977 304 7341 374 4600 444 5683 514 7187 584 4600 S“ S E
25 4545 95 6535 165 7191 235 6015 305 7733 375 4600 445 5688 515 7132 585 4600 @ Q 2 .
26 4545 96 6534 166 9465 236 6052 306 8555 376 4600 446 5693 516 6696 586 4600 8 g = E g
27 4545 97 6534 167 9068 237 6090 307 9178 377 4600 447 5775 517 7157 587 4600 | 3Z
28 4545 98 6534 168 6852 238 6128 308 10002 378 4600 448 7118 518 4896 588 4600 5 é
29 5185 99 6576 169 6928 239 6165 309 4370 379 4600 449 7126 519 4900 589 4600 % 5
30 7394 100 6612 170 7286 240 6797 310 4697 380 4600 450 6414 520 4851 590 5014 £5
3 4752 101 6612 171 7506 241 6414 31 7725 381 4600 451 6100 521 4792 R g E
32 4620 102 6612 172 7122 242 6000 312 5149 382 5114 452 6100 522 4795 aR &%
33 4511 103 6247 173 7761 243 6000 313 5250 383 5114 453 6100 523 4799 =
34 4500 104 6240 174 6900 244 6000 314 5251 384 4600 454 5800 524 4802 §
35 4500 105 6240 175 6733 245 6000 315 5452 385 4600 455 6100 525 4805 <
36 4500 106 6240 176 6746 246 6000 316 5500 386 4600 456 6100 526 4809
37 4500 107 6240 177 7257 247 5500 317 6293 387 4600 457 6100 527 4812
38 4500 108 6240 178 7531 248 5500 318 5571 388 4600 458 6100 528 4816 g %
39 4500 109 6440 179 7026 249 5500 319 4929 389 4600 459 6414 529 4819 218
40 4500 10 7280 180 6935 250 5500 320 4876 390 4600 460 8612 530 4823 PARCEL AREA ¢ |°
# 4500 11 8371 181 7409 251 5500 321 4876 391 5240 461 8163 531 4858
42 4500 12 6430 182 7252 252 6322 322 4876 392 5234 462 8163 532 4987 SUMMARY
43 5314 13 6430 183 6775 253 6450 323 4876 393 5909 463 8139 533 5035 =
PARCEL | PARCEL AREA (SF) e
44 5315 114 6430 184 6751 254 5610 324 4876 394 8466 464 7908 534 5035 3
45 4500 15 6430 185 6901 255 5610 325 4876 395 6790 465 7034 535 5035 PARCEL A 33846 =
46 4500 116 6430 186 6893 256 5610 326 5426 396 10008 466 6684 536 5035 PARCEL B 29665
47 4500 17 6437 187 7217 257 5610 327 4906 397 6766 467 6222 537 5035 PARCEL € 177606 ) ) _
48 4500 118 6914 188 7431 258 5610 328 4416 398 5686 468 6131 538 5035 PARCEL D 150492 o 5 |2 ) 5
49 4500 19 6500 189 7051 259 6120 329 4416 399 5197 469 6447 539 5035 PARCEL £ 141558 % 2 |£2|23 < o
50 4500 120 6500 190 6959 260 6120 330 4416 400 4798 470 6414 540 5035 PARCEL F 14031
51 4500 121 6550 191 6959 261 6120 331 4416 401 5114 471 7759 541 5035 PARCEL © 149207
52 5021 122 6750 192 7019 262 6120 332 4416 402 6072 472 7281 542 5035 PARCEL H 23936
53 5671 123 6750 193 7140 263 6120 333 4416 403 5610 473 7051 543 5035 PARCEL | 1980
54 7615 124 6750 194 7350 264 6544 334 4416 404 5610 474 7246 544 5035 PARCEL J 8817 >
55 8446 125 6700 195 7541 265 5614 335 4906 405 5610 475 8392 545 5035 PARCEL K 22010 - o <
PARCEL L 17932 < = B =
56 8292 126 6914 196 7193 266 5225 336 5042 406 5610 476 6949 546 5035 = = O z
57 6641 127 9496 197 6900 267 5225 337 4987 407 5610 477 7924 547 5035 PARCEL M 2760 % ~ = ﬂ %
58 4864 128 9928 198 7408 268 5225 338 5017 408 5610 478 9043 548 4890 AN § g E S
59 4500 129 10224 199 8493 269 5225 339 5048 409 6846 479 7949 549 4931 E %:j Ho
60 4500 130 9784 200 8515 270 5890 340 5130 #10 8522 480 7848 550 9192 o |F2 iﬁ >
61 4500 131 8776 201 8475 271 5928 341 5109 M1 5944 481 6814 551 7497 |<_E ﬁ =5
62 4500 132 7640 202 6903 272 5335 342 5139 M2 5944 482 6487 552 5682 @) = T
63 4500 133 6990 203 6708 273 8160 343 5170 M3 5944 483 6468 553 7431 —
64 4500 134 6694 204 6708 274 7049 344 5513 #14 5944 484 7327 554 4805
65 4500 135 7054 205 7658 275 5909 345 5140 45 5944 485 7971 555 6316
66 4500 136 6970 206 6060 276 9713 346 4775 416 5944 486 6827 556 5109
67 7785 137 6982 207 6060 277 7701 347 4779 M7 6461 487 6420 557 5199
68 8748 138 7036 208 5991 278 7012 348 4704 M8 7397 488 6081 558 5480 SHEET
69 4573 139 7026 209 5986 279 5637 349 4648 #9 6627 489 6404 559 5015 T M O 4
70 4500 140 6818 210 5986 280 6053 350 4651 420 6851 490 8584 560 6108 |
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NOTES:
1. ALL GRADING IS PRELIMINARY AND SUBJECT TO
SEE SHEETTMO6 EARTHWORK SUMMARY N T
© BY THE PROJECT GEOTECHNICAL ENGINEER.
DESCRIPTION CUT (CY) FILL (CY)
PL PL ROUGH GRADING 264,500 264,500
PL PL
o FENGE To L SOUNDWALL —\ ‘ | PL/_ £ FENCE T0 TOTAL 264,500 264,500 . 150 200'4 A
REMAN N 6 PERIMETER WALL PAD 6" PERIMETER WALL REMAIN NET CUT/FILL = 0 CY 0
PAD v, Mo3-3+ PAD
: s ‘ PAD 1% 2% PAD
PAD _/43 EX GROUND PAD — P —
_/ 1'-3'+ RETAINING WALL \_ % GROND
EX GROUND * SEE NOTE 2. ]
SECTION A-A —/ PL SECTION G-G . SECTION L-I
EX GROUND NOT TO SCALE = NOT TO SCALE
NOT TO SCALE o SOUNDWALL —\ SECTION E-E PL ég R/W
6' PERIMETER WALL 10,5 NOT TO SCALE 5 TOP OF WALL iy
SECTION C-C 7 6" PERIMETER WALL o -2
PROPOSED FENCE NOT T0 SCALE _PAD 4 1 PAD EX GROUND i o
0'-2'+ RETAINING WALL —~ B PROPOSED FENCE /’E / = -
3+ RETANING £+ RETANNG WALL 4.5 MAX KEYSTONE WALL Y { WSE ©
WALL N EX GROUND — PAD W& -7 T ST T T \ 75
7,_—
EX GROUND \_ AN . * BOTTOM OF LAKE ¥ 0' 100" 300' 400"
EX GROUND 3 ]]
NOT TO SCALE NOT TO SCALE NOT TO SCALE NOT TO SCALE
SCALE: 1"=100' DATE: MARCH 21, 2018

DATE:

CITY OF TRACY AND THE UNDERSIGNED ARE NOT RESPONSIBLE FOR
ERRORS AND/OR OMISSION THAT MAY BE PRESENT ON THESE PLANS.
CITY ENGINEER

APPROVED FOR CONSTRUCTION SUBJECT TO THE DATA SHOWN.

ROBERT ARMIJO

Think Inside the Triangle

TEL (925) 866-0322
FAX (925) 866-8575
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ATTACHMENT B

RESOLUTION 2020 - 007

APPROVING AN EXTENSION OF THE TRACY VILLAGE VESTING TENTATIVE
SUBDIVISION MAP FOR 590 LOTS TO MAY 15, 2022. THE PROJECT IS LOCATED AT THE
SOUTHEAST CORNER OF CORRAL HOLLOW AND VALPICO ROADS, ASSESSOR’S
PARCEL NUMBERS 244-030-01, 244-030-02, AND 240-040-01. THE APPLICANT AND
PROPERTY OWNERS ARE JC TRACY GROUP, LLC AND PONDEROSA HOMES.
APPLICATION NUMBER EXT20-0001.

WHEREAS, The City Council approved the Vesting Tentative Subdivision Map and
Specific Plan for the Tracy Village 590-lot subdivision on May 15, 2018, and

WHEREAS, Pursuant to Government Code Section 66452.6(a)(1), the Vesting Tentative
Subdivision Map was scheduled to expire on May 15, 2020, and

WHEREAS, Pursuant to Tracy Municipal Code Sections 12.28.060 and 12.16.090, the
Planning Commission may grant extensions for Vesting Tentative Subdivision Maps for a period
of up to three years, and

WHEREAS, On March 24, 2020, JC Tracy Group, LLC and Ponderosa Homes
submitted a request to extend their Vesting Tentative Subdivision Map approval through May
15, 2022, and

WHEREAS, The project is consistent with the General Plan and Title 12, the Subdivision
Ordinance, of the Tracy Municipal Code, in terms of density, circulation, and land use, and

WHEREAS, The site is physically suitable for the proposed density of development,
which is below the maximum density allowed by the General Plan designation of Residential
Low, and

WHEREAS, Traffic circulation is designed in accordance with City standards for the
proposed density to ensure adequate service levels are met and match adjacent street
improvements, and

WHEREAS, The design of the subdivision or the proposed improvements will not cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or their
habitat, and

WHEREAS, The design of the subdivision or the type of improvements will not conflict
with easements, acquired by the public at large, for access through or use of, property within the
proposed subdivision, and

WHEREAS, The project complies with all other applicable ordinances, regulations, and
guidelines of the City, including but not limited to, the local floodplain ordinance. The subject
property is not located within any floodplain and the project, with conditions, will meet all
applicable City design and improvement standards, and
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WHEREAS, All the public facilities necessary to serve the subdivision will be in place
prior to the issuance of building permits. All the public facilities necessary to serve the
subdivision or mitigate the impacts created by the subdivision will be assured through a
subdivision improvement agreement prior to approval of a final map, and

WHEREAS, The project does not propose changes that would result in a major revision
to the previous Environmental Impact Report that analyze the project site and is exempt from
the California Environmental Quality Act per Section 15162;

NOW, THEREFORE, BE IT RESOLVED, The Planning Commission of the City of Tracy

does hereby approve the extension of the Tracy Village Vesting Tentative Subdivision Map
(Application Number TSM17-0003) through May 15, 2022.

kkkkkkkkkkkkkkkkkk

The foregoing Resolution 2020 - 007 of the Planning Commission was adopted by the Planning
Commission on the 10" day of June, 2020, by the following vote:

AYES: COMMISSION MEMBERS:

NOES: COMMISSION MEMBERS:

ABSENT: COMMISSION MEMBERS:

ABSTAIN: COMMISSION MEMBERS:

Chair

ATTEST:

Staff Liaison



June 10, 2020
AGENDA ITEM 1.C
REQUEST

PUBLIC HEARING TO CONSIDER APPLICATIONS FOR REZONING THE
APPROXIMATELY 10.92-ACRE SITE LOCATED AT THE SOUTHEAST CORNER OF
CORRAL HOLLOW ROAD AND MIDDLEFIELD DRIVE, ASSESSOR’S PARCEL
NUMBER 244-020-31, FROM PUD TO NS AND FOR A CONDITIONAL USE PERMIT
AND DEVELOPMENT REVIEW PERMIT FOR AN AUTOMOTIVE SERVICE STATION,
ELECTRIC VEHICLE CHARTING STATION, AND CONVENIENCE STORE.
APPLICANT IS SCHACK AND COMPANY AND PROPERTY OWNERS ARE
HARPREET SINGH & VARINDER PAL SINGH - APPLICATION NUMBERS R19-0001,
CUP19-0013, AND D19-0031

DISCUSSION

Project Background, Location, and Description

In the mid-1990's, the City Council approved Concept, Preliminary and Final
Development Plans, and a subdivision map for the Edgewood Planned Unit
Development (PUD) located north of Linne Road between Corral Hollow Road and Tracy
Boulevard. Edgewood consists of single-family residences, parks, a school, a multi-
family residential site, and a neighborhood shopping center. The subdivision has been
built out with exception of a 10.92-acre property designated for a neighborhood shopping
center located at the southeast corner of Corral Hollow Road and Middlefield Drive,
across the street from the Waterstone Apartments and adjacent to Don Cose Park
(Attachment A: Location Map of subject site).

In 2012 and 2013, the City received applications for development of multi-family housing
and self-storage on the subject site. After receiving opposition from the neighboring
property owners on the project, the applicant withdrew the development applications.

The property has since changed ownership, and the property owners are proposing to
rezone the 10.92-acre site from PUD to Neighborhood Shopping (NS) Zone, which
principally permits a variety of neighborhood-serving retail uses and conditionally permits
automotive service stations. The applicant, on the property owners’ behalf, has also
submitted applications for a conditional use permit and development review permit for
the construction of an automotive service station with an electric charging station and a
retail convenience store.

Rezoning

As discussed above, the Edgewood PUD originally designated the subject site as
“neighborhood shopping center,” but the PUD did not establish land use or design
standards for development of a neighborhood shopping center. Rather than amend the
PUD to establish development standards, the applicant has proposed to rezone the site
to the NS Zone as described in Title 10, Chapter 10.08, Article 17 (Attachments B and
C), which permits a certain number of consumer services intended for the convenience
of surrounding neighborhoods.
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The project site is designated Commercial under the General Plan. The NS Zone is
consistent with the Commercial designation of the General Plan.

Land Use

According to the applicant, the property owners intend to build out the site with
neighborhood-serving commercial development as indicated on the site plan
(Attachment D). At this time, the property owners desire to construct an automotive
service station and electrical charging station, with a potential car wash and possible
retail multi-tenant building in the future. The proposed project’s land uses are consistent
with the proposed NS Zone and the Commercial designation of the General Plan.

In 2009, regulations were adopted by the Airport Land Use Commission (ALUC) of the
San Joaquin County Council of Governments (SJCOG) to minimize the public's
exposure to excessive noise and safety hazards, as well as ensure that the approaches
to airports are kept clear of structures and other conflicts that could pose an aviation
safety hazard. Due to the proximity of the site to the Tracy Municipal Airport, the Airport
Land Use Compatibility Plan (ALUCP) has identified approximately half of the subject
site to be located within Airport Compatibility Zones 2 and 3, which impose land use
limitations on new development at the site. The improvements proposed with this
development review permit application are outside of Zones 2 and 3. City staff worked
with SICOG staff, who administers the ALUCP, to confirm that the proposed land uses
and a site layout are compatible with the ALUCP. Future development within Zones 2
and 3 will be submitted to the City and SJCOG for review.

Development Plan, Architecture, and Circulation

The proposed development plan consists of a 3,884 sf convenient store building, an
automotive service station with six double-sided dispensers and a 2,880 sf canopy, an
electric vehicle charging station consisting of seven stations, an air and water dispenser
with a dedicated parking area, and associated parking and landscaping improvements
on the approximately 2.44-acre northwestern portion of the subject site.

The proposed buildings and associated structures are of high-quality aesthetic that
meets the City’s Design Goals and Standards for commercial architecture. The buildings
employ varying roof heights and materials, building popouts and wall movement,
substantial stonework, decorative trims and accent lighting, and application of warm
colors. The mansard tile roof and exposed rafter tails complement the residential
character of the adjacent subdivision. The fueling area canopy and the trash enclosure
will architecturally match the building. All onsite structures are designed with a
complementary level of architectural detailing, and utility equipment will largely be
screened behind decorative screen walls and/or landscaping. As part of the project
construction, the corner “Edgewood” sign, screen wall, and conifer trees at the Corral
Hollow Road and Middlefield Drive intersection are proposed to be removed. Instead,
the corner will be held by the new convenience store building and new landscaping.



Agenda Item 1.C
June 10, 2020

Page 3

The site plan proposes through circulation throughout the developed area of the site and
is designed to allow for connectivity to future development on the remainder of the
parcel. Two driveways are proposed to serve the site, a full access driveway on
Middlefield Drive, which aligns with the opening in the medians and with the driveway
that serves the apartment complex to the north, and a partial access driveway on Corral
Hollow Road.

The two existing driveways will be reconstructed to serve the site in accordance with City
standards. The project is conditioned to construct frontage improvements on Corral
Hollow Road in accordance with the Corral Hollow Plan Line and the traffic analysis that
was prepared for this project. These improvements include the removal of existing
frontage and construction of a right-turn pocket from Corral Hollow Road onto Middlefield
Drive and a bike lane, as well as restoration of the sidewalk, curb, gutter, and right-of-
way landscaping. The property line location and onsite improvements will not be affected
by the frontage improvements. The driveway on Corral Hollow Road will be restricted to
right-in, right-out movements, as the project will be conditioned to construct a median on
Corral Hollow Road that will restrict left-turn in and out movements at this driveway. The
project will also be conditioned to lengthen the left-turn lane on westbound Middlefield
Drive and reconstruct the median accordingly. These frontage improvements aim to
keep traffic moving efficiently.

Neighborhood Comments

Because this site has long been designated for a neighborhood shopping center, staff
asked the applicant to conduct outreach efforts to the residents within Edgewood to
explain the proposed land use amendments, share the proposed development plan, and
listen to comments and/or concerns they may have prior to scheduling the item for
Planning Commission and City Council consideration.

According to the applicant, the project proposal was well-received by the residents. The
City received six letters from the community in support of neighborhood-serving retail
uses at the subject site. There were no written comments received on the proposed site
layout or architecture.

Environmental Document

California Environmental Quality Act (CEQA) Guidelines Section 15183 allows a
streamlined environmental review process for projects that are consistent with the
densities established by existing zoning, community plan or general plan policies for
which an Environmental Impact Report (EIR) was certified. As noted above, the
proposed project is consistent with the land use designation and densities established by
the Tracy General Plan, for which an EIR was certified. The provisions contained in
Section 15183 of the CEQA Guidelines are presented in an environmental analysis
prepared by De Novo Planning Group (Attachment E).

RECOMMENDATION

Staff recommends that the Planning Commission do the following:
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1.

SUGGESTED

Recommend that the City Council rezone the subject property from Planned Unit
Development (PUD) Zone to Neighborhood Shopping (NS) Zone (application
R19-0001),

Approve Conditional Use Permit application CUP19-0013 for an automotive
service station with associated electric vehicle charging station, not to take effect
until and unless the project site is rezoned to the Neighborhood Shopping Zone
following City Council approval of the rezone request (R19-0001), and
Recommend that the City Council approve Development Review Permit
application D19-0031 for 3,884 sf convenience store building, an automotive
service station with six dispensers and a 2,880 sf canopy, an electric vehicle
charging station consisting of seven stations, and associated parking area and
landscaping improvements on the approximately 2.44-acre northwestern portion
of the project site, not to take effect until and unless the project site is rezoned to
the Neighborhood Shopping Zone following City Council approval of the rezone
request (R19-0001).

MOTION

Move that the Planning Commission do the following:

1.

2.

Prepared by:

Approved by:

Recommend that the City Council rezone the subject property from Planned Unit
Development (PUD) Zone to Neighborhood Shopping (NS) Zone,

Approve Conditional Use Permit application CUP19-0013 for an automotive
service station with associated electric vehicle charging station, not to take effect
until and unless the project site is rezoned to the Neighborhood Shopping Zone
following City Council approval of the rezone request, and

Recommend that the City Council approve Development Review Permit
application D19-0031 for a 3,884 sf convenience store building, an automotive
service station with six dispensers and an 2,880 sf canopy, an electric vehicle
charging station consisting of seven stations, and associated parking area and
landscaping improvements on the approximately 2.44-acre northwestern portion
of the project site, not to take effect until and unless the project site is rezoned to
the Neighborhood Shopping Zone following City Council approval of the rezone
request.

Kimberly Matlock, Associate Planner

Bill Dean, Assistant Development Services Director

ATTACHMENTS

Attachment A: Location Map

Attachment B: Map of Existing and Proposed Zoning

Attachment C: Neighborhood Shopping Zone excerpted from the TMC

Attachment D: Project Plans

Attachment E: Environmental Analysis by De Novo Planning Group

Attachment F: Planning Commission Resolution for R19-0001 with draft Ordinance
Attachment G: Planning Commission Resolution for CUP19-0031

Attachment H: Planning Commission Resolution for D19-0031



Existing and Proposed Zoning ATTACHNMENT B

Proposed Zoning

e
[

’
|

|

m/\
Neighborhood Shoppin¢

N /
v \

Legend : A
|-_-_| City Limits N

ZONING TRACY
B s Specific Plan A _* //
[ Light Industrial /
- Heavy Industrial

Think Inside the Trangle™
Neighborhood Shopping

0 500 1,000 2,000
Planned Unit Development Feet




ATTACHMENT C

Tracy Municipal Code, Title 10, Article 17. - Neighborhood Shopping Zone (NS)
10.08.2220 - Purpose (NS).

Uses in the Neighborhood Shopping (NS) Zone are intended for the convenience of the surrounding
neighborhoods.

(Prior code § 10-2.1700)

10.08.2230 - Descriptive regulations (NS).

In the NS Zone the following specified regulations shall govern, unless otherwise provided in this
chapter:

(@ Neighborhood shopping centers are located as an integral part of neighborhoods for the
purpose of providing goods and services to the residents of the surrounding area.
Neighborhood shopping centers are also provided to allow those uses not ordinarily considered
detrimental to a residential zone because of traffic, noise, or other nuisance factors.

(b) Uses in the Neighborhood Shopping (NS) Zone are primarily for the convenience of the
surrounding neighborhoods, and are not intended to be business/ professional centers. A
conditional use permit shall be required for Business and Professional Office uses listed in
Group 41 exceeding 3,000 square feet in gross floor area. The cumulative gross floor area of all
business/professional office uses in a Neighborhood Shopping Zone shall not exceed ten (10)
percent of the total gross floor area of the center.

(c) No commercial use or retail stores in the NS Zone shall be devoted to the sale of used or
secondhand goods, clothing, wares, or other merchandise.

(d) All permitted commercial uses shall be confined within completely enclosed buildings.

(e) Neighborhood shopping centers should be designed and located to serve a population of at
least 2,500 persons.

(Prior code § 10-2.1701)

10.08.2240 - Permitted uses (NS).

(& Inthe NS Zone, only uses which are included in the following use groups shall be permitted without
conditional approval:

Group . . .
1 Minor public service uses;
Grou
4 P Temporary buildings and uses;
Group
Accessory uses;
29
Group

30 Institutional and recreational uses serving local residential areas;
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Group Business and Professional Office Uses, uses less than 3,000 square feet in gross floor area
41 providing services to residents of the surrounding neighborhoods; and

Group

4 Retail trade establishment, convenience goods.

(b) In the NS Zone, uses which are included in the following use groups shall be permitted only with
conditional approval:

Grou
P Local public service and utility installations;

Group Business and Professional Office Uses, uses greater than 3,000 square feet in gross floor area
41 providing services to residents of the surrounding neighborhood;

Group Consumer service and retail trade establishments, including only those uses of subsection (c)
43 of Section 10.08.2230 which serve less than 14 percent alcohol; and

Group Automobile service stations (not including repair work). Excluding uses referenced in
44 subsection (b), (c), (d) and (e) of Section 10.08.2230.

(Prior code § 10-2.1702)

10.08.2250 - Signs (NS).

Signs shall be permitted in the NS Zone in compliance with the provisions of Article 35 of this
chapter.

(Prior code § 10-2.1703)

10.08.2260 - Building site area (NS).

The minimum area zoned neighborhood shopping shall not be less than two (2) contiguous acres.
Neighborhood shopping center sites less than two (2) acres in size, under separate ownership, and not
separated by public streets, rights-of-way or easements shall be permitted provided the combined size of
such separate sites established a zone of two (2) acres or more. Said individual neighborhood shopping
sites shall individually comply with the development standards of the Neighborhood Shopping Zone sites
within which they are located. Said individual neighborhood shopping sites shall have shared access and
integrated, internal circulation plan.

(Prior code § 10-2.1704)

10.08.2270 - Lot area (NS).
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(See sections 10.08.2260 and 10.08.2280 of this Article.)
(Prior code § 10-2.1705)

10.08.2280 - Yard areas (NS).

Minimum yards in the NS Zone shall be as follows:
(a) Frontyards. The same as the most restrictive adjacent zone along the street frontages; and

(b) Side and rear yards. Fifteen (15) feet, except where adjoining a commercial or industrial zones
there shall be no yard requirements.

(Prior code § 10-2.1706)

10.08.2290 - Height (NS).

The maximum height in the Neighborhood Shopping Zone shall be two and one-half (2%%) stories or
thirty-five (35) feet, whichever is less.

(Prior code § 10-2.1707)

10.08.2300 - Permissible lot coverage (NS).

The lot coverage in the NS Zone shall conform to the design standards as approved in the final site
development plan as set forth in this Article. However, buildings, parking and accessory routes shall not
constitute more than ninety (90) percent of the tot<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>