
 
 
 
 
 
 

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 MAY 19, 2020 MEETING  

 
Remote Access to City of Tracy Council 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 City Council 
meeting on Tuesday, May 19, 2020.   
 
As always, the public may view the City Council meetings live on the City of Tracy’s website at 
www.CityofTracy.org or on Channel 26.  To view from the City’s website, select “Watch Live 
Council Meetings” from the drop down menu “Select an Online Service” at the top of the City’s 
homepage. You will be directed to the “Council Meeting Videos” page where you may select the 
video for the appropriate date under “Upcoming Events.” 
 
If you only wish to watch the meeting and do not wish to address the Council, the City requests 
that you stream the meeting through the City’s website or watch on Channel 26.  
 
Remote Public Comment: 
 
Public comment via email will only be accepted for agendized items before the start of the 
Council meeting at 7:00 p.m.  Please send an email to publiccomment@cityoftracy.org  
Identify the item you wish to comment on in your email’s subject line 
 
During the upcoming City Council meeting public comment will be accepted via the options 
listed below.  If you would like to comment remotely, please follow the protocols below: 

 Comments via: 
o Phone by dialing (209) 831-6010, or 
o Online by visiting https://cityoftracyevents.webex.com and using the following 

Event Number: 626 878 277 and Event Password:  TracyCC 
o If you would like to participate in the public comment anonymously, you 

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

 
   
 

TRACY CITY COUNCIL      REGULAR MEETING AGENDA 
 

Tuesday, May 19, 2020, 7:00 P.M. 
 
Tracy City Hall, 333 Civic Center Plaza, Tracy  Web Site:  www.cityoftracy.org 
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 Protocols for submitting comments by phone: 
o If you wish to discuss an item on the “Consent Calendar” identify the item when 

calling in. All requests to discuss an item on the “Consent Calendar” must be 
submitted before the Mayor announces that the time to submit such a request 
has expired.  

o 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 “Regular Items” portions of the agenda.   

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

o Comments received by phone on each “Regular Item” will be accepted until the 
Mayor announces that public comment for that item is closed. 
 

 Protocols for commenting via WebEx: 
o If you wish to comment on the “Consent Calendar”, “Items from the 

Audience/Public Comment” or “Regular Agenda” portions of the agenda: 
  Listen for the Mayor to open that portion of the agenda for discussion, 

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

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

o Comments for the “Consent Calendar” “Items from the Agenda/Public Comment” 
or “Regular Agenda” portions of the agenda will be accepted until the public 
comment for that item is closed.  
 

 The total allotted time for public comment will be as follows: 
o Consent Calendar: 10 minutes  
o Items from the Audience: 15 minutes 
o Regular Items: 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. 
 
Americans With Disabilities Act - The City of Tracy complies with the Americans with Disabilities Act 
and makes all reasonable accommodations for the disabled to participate in Council meetings. Persons 
requiring assistance or auxiliary aids should call City Hall (209/831-6105) 24 hours prior to the meeting. 
 
Addressing the Council on Items on the Agenda - The Brown Act provides that every regular Council 
meeting shall provide an opportunity for the public to address the Council on any item within its 
jurisdiction before or during the Council's consideration of the item, provided no action shall be taken on 
any item not on the agenda.  To facilitate the orderly process of public comment and to assist the Council 
to conduct its business as efficiently as possible, members of the public wishing to address the Council 
are requested to, but not required to, hand a speaker card, which includes the speaker’s name or other 
identifying designation and address to the City Clerk prior to the agenda item being called.  Generally, 
once the City Council begins its consideration of an item, no more speaker cards will be accepted.  An 
individual’s failure to present a speaker card or state their name shall not preclude the individual from 
addressing the Council.  Each citizen will be allowed a maximum of five minutes for input or testimony.  In 
the event there are 15 or more individuals wishing to speak regarding any agenda item including the 
“Items from the Audience/Public Comment” portion of the agenda and regular items, the maximum 
amount of time allowed per speaker will be three minutes.  When speaking under a specific agenda item, 
each speaker should avoid repetition of the remarks of the prior speakers.  To promote time efficiency 

mailto:publiccomment@cityoftracy.org
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and an orderly meeting, the Presiding Officer may request that a spokesperson be designated to 
represent similar views.  A designated spokesperson shall have 10 minutes to speak.  At the Presiding 
Officer’s discretion, additional time may be granted. The City Clerk shall be the timekeeper. 
 
Consent Calendar - All items listed on the Consent Calendar are considered routine and/or consistent 
with previous City Council direction. One motion, a second, and a roll call vote may enact the items listed 
on the Consent Calendar.  No separate discussion of Consent Calendar items shall take place unless a 
member of the City Council, City staff or the public request discussion on a specific item. 
 
Addressing the Council on Items not on the Agenda – The Brown Act prohibits discussion or action 
on items not on the posted agenda.  The City Council’s Meeting Protocols and Rules of Procedure 
provide that in the interest of allowing Council to have adequate time to address the agendized items of 
business, “Items from the Audience/Public Comment” following the Consent Calendar will be limited to 
15-minutes maximum period.  “Items from the Audience/Public Comment” listed near the end of the 
agenda will not have a maximum time limit. A five-minute maximum time limit per speaker will apply to all 
individuals speaking during “Items from the Audience/Public Comment”.  For non-agendized items, 
Council Members may briefly respond to statements made or questions posed by individuals during 
public comment; ask questions for clarification; direct the individual to the appropriate staff member; or 
request that the matter be placed on a future agenda or that staff provide additional information to 
Council.. When members of the public address the Council, they should be as specific as possible about 
their concerns. If several members of the public comment on the same issue an effort should be made to 
avoid repetition of views already expressed. 
 
Notice - A 90 day limit is set by law for filing challenges in the Superior Court to certain City 
administrative decisions and orders when those decisions or orders require: (1) a hearing by law, (2) the 
receipt of evidence, and (3) the exercise of discretion. The 90 day limit begins on the date the decision is 
final (Code of Civil Procedure Section 1094.6). Further, if you challenge a City Council action in court, you 
may be limited, by California law, including but not limited to Government Code Section 65009, to raising 
only those issues you or someone else raised during the public hearing, or raised in written 
correspondence delivered to the City Council prior to or at the public hearing. 
 

Full copies of the agenda are available at City Hall, 333 Civic Center Plaza, and on the City’s website: 
www.ci.tracy.ca.us 

 
 

CALL TO ORDER 
PLEDGE OF ALLEGIANCE 
INVOCATION 
ROLL CALL 
 
1. CONSENT CALENDAR 

 
1.A. ADOPTION OF MAY 5, 2020, CLOSED SESSION AND REGULAR MEETING 

MINUTES 
 
1.B. APPROVE AMENDMENT NO. 4 TO THE PROFESSIONAL SERVICES 

AGREEMENT WITH MCE, INC. FOR LANDSCAPE MAINTENANCE SERVICE 
TO AMEND THE ‘NOT TO EXCEED’ AMOUNT TO $900,000 ANNUALLY 

 
1.C. APPROVE THE FINAL SUBDIVISION MAP AND SUBDIVISION 

IMPROVEMENT AGREEMENT FOR TRACT 3958, TRACY HILLS VILLAGE 8B, 
AND AUTHORIZE THE CITY CLERK TO FILE THE SUBDIVISION 
IMPROVEMENT AGREEMENT WITH THE OFFICE OF THE SAN JOAQUIN 
COUNTY RECORDER 

http://www.ci.tracy.ca.us/
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1.D. APPROVE CITY OF TRACY TRANSIT DIVISION TITLE VI PROGRAM AND 
LANGUAGE ASSISTANCE PLAN FOR TRACER FIXED ROUTE AND 
PARATRANSIT SERVICES 

 
1.E. GRANT LEAVE TO FILE LATE CLAIM AND REJECT CLAIM FILED BY NANCY 

LUNETTA 
 
1.F. EXTEND THE YEAR 2020 DEADLINE TO OBTAIN A BUILDING PERMIT 

UNDER SECTION D.3.(c) OF THE CITY OF TRACY GROWTH MANAGEMENT 
ORDINANCE GUIDELINES FOR FORTY-FIVE (45) CALENDAR DAYS DUE TO 
COVID-19 PUBLIC HEALTH EMERGENCY   

 
1.G. AMEND THE TRACY STATION 95 FIRE STATION FIRST IMPLEMENTATION 

AGREEMENT BY AND BETWEEN THE CITY OF TRACY AND THE TRACY 
HILLS PROJECT OWNER, LLC, AND TRACY PHASE I, LLC, TO CLARIFY THE 
CONSTRUCTION SCHEDULE FOR FIRE STATION 95 

 
 

2. ITEMS FROM THE AUDIENCE 
 

3. REGULAR AGENDA 
 
3.A. PUBLIC HEARING TO CONSIDER APPROVAL OF THE TRACY HILLS KT 

PROJECT, WHICH INVOLVES APPROVING A GENERAL PLAN AMENDMENT, 
INTRODUCING AN ORDINANCE APPROVING A TRACY HILLS SPECIFIC 
PLAN AMENDMENT, AND APPROVING A VESTING TENTATIVE 
SUBDIVISION MAP TO CREATE APPROXIMATELY 185 SINGLE-FAMILY 
RESIDENTIAL LOTS, TWO COMMERCIAL PARCELS, AND VARIOUS OTHER 
PARCELS, INCLUDING A LINEAR PARK AND AN HOA RECREATION AREA, 
CONSISTING OF APPROXIMATELY 45 ACRES, LOCATED EAST OF CORRAL 
HOLLOW ROAD IN THE VICINITY OF TRACY HILLS DRIVE 

 
3.B. APPROVE A NEW CITY SMALL BUSINESS FORGIVABLE LOAN 

PROGRAM TO SUPPORT LOCAL SMALL BUSINESSES AFFECTED BY 
COVID-19 AND AUTHORIZE THE CITY MANAGER OR DESIGNEE TO 
SIGN THE LOAN AGREEMENTS 

 
3.C. APPROVE CANNABIS BUSINESS PERMIT APPLICATION PROCEDURES 

AND GUIDELINES 
 
3.D. INTRODUCE AN ORDINANCE AMENDING VARIOUS SECTIONS OF 

CHAPTER 6.36 OF THE TRACY MUNICIPAL CODE REGARDING 
COMMERCIAL CANNABIS ACTIVITY 

 
3.E. APPROVE ACTIONS RELATED TO SUBMITTING A MEASURE TO THE 

VOTERS TO ADOPT AN ORDINANCE IMPOSING A CANNABIS BUSINESS 
TAX WHICH SHALL CUMULATIVELY NOT EXCEED 15% OF GROSS 
RECEIPTS ON COMMERCIAL CANNABIS ACTIVITIES IN TRACY TO FUND 
GENERAL SERVICES AT THE ELECTION ON NOVEMBER 3, 2020, 
INCLUDING: 
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(1) CALLING FOR AND GIVING NOTICE OF A GENERAL MUNICIPAL  
ELECTION TO BE HELD ON NOVEMBER 3, 2020 FOR THE 
ELECTION OF CERTAIN OFFICERS AND CONSIDERATION OF 
LOCAL BALLOT MEASURE(S), AND REQUESTING THE BOARD 
OF SUPERVISORS OF THE COUNTY OF SAN JOAQUIN ORDER 
THE CONSOLIDATION OF SAID ELECTION WITH THE 
STATEWIDE GENERAL ELECTION TO BE HELD ON THAT DATE  

(2) ORDERING THE CITY CLERK TO SUBMIT A MEASURE TO THE  
VOTERS TO ADOPT AN ORDINANCE IMPOSING A CANNABIS 
BUSINESS TAX ON COMMERCIAL CANNABIS ACTIVITIES IN 
TRACY TO FUND GENERAL SERVICES AT THE GENERAL 
MUNICIPAL ELECTION ON NOVEMBER 3, 2020 

(3) INTRODUCTION OF AN ORDINANCE ADDING CHAPTER 6.40  
“CANNABIS BUSINESS TAX” TO TITLE 6 OF THE TRACY 
MUNICIPAL CODE TO IMPOSE A TAX ON COMMERCIAL 
CANNABIS ACTIVITIES SUBJECT TO APPROVAL OF A 
MAJORITY OF THE ELECTORS VOTING ON THE MEASURE AT 
THE GENERAL MUNICIPAL ELECTION ON NOVEMBER 3, 2020  

  
3.F.  ADOPT AN URGENCY ORDINANCE AMENDING ORDINANCE NO. 1285 

EXTENDING CERTAIN DEVELOPMENT RELATED DEADLINES AND 
AUTHORIZING THE CITY MANAGER TO TAKE CERTAIN ACTIONS 
REGARDING PUBLIC IMPROVEMENT AGREEMENTS, GRANT 
APPLICATIONS, CHANGE ORDERS AND PROFESSIONAL AND 
GENERAL SERVICES AGREEMENTS, AND ACCEPTING 
IMPROVEMENTS DURING THIS LOCAL EMERGENCY 

 
3.G. AUTHORIZE THE DISPLAY OF THE LGBT PRIDE FLAG AT CITY HALL FOR 

THE MONTH OF JUNE 2020 TO RECOGNIZE LGBT PRIDE MONTH AND ON 
THE DAY OF TRACY PRIDE CELEBRATION TO BE HELD IN FALL 2020 

 
3.H. DISCUSS CITY'S RESPONSE TO COVID-19 (VERBAL REPORT) 
 

 
4. ITEMS FROM THE AUDIENCE 
 
5. STAFF ITEMS 
 
6. COUNCIL ITEMS 
 
7. ADJOURNMENT 
 



 
TRACY CITY COUNCIL - SPECIAL MEETING MINUTES 

 
May 5, 2020, 6:15 p.m. 

 
Tracy City Hall, 333 Civic Center Plaza, Tracy 

 
 
1. CALL TO ORDER – Mayor Rickman called the meeting to order at 6:15 p.m. for the 

purpose of a closed session to discuss the items outlined below.    
 

2. ROLL CALL – Roll call found Council Members Arriola, Vargas, Mayor Pro Tem Young 
and Mayor Rickman present. Council Member Ransom arrived at 6:17 p.m. 
 

3. ITEMS FROM THE AUDIENCE – None 
 
4. CLOSED SESSION  
    

a. Conference with Legal Counsel – Existing Litigation (Gov. Code § 54956.9(d)(1)):  
 

i. Case Name:  Peter Luckhardt v. City of Tracy  
WCAB Case No: ASJ11134833 
  

ii. Case Name:  Peter Luckhardt v. City of Tracy  
WCAB Case No: ADJ11134852 
  

b. Conference with Legal Counsel – Anticipated Litigation (Gov. Code § 54956.9)  
 

i. Significant exposure to litigation pursuant to § 54956.9(d)(2). (One case).  
 

5. RECESS TO CLOSED SESSION - Motion was made by Council Member Vargas and 
seconded by Council Member Arriola to recess the meeting to closed session at 6:19 
p.m.  Roll call vote found all in favor; passed and so ordered.   
 

6. RECONVENE TO OPEN SESSION – The meeting reconvened to open session at 6:37 
p.m. 

 
7. REPORT OF FINAL ACTION – There was no report of final action.   
 
8. ADJOURNMENT – Time:  6:38 p.m.  

 
ACTION: Motion was made by Council Member Ransom and seconded by Council Member 

Vargas to adjourn.  Roll call found all in favor; passed and so ordered.       
 
The agenda was posted at City Hall on April 30, 2020.  The above are action minutes. 
 
 
 

____________________________  
Mayor  

ATTEST:  
 
___________________________  
City Clerk 



TRACY CITY COUNCIL           REGULAR MEETING MINUTES 
 

May 5, 2020, 7:00 p.m. 
                      
City Hall, 333 Civic Center Plaza, Tracy                Web Site:  www.ci.tracy.ca.us 

 
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. 

 
Mayor Rickman called the meeting to order at 7:00 p.m. 
 
Mayor Rickman led the Pledge of Allegiance. 
 
Pastor Kal Waetzig, Saint Paul’s Lutheran Church offered the invocation. 
 
Roll call found Council Members Arriola, Ransom, Vargas, Mayor Pro Tem Young and Mayor 
Rickman present.   
 
1. CONSENT CALENDAR – Motion was made by Mayor Pro Tem Young and seconded by 

Council Member Vargas to adopt the Consent Calendar.  Roll call vote found all in favor; 
passed and so ordered. 
 

1.A. ADOPTION OF APRIL 7, 2020, AND APRIL 21, 2020, REGULAR MEETING 
MINUTES – Minutes were approved 

1.B. APPROVE AMENDMENT NO. 2 TO THE MASTER PROFESSIONAL SERVICES 
AGREEMENTS WITH HARRIS & ASSOCIATES (HA16-01 AND HA16-02) FOR 
PROGRAM MANAGEMENT SERVICES TO EXTEND THE AGREEMENTS 
UNTIL JUNE 30, 2021 – Resolution 2020-063 approved Amendment No. 2 to the 
MPSA with Harris & Associates (HA16-01 and HA16-02). 

1.C. APPROVE NEW CLASSIFICATION SPECIFICATIONS AND SALARY RANGES 
FOR ACCOUNTING MANAGER AND ASSISTANT TO THE CITY MANAGER 
AND AMEND THE SPECIFICATION FOR EXECUTIVE ASSISTANT TO THE 
CITY MANAGER AND AUTHORIZE AMENDMENTS TO VARIOUS 
DOCUMENTS TO IMPLEMENT THESE CHANGES – Resolution 2020-064 
approved the new Classification Specifications and Salary Ranges. 

1.D. APPROVE GRANTING ACCESS AND UTILITY EASEMENTS TO GARY L. 
PATTERSON, et al., FOR MAGNON COMPANIES, ON THE NORTH SIDE OF 
EAST PESCADERO AVENUE, AND APPROVE AN OFFSITE IMPROVEMENT 
AGREEMENT WITH MAGNON COMPANIES – Resolution 2020-065 approved 
Granting Access and Utility Easements and Offsite Improvement Agreement. 

1.E. APPROVE AN APPROPRIATION OF $250,000 FROM THE GASOLINE TAX 
FUND F245; AUTHORIZE AN INCREASE OF THE CONTINGENCY AMOUNT 
TO $1,224,528 FOR THE MACARTHUR DRIVE WIDENING AND 

http://www.ci.tracy.ca.us/
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RECONSTRUCTION PROJECT, CIPs 73126 AND 72073, FEDERAL PROJECT 
NUMBER STPL-5192(033); AND AUTHORIZE THE CITY MANAGER TO 
APPROVE CHANGE ORDERS UP TO THE APPROVED AMOUNT – Resolution 
2020-066 approved an appropriation, increase in contingency amount for the 
MacArthur Drive Widening and reconstruction project. 
 

2. ITEMS FROM THE AUDIENCE – Alex Monceaux expressed his disappointment 
regarding the direction Council gave staff at the April 21, 2020 Council meeting 
regarding locals, minorities, women or equity applications not having a chance at 
winning cannabis permits.  Mr. Monceaux also spoke about economic inclusion for 
purchasing in San Joaquin County, community benefit fee, landlord letter requirement, 
and CUP’s.   

 
 

3. REGULAR AGENDA 
 
3.A   DISCUSS AND APPROVE DRAFT CITY OF TRACY HOMELESSNESS 

STRATEGIC PLAN AND PROVIDE DIRECTION TO STAFF 
 

Midori Lichtwardt, Assistant City Manager provided the staff report. 
 
Nicole Libaire, Technical Assistance Collaborative (TAC) consultant provided a 
presentation and responded to City Council questions. 

  
Wayne Templeton spoke about the following: Support of Goal 2 of the Strategic 
Plan and taking care of both the homeless and helping to mitigate the virus, 
requested the City assign a designated person to talk about how to mitigate a 
medical emergency, and resuming shower operations and partnering with the 
City. 
 
Jennifer Rowell, Tracy Community Connection Center spoke about transitional 
housing and added she would like to see other housing options, particularly 
permanent supportive housing, rapid rehousing factored into the mix as opposed 
to being focused on transitional housing.  
 
Marcia asked if the City has looked at using the mall for potential rehousing or a 
short term homeless program, and reprioritizing city projects to reallocate funding 
to the homeless problem in Tracy.  
 
City Council questions and comments followed. 
 
Council Member Arriola and Council Member Ransom (Homeless Ad Hoc 
Committee Members) also responded to Council questions. 
 
Council Member Arriola asked that Council consider his proposed amendment to 
the Tracy Homelessness Strategic Plan related to COVID-19 for the 
Implementation Plan (provided to City Council at the meeting, and made 
available on the website) which prioritizes the opportunities for COVID-19 funding 
to get that one time money now as opposed to using it from the General Fund.  
Council Member Vargas supported the request. 
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City Council questions and discussion continued. 
 
Jenny Haruyama, City Manager summarized Council’s consensus: 
 Adopt a plan with consideration of Council Member Arriola’s amendment with 

COVID objectives.   
 Direct staff to develop a 2021 work plan potentially in consultation with the ad 

hoc subcommittee, Council would need to provide direction on that and on 
the work plan and would include prioritization on the timeline and potential 
funding depending on the items.    

 Work to address immediate COVID related health and safety needs for 
homeless unsheltered population with the $50,000 that was previously 
allocated for the warming center.   

 
Mayor Pro Tem Young requested an amendment to add, “including but not 
limited to” to Goal 4, Objective 1 regarding examples of vulnerable 
subpopulation.  Council Member Ransom supported the request. 
 

ACTION: Motion was made by Council Member Vargas and seconded by Council Member 
Ransom to adopt the plan with amendments suggested by Council Member 
Arriola and Mayor Pro Tem Young to direct staff to work on the 2020/2021 work 
plan which will identify the next steps and possibly funding from the state, federal 
and local level and keep working on the health needs identifying what services 
are available and coordinate for the safety needs as well.  Roll call found Council 
Members Arriola, Ransom, Vargas and Mayor Pro Tem Young in favor; passed 
and so ordered.  Mayor Rickman abstained. 

 
 

3.B   DISCUSS AND PROVIDE DIRECTION REGARDING NEW CITY SMALL 
BUSINESS LOAN/GRANT PROGRAM AND APPROVE 2020/2021 CDBG 
FUNDING SOURCES FOR THE NEW PROGRAM  

 
Barbara Harb, Economic Development Management Analyst provided the staff 
report and presentation. 

   
  Andrew Malik, Assistant City Manager continued with the presentation. 
 
  There was no public comment. 
   
  City Council questions and discussion followed. 
    

Jenny Haruyama, City Manager summarized Council’s consensus: 
 Council supported deferring the $218,925 (Downtown Façade Grant   

Program), but did not support the $150,000 (ADA Sidewalk Improvements 
and Repair). 

 Council supported Program Allocation Option 4, but agreed to move the 
$37,941 into the $137,941 loan to increase to $175,882, which would leave 
$100,000 for the homeless, and if additional funds become available we 
would reevaluate at that time. 

 Supported a Forgivable Loan model. 
 Reaffirm loan criteria for loan amounts based on the number of employees is 

correct as presented in the staff report. 
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 Supported giving a priority to businesses that did not receive Small Business 
Administration’s Paycheck Protection Program (PPP). 

 
Staff will return to Council with a formalized loan program. 
 

   
3.C DISCUSS CITY’S RESPONSE TO COVID-19 (VERBAL REPORT) 

 
Jenny Haruyama, City Manager provided an update and presentation. 
 
Leticia Ramirez, City Attorney provided a Federal, State and San Joaquin County 
update. 
 
Debbie stated staff reported 578 total number of cases for San Joaquin, but did 
not report the 443 recovered cases, leaving only 135 active cases in San Joaquin 
County.   
 
City Council questions and comments followed. 
 
Ms. Ramirez stated staff will get back to Council regarding whether opening dog 
parks is consistent with the order. 
 

4. ITEMS FROM THE AUDIENCE – There was no public comment. 
  

5. STAFF ITEMS – Jenny Haruyama, City Manager provided an update on the following 
actions taken by the City Manager during the COVID emergency: 
 

 Approval of an Inspection Improvement Agreement (IIA) for Valpico-Glenbriar 
Apartments, LLC. 

 Approval of an Inspection Improvement Agreement (IIA) for Home Depot Project 
(IPC Building 19) for Construction of Street and Other Improvements. 

 Acceptance of Sidewalk, Curb & Gutter Project – CIP 73167, completed by Tom 
Mayo Construction.  

 
6. COUNCIL ITEMS – Council Member Arriola requested that the flag be raised for the 

month of June to recognize LGBT Pride month, and also during a small Tracy pride 
event being organized by local community members in Fall.  Council Member Vargas 
supported the request. 
 
Mayor Pro Tem Young reported on the ACE San Joaquin Regional Rail meeting. Mayor 
Pro Tem Young read a Rod Serling twilight meme. 
 
Council Member Ransom thanked Council for passing the Homeless Strategic Plan, the 
community and first responders for all the sacrifices to keep everyone safe, Sikhs of 
Tracy and Sikhs of Humanity for their drives for PPE, Love Never Fails who delivered 
food to seniors, Mayor Rickman for participating in Operation Compassion giving out 
food, Virna and Cliff Hudson for making masks, and Dhaba restaurant for passing out 
food to our seniors.   
 
Mayor Rickman thanked the community for coming together and doing their part and 
encouraged residents to support our small businesses. 
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7. ADJOURNMENT – Time: 11:28 p.m. 
 

ACTION: Motion was made by Council Member Ransom and seconded by Council 
Member Arriola to adjourn.  Roll call vote found all in favor; passed and so 
ordered.   

 
 

 
       ____________________________ 
       Mayor 
 
ATTEST: 
 
__________________________ 
City Clerk 
 



May 19, 2020 

AGENDA ITEM 1.B

REQUEST 

APPROVE AMENDMENT NO. 4 TO THE PROFESSIONAL SERVICES AGREEMENT 
WITH MCE, INC. FOR LANDSCAPE MAINTENANCE SERVICE TO AMEND THE 
‘NOT TO EXCEED’ AMOUNT TO $900,000 ANNUALLY 

EXECUTIVE SUMMARY 

Per Resolution 2017-255, Council approved an initial two-year Professional Services 
Agreement (Agreement) with extensions to the term not to exceed a total of seven years 
with MCE, Inc. (MCE) for landscape maintenance services.  When the Agreement was 
approved in 2017, the City did not have any new public landscaping plans prepared to 
include for the bid of services.  As a result of increased public landscaping in areas such 
as Tracy Hills and Ellis, expenses under the Agreement will exceed the initial estimated 
total annual compensation amount of $705,000 prior to the end of the contract life.  Staff 
is asking Council to approve Amendment No. 4 to increase the not to exceed amount for 
MCE to $900,000 per fiscal year to cover the costs of the added public landscaping. 

DISCUSSION 

The Public Works Department is responsible for the maintenance management of all 
public parks, sports facilities and public landscaping.  The City’s specially funded parks 
and landscaping (including the LMD and CFD’s) total an estimated 9.6 million square 
feet.  These areas are maintained through a combination of contracted services and in-
house staff.   

In 2017, the Department issued a request for proposals for landscape maintenance 
services.  As a result of that process, the City entered into an agreement with MCE for 
landscape maintenance services.  MCE’s proposal was found to be responsive and 
responsible.  Council approved the Agreement with MCE on December 5, 2017 (See 
Attachment B).  The initial term of the Agreement was for two years, commencing on 
January 1, 2018 through December 31, 2019.  The Council also authorized the City 
Manager to extend the Agreement for an additional five years in any combination of 
years upon recommendation by the Public Works Director, for a total term of seven 
years.  Such action has been taken and the current expiration date for the Agreement is 
now December 31, 2020.  

With the addition of the Tracy Hills and Ellis subdivisions, additional specially funded 
public landscaping and parks are being added into the City’s inventory.  These additional 
tracts were not included in the original scope of the Agreement, as the City did not have 
any specifications on the full list of amenities that would be installed and what the 
corresponding maintenance costs would be.  Due to these added areas, the Agreement 
must be amended to increase the annual ‘Not to Exceed’ amount from $705,000 a year 
to $900,000 a year. 

MCE has proven to be a responsive contractor and a reliable partner in managing the 
specially funded landscaping.  MCE completes work efficiently, effectively, safely and 
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with a high level of customer satisfaction.  Any reported deficiencies are corrected 
quickly and within the scope of the Agreement.  

STRATEGIC PLAN 

This is a routine operational item and is not related to one of the City Council’s Strategic 
Plans. 

FISCAL IMPACT 

Funding for the increase of contacted prices are funded from LMD Fund 271, CFD 2018-
1 and CFD 2016-2 Fund 272.   

RECOMMENDATION 

That the City Council, by resolution, approve Amendment No. 4 to the Professional 
Services Agreement with MCE, Inc., for landscape maintenance services to increase the 
not to exceed amount to $900,000 annually, effective the date of Council approval.  

Prepared by: Robin Kloepfer, Management Analyst II 

Reviewed by: Don Scholl, Public Works Director 
Karin Schnaider, Finance Director 
Midori Lichtwardt, Assistant City Manager 

Approved by: Jennifer D. Haruyama, City Manager 

ATTACHMENTS: 
Attachment A - City of Tracy Amendment No. 4 to Professional Services Agreement for 

Landscape Maintenance Services 
Attachment B - Current MCE PSA Landscape Maintenance Contract
Attachment C - Resolution 2017-255
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RESOLUTION 2017-255 

APPROVING A PROFESSIONAL SERVICES AGREEMENT WITH MCE CORPORATION FOR 
LANDSCAPE, PARK AND CHANNELWAY MAINTENANCE SERVICES AND AUTHORIZING 

THE CITY MANAGER TO AMEND THE AGREEMENT TO INCREASE COMPENSATION UP TO 
THE CONTINGENCY AMOUNT AND TO EXECUTE EXTENSIONS AND ANY MINOR 

AMENDMENTS ASSOCIATED WITH THE AGREEMENT 

WHEREAS, On August 31, 2017, the City of Tracy (City) issued a Request for Proposals 
for Landscape, Parks, and Channel ways Maintenance in the City's Landscape Maintenance 
District (LMD) zones and various arterial streets, and 

WHEREAS, As the City accepts new development and landscaping, there will also be a 
need for MCE to serve those new areas, and 

WHEREAS, Staff reviewed, discussed and rated all proposals submitted for LMD 
Landscape, Parks, and Channel ways Maintenance, selected MCE Corporation's (MCE) proposal, 
and negotiated a Professional Services Agreement with MCE; 

NOW, THEREFORE, BE IT RESOLVED AS FOLLOWS: 

1. The City Council approves a two-year Professional Services Agreement (PSA)

with MCE Corporation for services required for Landscape, Parks, and Channel ways 

Maintenance for an amount not to exceed $705,000 per year for regular maintenance plus 

$50,000 in potential extra work and an additional one-time expense not to exceed $25,000 for 

initial clean-up work, and 

2. The City Council authorizes the City Manager to amend the Agreement to increase

compensation up to the contingency amount of 10% of the total agreement per year for 

landscape of newly developed areas and to execute extensions for up to five years and any 

minor amendments associated with the Agreement. 

************ 

The foregoing Resolution 2017-255 was passed and adopted by the Tracy City Council 
on the 5th day of December, 2017, by the following vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

COUNCIL MEMBERS: DEMENT, RANSOM, YOUNG, VARGAS, RICKMAN 

COUNCIL MEMBERS: NONE 

COUNCIL MEMBERS: NONE 

COUNCIL MEMBERS: NONE 

ATTACHMENT C



RESOLUTION ________ 
 

APPROVE AMENDMENT NO. 4 TO THE PROFESSIONAL SERVICES AGREEMENT 
WITH MCE, INC. FOR LANDSCAPE MAINTENANCE SERVICE TO AMEND THE ‘NOT 

TO EXCEED’ AMOUNT TO $900,000 ANNUALLY 
 

WHEREAS, Per Resolution 2017-255, the City Council approved an initial two-year 
Professional Services Agreement (Agreement) not to exceed seven years with MCE, Inc. (MCE) 
for landscape maintenance services, and 

 
WHEREAS, With the addition of the Tracy Hills and Ellis subdivisions, additional 

specially funded public landscaping are being added into the City’s inventory, and  
 
WHEREAS, These additional tracks of public landscaping were not included in the 

Agreement with MCE, Inc., as the City did not have any specifics on the amenities that would be 
installed nor estimates for the maintenance costs thereof; 

 
NOW, THEREFORE, BE IT RESOLVED, That the Tracy City Council hereby approves 

Amendment No. 4 to the Professional Services Agreement with MCE, Inc. for landscape 
maintenance services to amend the ‘not to exceed’ amount to $900,000 per year. 

 
* * * * * * * * 

 
The foregoing Resolution ________ was passed and adopted by the Tracy City Council on 

the 19th day of May 2020, by the following vote: 
 
AYES:  COUNCIL MEMBERS: 
 
NOES:  COUNCIL MEMBERS: 
 
ABSENT: COUNCIL MEMBERS: 
  
ABSTAIN: COUNCIL MEMBERS: 
 
 
              
       Mayor 
 
ATTEST: 
 
 
      
City Clerk 



May 19, 2020 

AGENDA ITEM 1.C 
REQUEST 

APPROVE THE FINAL SUBDIVISION MAP AND SUBDIVISION IMPROVEMENT 
AGREEMENT FOR TRACT 3958, TRACY HILLS VILLAGE 8B, AND AUTHORIZE THE 
CITY CLERK TO FILE THE SUBDIVISION IMPROVEMENT AGREEMENT WITH THE 
OFFICE OF THE SAN JOAQUIN COUNTY RECORDER 

EXECUTIVE SUMMARY 

City staff requests that the City Council approve the Final Subdivision Map for Tract 
3958, Tracy Hills Village 8B, for subdivision into 68 lots for single-family residential 
purposes.  Approval of the Final Subdivision Map will facilitate recordation of the Final 
Subdivision Map, the construction of in-tract improvements, and the issuance of the 
building permits to construct the residential houses.  Lennar Homes of California, Inc., a 
California corporation (Subdivider), has signed the Subdivision Improvement Agreement 
(SIA) and posted the required security to guarantee completion of the improvements 
required as a condition of approval of the Final Subdivision Map.   

DISCUSSION 

On April 5, 2016, the City Council approved the Small-Lot Vesting Tentative Subdivision 
Map for Tracy Hills Phase 1A, Tract 3788 (VTSM), pursuant to Resolution No. 2016-
066. The VTSM includes approximately 1,160 single-family residential lots, an
approximately 50 acre mixed-use business park/commercial retail area, three public
parks, school site, and numerous other Homeowners Association owned and maintained
parcels.  The Final Subdivision Map for Tract 3958, Tracy Hills Village 8B, consists of 68
single-family lots within the boundaries of the aforementioned approximately 1,160 lot
Tracy Hills Phase 1A Project.  Attachment A shows the overall Tracy Hills Phase 1A
project area and the location of the Final Subdivision Map for Tract 3958, Tracy Hills
Village 8B.

The Subdivider is requesting approval of the Final Subdivision Map for Tract 3958, 
Tracy Hills Village 8B, to create 68 single-family residential lots within the boundaries of, 
and in conformance with, the approved VTSM.  The Final Subdivision Map for Tract 
3958, Tracy Hills Village 8B (Attachment B) has been prepared on behalf of the 
Subdivider and reviewed by the Engineering Division. 

The Conditions of Approval for the VTSM require the Subdivider to design and construct 
certain on-site improvements as a condition of approval of the Final Subdivision Map 
pursuant to the Subdivision Map Act, the Subdivision Ordinance, and applicable City 
Standards.  Improvement Plans for the required improvements have been prepared on 
behalf of the Subdivider, and approved by the City Engineer. 

The Subdivision Improvement Agreement (Attachment C) addresses construction of 
Prospect Drive, Zink House Drive, Wilkins Lane, Longview Street, Sanderson Avenue, 
Mantle Drive and Leeds Lane, and other in-tract improvements associated with the 68 
lots that will be developed by the Subdivider as part of Village 8B.   
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The SIA is intended to replace and supersede the Inspection Improvement Agreement 
for Tract 3958, Tracy Hills Village 8B, that was approved by the City Council on March 
19, 2019 pursuant to Resolution No. 2019-047, and subsequently executed by the City 
and Subdivider, which allowed the Subdivider to proceed with the construction and 
installation of the required public improvements at its own risk prior to the Engineering 
Division’s completion of the review and approval of the appurtenant plans and 
specifications.      

The Subdivider has executed the SIA and posted the required security to guarantee 
completion of the improvements. 

The Final Subdivision Map has been reviewed as to its substantial compliance with 
approved Vesting Tentative Subdivision Map.  The SIA, and Final Subdivision Map are 
attached, and the Improvement Plans are on file with the City Engineer and are 
available for review upon request. 

Upon completion of all improvements, the City will accept the improvements for 
maintenance and will accept all offers of dedication of public right-of-way at that time. 

FISCAL IMPACT 

The Subdivider has paid the applicable engineering review fees, which include the cost 
of review of the Improvement Plans and processing the agreements.   

STRATEGIC PLAN 

This agenda item is consistent with the Council approved Economic Development 
Strategy to ensure physical infrastructure necessary for development. 

RECOMMENDATION 

Staff recommends that the Tracy City Council, by resolution, approve the Final 
Subdivision Map and Subdivision Improvement Agreement for Tract 3958, Tracy Hills 
Village 8B, and authorize the City Clerk to file the Subdivision Improvement Agreement 
with the Office of the San Joaquin County Recorder. 

Prepared by: Nanda Gottiparthy, PE, SNG & Associates, Inc. 

Reviewed by: Robert Armijo, PE, City Engineer / Assistant Development Services Director 
Karin Schnaider, Finance Director  
Andrew Malik, Assistant City Manager 

Approved by:  Jenny Haruyama, City Manager 

ATTACHMENTS 

Attachment A – Location Map 
Attachment B – Final Subdivision Map  
Attachment C – Subdivision Improvement Agreement 



AutoCAD SHX Text
SELLICK

AutoCAD SHX Text
SATNAM SANDHU

AutoCAD SHX Text
LANDS OF VIEIRA

AutoCAD SHX Text
LANDS OF RODGERS

AutoCAD SHX Text
CORRAL HOLLOW ROAD

AutoCAD SHX Text
CALIFORNIA AQUEDUCT

AutoCAD SHX Text
STATE  ROUTE  580

AutoCAD SHX Text
PARCEL A

AutoCAD SHX Text
PARCEL B

AutoCAD SHX Text
PARCEL C

AutoCAD SHX Text
PARCEL D

AutoCAD SHX Text
~

AutoCAD SHX Text
~

AutoCAD SHX Text
REMAINDER

AutoCAD SHX Text
UNSURVEYED

AutoCAD SHX Text
2

AutoCAD SHX Text
5

AutoCAD SHX Text
6

AutoCAD SHX Text
8

AutoCAD SHX Text
11

AutoCAD SHX Text
15

AutoCAD SHX Text
19

AutoCAD SHX Text
23

AutoCAD SHX Text
1

AutoCAD SHX Text
3

AutoCAD SHX Text
4

AutoCAD SHX Text
7

AutoCAD SHX Text
9

AutoCAD SHX Text
10

AutoCAD SHX Text
12

AutoCAD SHX Text
13

AutoCAD SHX Text
14

AutoCAD SHX Text
16

AutoCAD SHX Text
18

AutoCAD SHX Text
17

AutoCAD SHX Text
20

AutoCAD SHX Text
21

AutoCAD SHX Text
22

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
25 PM 168

AutoCAD SHX Text
TRACY HILLS

AutoCAD SHX Text
DRIVE

AutoCAD SHX Text
TRACY HILLS DRIVE

AutoCAD SHX Text
TRACY HILLS DRIVE

AutoCAD SHX Text
TRACT   NO. 3958 VILLAGE 8B

AutoCAD SHX Text
TRACY   HILLS      PHASE   1A

AutoCAD SHX Text
G:\JOB2012\121083-IP\CAD FILES\00-EXHIBITS\SIA EXHIBITS\V8B - ATTACH_A.DWG 2/19/2019 8:38:53 AM ALLYSON  2/19/2019 8:38:53 AM ALLYSON 2/19/2019 8:38:53 AM ALLYSON  ALLYSON ALLYSON GILLESPIE

AutoCAD SHX Text
ATTACHMENT "A"    

AutoCAD SHX Text
N



O))NER'S STAJEMENT 
WE, THE UNDERSIGNED, HEREBY STAlE THAT WE ARE All THE PARTIES HA"1NG RECORD TillE INlEREST IN THE 
LANDS SUBDIVIDED AND SHmw.. CN THIS FINAL MAP CF •TRACT NO. J958, SUBDIVISIONS CF SAN JOA.WIN 
COUNTY, TRACY HILLS "1l1AGE aa•, CITY OF TRACY, CALIFORNIA, AND WE HEREBY CONSENT TO THE 
PREPARATION AND ALING OF THIS ANAL MAP IN THE =CE OF THE COUNTY RECORDER OF SAN JOAQUIN 
COUNTY, CAUFCRNIA. 

THE REAL PROPERTY DESCRIBED BELOW IS DEDICA 1ED TO THE CITY OF TRACY, IN FEE, FOR PUBLIC PURPOSES: 
THE AREAS DESIGNAlED AS "PROSPECT DRIVE", "ZINK HOUSE DRIVE", "\\UJ<INS LANE", "LONGVIEW STREET", 
"SANDERSON AVENUE", "MANllE DRIVE", AND "LEEDS LANE" \\1THIN THE BOUNDARY OF THIS MAP ARE FOR THE 
PURPOSE OF PUBLIC STREETS. 

THE REAL PROPERTY DESCRIBED BELOW IS DEDICAlED TO THE CITY OF TRACY AS AN EASEMENT FOR PUBLIC 
PURPOSES: THE AREAS DESIGN A 1ED AS "l>UBLIC UTILITY EASEMENr OR "PUE." ARE FOR PUBLIC UTILITY 
PURPOSES, INCLUDING THE RIGHTS OF INGRESS, EGRESS, CONSTRUCTION, RECONSTRUCTION, ACCESS FOR 
MAINlENANCE OF WORKS, IMPROVEMENTS ANO STRUCTURES, AND THE Cl.EARING OF OBSTRUCTIONS ANO 
VEGETATION. 

THE REAL PROPERTY DESCRIBED BELOW IS RESERVED AS AN EASEMENT FM PRIVAlE PURPOSES: THE AREAS 
DESIGNA lED AS "LANDSCAPE MAINlENANCE EASEMENr OR "LME" ARE FOR LANDSCAPING PURPOSES. SAID AREAS 
SHALL BE CONVEYED TO THE HOMEOWNERS ASSOCIATION OF THIS SUBDl"1SION BY SEPARAlE INSTRUMENT. 

THE UNDERSIGNED HEREBY RELINQUISH TO THE PUBLIC FOREVER All ABUTlERS RIGHTS OF ACCESS FOR 
PEDESTRIAN AND VEHICLE INGRESS ANO EGRESS ACROSS THE LOT LINES SHOv.N THUSLY / / / / / / / / // / / , 
(LOTS 72, 85 AND 92 TO AND FROM PROSPECT DRIVE, LOTS 78, 79, 98 AND 99 TO AND FROM \\1LKINS LANE, 
LOT 105 TO AND FROM SANDERSON AVENUE, LOTS 107, 108 AND 132 TO AND FROM LONG\1EW STREET, LOT 117 
TO AND FROM PARCEL PPP OF TRACT NO. 3878, LOT 118 TO AND FROM MANllE DRIVE, LOTS 118, 119, 120, 
121, 122, 123, 124, 125, 126 ANO 127 TO ANO FROM TRACY HILLS DRIVE OF TRACT NO. 3878, LOTS 91 AND 127 
TO ANO FROM PARCEL EE OF TRACT NO. 3878, LOTS 128 AND 136 TO ANO FROM LEEDS LANE). 

DAlED THIS ___ DAY OF -------� 2019. 

Ov.NER: LENNAR HOMES OF CALIFORNIA, INC., A CALIFORNIA CORPORATION 
2603 CAMINO RAMON, SUllE 525 
SAN RAMON, CA 94583 

BY: ________ PRINT NAME: ________ TITLE: _____ _ 

O))NER's AQ<NQM.EDGEMENI 

A NOTARY PUBLIC CR OTHER OFFICER COMPL£11NG "THIS CERTIFICATE VERIFIES ONLY THE 
IDENTITY OF THE INDl\1DUAL WHO SIGNED THE DOCUMENT TO WHICH THIS CERTIFICAlE IS 
ATTACHED, AND NOT THE TRUTHFULNESS, ACCURACY, OR VALIDITY OF THAT DOCUMENT. 

STAlE OF CALIFORNIA 
COUNTY OF _____ _ ) ss 

ON =�=��=,,... 2019, BEFORE ME, THE UNDERSIGNED, A NOTARY PUBLIC 
F� THE STATE OF CALIFORNIA, PERSONALLY APPEARED ________ _ 

! WHO PROVED TO ME ON THE BASIS OF 5.A TISF ACTORY E"1DENCE TO BE THE PERSON(S) 

I 
WHOSE NAME(S) IS/ ARE SUBSCRIBED TO THE \\1THIN INSTRUMENT AND ACKNOWLEDGED

, TO ME THAT HE/ SHE/ THEY EXECUlED THE SAME IN HIS/ HER/ THEIR AUTHORIZED 

I �::iNi���R �� :���t:�� :':�J�������) 1!'���1:�':iio 
TH

�E 

I 
INSTRUMENT. 

I 

I CERTIFY UNDER PENALTY OF PER..URY UNDER THE LAWS OF THE STAlE OF CALIFORNIA 
THAT THE FOREGOING PARAGRAPH IS TRUE AND CORRECT. 

\\1TNESS MY HAND, 

SIGNATURE: __________ _ 

PRINT NAME: __________ _ 

MY COMMISSION NUMBER: ______ _ 

MY COMMISSION EXPIRES: _______ _ 

PRINCIPAL COUNTY OF BUSINESS: ____ _ 

TRACT NO. 3958 
SUBDIVISIONS or S.111 JOAQUIN COIJJffl' 

TRACY HILLS VILLAGE 88 

Bl!ING A SUBDIVllllON or LOT 25 Nl SHOWN ON TRACT NO. 3878 
RSCORDIID IAIIUARY 26, 2018 IN BOOK 43 or IIAPS AND PLATS AT PAGE 17 
AND "LOT II" Nl SHOWN ON TRACT NO. 3957 RECORDED DECEIIBER 28, 2018 

IN BOOK 43 OF IIAPS .AND PLATS AT PAGE 74 
omcw. RECORDS or SAN JOAQUIN COUlffl', 

BEING A PORTION OF SECTION 7, T. 3 S., R 5 E. 
IIOUNT DIABLO IIERIDWI 

CITY OF TRACY 
SAN JOAQUIN COUNTY, CALlFORNIA 

RUGGERI-JENSEN-AZAR 
CIVIL ENGINEERS, PLANNERS, SURVEYORS 

Pll!JSAlffl)N, CAUPORNIA 
IAIIUARY 2019 

JRUS]EE's SJAJEMENI 
THE UNDERSIGNED, FlRST AMERICAN TillE COMPANY, AS TRUSlEE UNDER THE DEED OF 

TRUST RECORDED SEPlEMBER 6, 2018 AS DOCUMENT NO. 2018-099760, 5.AN JOAQUIN 
COUNTY RECORDS DOES HEREBY JOIN IN AND CONSENT TO THE RECORD A TION OF THIS 
FINAL MAP. 

IN \\1TNESS WHEREOF, THE UNDERSIGNED HAVE EXECUlED THIS STAlEMENT ON THE 
___ DAY OF _______ 2019. 

FIRST AMERICAN TillE COMPANY 

BY: 
�N �AM�E�,

------
-

JRUSJEE'S AQ<NPM,EDGEMENI 

TillE 

A NOTARY PUBLIC OR OTHER OFACER COMPLEllNG THIS CERTIFICAlE VERIFIES ONLY THE 
IDENTITY OF THE IN0I"1DUAL WHO SIGNED THE DOCUMENT TO WHICH THIS CERTIFICA 1E IS 
ATTACHED, ANO NOT THE TRUTHFULNESS, ACCURACY, OR VALIDITY OF THAT DOCUMENT. 

STATE Of CALIFORNIA 
COUNTY OF _____ _ ) ss

ON _______ 2019, BEFORE ME, THE UNDERSIGNED, A NOTARY PUBLIC 
FOR THE STAlE OF CALIFORNIA, PERSONALLY APPEARED==..,,.,--,-,,-,,-,,--,-=,--,,.,.... 
WHO PROVED TO ME ON THE BASIS OF SATISFACTORY E"1DENCE TO BE THE PERSON(S) 
WHOSE NAME(S) IS/ ARE SUBSCRIBED TO THE \\1THIN INSTRUMENT AND ACKNO\\LEDGED
TO ME THAT HE/ SHE/ THEY EXECUlED THE SAME IN HIS/ HER/ THEIR AUTHORIZED 
CAPACITY(IES), ANO THAT BY HIS /HER /THEIR SIGNATURE(S) ON THE INSTRUMENT THE 
PERSON(S), OR THE ENTITY ON BEHALF OF WHICH THE PERSON(S) AClED, EXECUlED THE 
INSTRUMENT. 

I CERTIFY UNDER PENALTY Of PERJJRY UNDER THE LAWS Of THE STATE OF CALIFORNIA 
THAT THE FOREGOING PARAGRAPH IS TRUE AND CORRECT. 

\\1TNESS MY HAND, 

SIGNATURE: __________ _ 

PRINT NAME: __________ _ 

MY COMMISSION NUMBER: _______ _ 

MY COMMISSION EXPIRES: ______ _ 

PRINCIPAL COUNTY OF BUSINESS: ____ _ 

1-20& 

filllES;_ 
1. APPROVAL OF THIS FINAL TRACT MAP IS SUBJECT TO THE VESTING lENTATIVE MAP 

(APPLICATION NUMBER TSM13-0005) CONDITIONS OF APPROVAL DAlED APRIL 5, 2016. 

2. All FRONT CORNERS ARE TO BE REFERENCED 111TH A NAIL AND TAG AT THE TOP OF 
CURB ON LOT LINE PROJECTIONS, UNLESS OTHER\\1SE NOlED. 

3. All REAR CORNERS ARE TO BE REFERENCED 111TH A 3/4" IRON PIPE ANO CAP OR A 
NAIL AND TAG SET ON THE CORRESPONDING SIDE PROPERTY LINES ON A 2 FEET 
OFFSET AS TYPICAL!. Y SHOv.N BELOW, UNLESS OTHERWISE NOTED. 

LOT 

2' 

LOT LOT LOT 

RECOROER's SJAJEMENI 
Fll.ED THIS __ DAY OF ____ 2019, AT __ ___M,, IN BOOK ___ _ 
OF MAPS AND PLATS, AT PAGE ____ RECORDER'S SERIES NO. _____ _ 
AT THE REQUEST OF FIRST AMERICAN TillE COMPANY. 

FEE: $ ____ PAID 
STEVE J. BESTOCARIOES 
ASSESSOR/RECORDER/COUNTY CILERK 

BY: �0£P=o�1 r�coo=�M�i ynR�E�Co�RfflQ=[R 

JOB NO. 121083 SHEET 1 OF 10 SIIEBTS 
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RESOLUTION 2020-_____ 

 
APPROVING THE FINAL SUBDIVISION MAP AND SUBDIVISION IMPROVEMENT AGREEMENT 
FOR TRACT 3958, TRACY HILLS VILLAGE 8B, AND AUTHORIZING THE CITY CLERK TO FILE 

THE AGREEMENT WITH THE OFFICE OF THE SAN JOAQUIN COUNTY RECORDER  
  
 

WHEREAS, A Small-Lot Vesting Tentative Subdivision Map for Tracy Hills Phase 1A, Tract 
3788 (VTSM), with approximately 1,160 single-family residential lots, an approximately 50 acre 
mixed-use business park/commercial retail area, three public parks, school site, and numerous other 
HOA owned and maintained parcels, was approved by Tracy City Council on April 5, 2016, pursuant 
to Resolution No. 2016-066, and 
 
 WHEREAS, The Final Subdivision Map for Tract 3958, Tracy Hills Village 8B, consists of 68 
single-family residential lots within the boundaries of the aforementioned approximately 1,160 lot 
Tracy Hills Phase 1A Project, and  
 
 WHEREAS, The Conditions of Approval for the VTSM require the Subdivider to design and 
construct certain on-site improvements as a condition of approval of the Final Subdivision Map 
pursuant to the Subdivision Map Act, the Subdivision Ordinance, and applicable City Standards, and  
 

WHEREAS, The Improvement Plans, Specifications, and Cost Estimates for the required 
improvements have been prepared on behalf of the Subdivider, and approved by the City Engineer, 
and 

 
WHEREAS, The Subdivision Improvement Agreement (SIA) addresses construction of 

Prospect Drive, Zink House Drive, Wilkins Lane, Longview Street, Sanderson Avenue, Mantle Drive 
and Leeds Lane, and other in-tract improvements associated with the 68 lots that will be developed 
by the Subdivider as part of Tracy Hills Village 8B, and 

 
 WHEREAS, The SIA is intended to replace and supersede the Inspection Improvement 
Agreement for Tract 3958, Tracy Hills Village 8B, which was approved by the City Council on March 
19, 2019 pursuant to Resolution No. 2019-047, and subsequently executed by the City and 
Subdivider, and 
 

WHEREAS, The Subdivider has executed the SIA and has posted the required securities to 
guarantee completion of the improvements, and 
 
 WHEREAS, Upon completion of all improvements, the City will accept the improvements and 
will accept all offers of dedication of public right-of-way, and 
 
 WHEREAS, The Subdivider will pay for the cost of engineering inspection and processing 
the agreement; 
 
 NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy hereby 
approves the Final Subdivision Map and Subdivision Improvement Agreement for Tract 3958, Tracy 
Hills Village 8B, and authorizes the City Clerk to file the Subdivision Improvement Agreement with 
the Office of the San Joaquin County Recorder. 
 
 

* * * * * * * * * * * * * 
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The foregoing Resolution 2020-_____ was passed and adopted by the Tracy City Council on 

the 19th day of May 2020, by the following vote: 
 
 
AYES:  COUNCIL MEMBERS: 
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 
 

______________________________ 
MAYOR 

 
ATTEST: 
 
 
______________________________ 
CITY CLERK 



May 19, 2020 

AGENDA ITEM 1.D 

REQUEST 

APPROVE CITY OF TRACY TRANSIT DIVISION TITLE VI PROGRAM AND 
LANGUAGE ASSISTANCE PLAN FOR TRACER FIXED ROUTE AND PARATRANSIT 
SERVICES 

EXECUTIVE SUMMARY 

The City of Tracy receives funding from the Federal Transit Administration and is 
required to meet the regulations under Title VI of the Civil Rights Act of 1964. The Title 
VI program must be updated every three years and be approved by City Council.  

DISCUSSION 

The City of Tracy’s Title VI Program for the Transit Division is a requirement for Federal 
Transit Administration (FTA) funding. Section 601, under Title VI of the Civil Rights Act 
of 1964, states the following: “No person in the United States shall, on the ground of 
race, color, or national origin, be excluded from participation in, be denied the benefits 
of, or be subjected to discrimination under any program or activity receiving Federal 
financial assistance.”  

FTA Circular 4702.1B provides recipients of FTA financial assistance with guidance and 
instructions to carry out United States Department of Transportation Title VI regulations 
(49 CFR Part 21).  City of Tracy is updating its Transit Division Title VI Program and 
Language Assistance Plan to be compliant with FTA’s requirement that programs be 
updated every three years.  One of the requirements to remain in compliance is to have 
the plan approved by the City Council. 

The approved Transit Division Title VI Program and Language Assistance Plan will be 
on file at the Tracy Transit Station and available on the City’s website. 

Once approved by the City Council, the document will be submitted to FTA for review 
and final approval. 

STRATEGIC PLAN 

This agenda item is a routine operational item and does not relate to the Council’s 
Strategic Plans. 

FISCAL IMPACT 

Approval of the City of Tracy Transit Division Title VI Program and Language Assistance 
Plan is required for continued FTA funding. 
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RECOMMENDATION 

That the City Council adopt a resolution approving the City of Tracy Transit Division Title 
VI Program and Language Assistance Plan for Tracer Fixed Route and Paratransit 
services. 

Prepared by: Ed Lovell, Management Analyst II 

Reviewed by:  Brian MacDonald, Parks & Recreation Director 
Karin Schnaider, Finance Director 
Midori Lichtwardt, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 

ATTACHMENTS: 

Exhibit A – City of Tracy Title VI Program & Limited English Proficiency Plan 
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Title VI Plan 
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TRACER Fixed Route & Paratransit Systems 
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                                               City of Tracy TRACER Title VI Plan 
                                              TRACER Fixed Route and Paratransit Systems 
 
I. Plan Statement  
 
Title VI of the Civil Rights Act of 1964 prohibits discrimination on the basis of race, color, or national 
origin in programs and activities receiving Federal financial assistance.  
 
Section 601 under Title VI of the Civil Rights Act of 1964 states the following: 
“No person in the United States shall, on the ground of race, color, or national origin, be excluded from 
participation in, be denied the benefits of, or be subjected to discrimination under any program or 
activity receiving Federal financial assistance.”  
 
City of Tracy TRACER is committed to ensuring that no person is excluded from participation in, or 
denied the benefits of its transit services on the basis of race, color, or national origin, as protected by 
Title VI in Federal Transit Administration (FTA) Circular 4702.1B. 
 
This plan was developed to guide the City of Tracy TRACER in its administration and management of 
Title VI-related activities.  
 
Title VI Coordinator Contact Information  
 

Jayne Pramod, Transit Coordinator 
50 E. 6th Street 

Tracy, California 95376 
Phone: (209)831-6214 

E-mail: jayne.pramod@cityoftracy.org 
 
II. Title VI Information Dissemination  
 
Title VI information posters shall be prominently and publicly displayed in the City of Tracy’s transit 
facility and on revenue vehicles. The name of the Title VI coordinator is available on the City of Tracy’s 
website, at www.ridetracer.com. Additional information relating to nondiscrimination obligation can be 
obtained from the City of Tracy TRACER Title VI Coordinator. The City of Tracy provides transit 
service through a Contractor, MTM Inc. (“Contractor”).  
 
Title VI information shall be disseminated to City of Tracy’s TRACER employees and Contractor’s 
employees annually via the Employee Education form (see Appendix A). This form reminds employees 
of the City of Tracy’s policy statement, and of their Title VI responsibilities in their daily work and 
duties.  
 

 

http://www.ridetracer.com/
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During New Employee Orientation, new employees shall be informed of the provisions of Title VI, and 
the City of Tracy TRACER expectations to perform their duties accordingly.  
City of Tracy Transportation Division Employees and Contractor’s General Manager shall be provided a 
copy of the Title VI Plan. 
 
 
 
III. Subcontracts, Vendors and Sub-recipient   
 
All subcontractors and vendors who receive payments from City where funding originates from any 
federal assistance are subject to the provisions of Title VI of the Civil Rights Act of 1964 as amended.  
 
Written contracts shall contain non-discrimination language, either directly or through the bid 
specification package which becomes an associated component of the contract.  
 
City of Tracy does not have any sub-recipients. 
 
 
IV. Record Keeping:  
 
The Title VI Coordinator will maintain permanent records, which include, but are not limited to copies 
of Title VI complaints or lawsuits and related documentation, records of correspondence to and from 
complainants, and Title VI investigations. 
 
V. Title VI Complaint Procedures  
 
How to file a Title VI Complaint?  
The complainant may file a signed, written complaint up to one hundred and eighty (180) days from the 
date of the alleged discrimination. The complaint should include the following information:  
 

• Your name, mailing address, and how to contact you (i.e., telephone number, email address, etc.)  
• How, when, where and why you believe you were discriminated against. Include the location, 

names and contact information of any witnesses.  
• Other information that you deem significant  

 
 
Verbal complaints will be accepted and transcribed by the Title VI Coordinator for any complainant 
unable to complete the form. Verbal complaints may be filed in person at City of Tracy Transit Station, 
50 E. Sixth Street or by phone 209-831-6214 
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A complainant may file a complaint directly with the United States Department of Transportation and/or 
the California Department of Transportation. If a complaint is filed with the City of Tracy TRACER and 
an external entity simultaneously, the external complaint may  
supersede the complaint to the City of Tracy and the internal complaint procedures will be suspended 
pending the external entity’s findings.  
 
Within 15 business days of receipt of a formal complaint, the Title VI Program Coordinator will send 
the complainant an acknowledgement letter and begin an investigation (unless the complaint is filed 
with an external entity first or simultaneously). The investigation will address complaints filed against 
transit service offered by the City of Tracy TRACER and will include discussion(s) of the complaint 
with all affected parties. City of Tracy TRACER will provide appropriate assistance to complainants 
who have difficulty with disabilities, or who are limited in their ability to communicate in English. 
Failure of the complainant to provide requested information within 15 business days of the date of the 
City of Tracy TRACER information request letter may result in the administrative closure of the 
complaint. The complainant may be represented by a representative of his or her choosing and may 
bring witnesses and present testimony and evidence in the course of the investigation. 
 
The Title VI Complaint Form (see Appendix C) may be used to submit the complaint information. The 
complaint may be filed in writing with Jayne Pramod at the following address:  
 

City of Tracy 
Attn: Title VI Coordinator 

Jayne Pramod, Transit Coordinator 
50 E. 6th Street 

Tracy, California, 95376 
  
NOTE: City of Tracy TRACER encourages all complainants to certify all mail that is sent through the 
U.S. Postal Service and/or ensure that all written correspondence can be tracked easily. For complaints 
originally submitted by facsimile, an original, signed copy of the complaint must be mailed to the Title 
VI Coordinator as soon as possible, but no later than 180 days from the alleged date of discrimination.  
 
What happens to the complaint after it is submitted? 
 
All complaints alleging discrimination based on race, color or national origin in a service or benefit 
provided by City of Tracy TRACER will be directly addressed by City. City of Tracy TRACER shall 
also provide appropriate assistance to complainants, including those persons with disabilities, or who are 
limited in their ability to communicate in English. Additionally, City of Tracy TRACER shall make 
every effort to address all complaints in an expeditious and thorough manner.  
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A letter acknowledging receipt of complaint will be mailed within seven calendar days (Appendix D). 
Please note that in responding to any requests for additional information, a complainant's failure to 
provide the requested information may result in the administrative closure of the complaint. 
 
How will the complainant be notified of the outcome of the complaint?  
 
City of Tracy TRACER will send a final written response letter (see Appendix E or F) to the 
complainant. In the letter notifying complainant that the complaint is not substantiated (Appendix F), the 
complainant is also advised of his or her right to 1) appeal within seven calendar days of receipt of the 
final written decision from City of Tracy, and/or 2) file a complaint externally with the appropriate 
federal agency. Every effort will be made to respond to Title VI complaints within 60 working days of 
receipt of such complaints, if not sooner.  
 
Once sufficient information for investigating the complaint is received by City of Tracy, a written 
response will be drafted subject to review by the City attorney. If appropriate, City of Tracy attorney 
may administratively close the complaint. In this case, City of Tracy TRACER will notify the 
complainant of the action as soon as possible.  
 
In addition to the complaint process described above, a complainant may file a Title VI complaint with 
the following office:  
 
Federal Transit Administration (FTA)  
Region IX 
Attention: Title VI Coordinator  
201 Mission Street, Suite 1650 
San Francisco, CA 94105 
 
VI. Limited English Proficiency (LEP) Plan 
  
Please see 'City of Tracy TRACER Limited English Proficiency Plan'. 
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Appendix A: Employee Annual Education Form 
 
 
 
 
 
 
Title VI Policy  
 
Policy: 
 
City of Tracy TRACER is committed to ensuring that no person, on the basis of race, color, national 
origin, will be excluded from participation in or subjected to discrimination in the level and quality of 
transit services or related benefits provided by the City of Tracy TRACER employees, affiliates, and 
contractors. 
 
No person shall, on the grounds of race, color or national origin, be excluded from participation in, be 
denied the benefits of, or be subjected to discrimination under any program or activity receiving federal 
financial assistance.  
 
All employees of the City of Tracy TRACER and its affiliates are expected to consider, respect, and 
observe this policy. Citizen questions or complaints shall be directed to City of Tracy Title VI 
Coordinator. 
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                                  Appendix B: Acknowledgement of Receipt of Title VI Plan 
 
 
I hereby acknowledge receipt of the City of Tracy TRACER Title VI Plan. I have read the plan and am 
committed to ensuring that no person is excluded from participation in, or denied the benefits or services 
delivered by the City on the basis of race, color, or national origin, as protected by Title VI.  
 
 
_________________________________  
Your signature  
 
_________________________________  
Print your name 
 
________________________________ 
Date 
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Appendix C:   TITLE VI COMPLAINT FORM 
                                                
 
 
 
 
 
 
 
 
 
 
 
 
 
SECTION 3 
 

 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 

     

 
                                          City of Tracy TRACER 
           Title VI & Related Statutes Discrimination Complaint Form 

            

PERSONAL INFORMATION NOTICEPursuant to the Federal Privacy Act (P.L.93-579) and the 
Information Practices Act of 1977 (Civil Code Sections 1798, et seq.), notice is hereby given for the 
request of personal information by this form. The requested personal information is voluntary. The 

principal purpose of the voluntary information is to facilitate the processing of this form  The failure to 
                  

                  
                

          
     

 
SECTION 1 
 
Name of Complainant:_______________________________________________________________ 
 
Mailing Address: ___________________________________________________________________ 
 
City: _______________________________ State: _____________ Zip Code: ___________________ 
 
Phone: (______) __________________________E-mail:____________________________________ 
 
What is the most convenient time for us to contact you about this 
complaint?_____________________________ 
 
 
Citizen        Employee  Applicant  Vendor 
 
Accessible format requirements? Large print  Audio tape  Other: ___________________________ 
 
SECTION 2 
 
Are you filing this complaint on your own behalf?  Yes/ No 
 
If you answered yes to this question, go to Section 3. 
 
If not, please supply your name and your relationship to the person for whom you are complaining: 
 
Name: __________________________________Relationship: _____________________________ 
 

 
Please explain why you have filed for a third party: 
__________________________________________________ 
 
Please confirm that you have obtained the permission of the aggrieved party if you are filing on behalf of 
the third party: Yes/ No 
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SECTION 3 
 
 I believe the discrimination I experienced was based on (check all that apply): 
 
Race   Color  National Origin:________________________ 
 
Date of Occurrence: ______________________________________ 
  
Location of Occurrence: _____________________________________________________________ 
 
Please include the earliest and most recent dates of discrimination. 
  
Name(s) & Title(s) of the person(s) I believe discriminated against me: 
___________________________________________________________________________________ 
 
___________________________________________________________________________________ 
 
The action or decision which caused me to believe I was discriminated against is as follows: 
(Please explain as clearly as possible what happened and why you believe your benefits were denied, 
delayed, or affected. Include how other persons were treated differently from you. Attach additional 
page(s), if necessary) 
___________________________________________________________________________________

___________________________________________________________________________________ 

___________________________________________________________________________________ 

___________________________________________________________________________________ 

 Please list any and all witness names and phone numbers: 
___________________________________________________________________________________ 
 
___________________________________________________________________________________ 
 
___________________________________________________________________________________ 
 
___________________________________________________________________________________
 
Please state the remedy or action you are seeking for the alleged discrimination: 
___________________________________________________________________________________

___________________________________________________________________________________

___________________________________________________________________________________ 

The law prohibits retaliation against anyone because he/she has taken action, or participated in an 
action, to secure rights protected by these laws. If you feel you have been retaliated against (separate 
from the discrimination alleged above), please explain the circumstances below: 
___________________________________________________________________________________
___________________________________________________________________________________ 



11 
 

 

 
SECTION 4 
Have you previously filed a Title VI & Related Statutes complaint with this agency? 
Yes   No 
 
SECTION 5 
Have you filed, or intend to file, this complaint with any other Federal, State, or local agency, or with any Federal 
or  State Court? 
Yes   No 
 
If yes, check all that apply: 
U.S. Equal Employment Opportunity Commission   Dept. of Fair Employment & Housing 
Federal Highway Administration/ U.S. Dept. of Transportation (USDOT)   Federal Transit 
Administration/USDOT  Federal or State   Court Local Agency 
 
Please provide information about a contact person at the agency/court where the complaint was filed: 
 
Name: _____________________________________ Title: ______________________________________ 
 
Agency/Court: __________________________________________________________________________ 
 
Address: _______________________________________________________________________________ 
 
Telephone Number: _________________________________________ 
 
Date Filed: ____________________Case Number:_________________Date of Trial/Hearing___________ 
 
 
 
You may attach additional written materials or other information you think is relevant to your complaint. 
Note: The use of the complaint form is not mandatory. You may submit your complaint in any form that 
includes your signature. Please sign and date the complaint form below. 
 
I certify that the above information is true and correct to the best of my knowledge. 
 
Signature:________________________ Printed Name:_____________________ Date: _________________ 
 
 
Please return to:  

  Jayne Pramod 
  City of Tracy Title VI Coordinator 
  50 E. Sixth Street 
  Tracy, CA 95376 
 
 
ADA Notice: Upon request, reasonable accommodation will be provided in completing this form, or copies of the form will be provided in 
alternative formats. Contact the ADA / Section 504 Coordinator at the address listed above, via telephone (209) 831- 6214 or via  
fax (209) 836 – 8955 or via e-mail at Jayne.pramod@cityoftracy.org 
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AVISO DE INFORMACÓN PERSONAL 

De acuerdo con la Ley de Información Confidencial Federal (P.L. 93-579) y el Acto de Prácticas de 
Información de 1977 (Secciones de Código daes Civiles 1798, y seq.), el aviso es por este medio dado 
para la petición de la información personal por esta forma. La información personal solicita voluntaria. 
El objetivo principal de la información voluntaria es facilitar el procesamiento de esta forma. La falta de 
proporcionar toda o cualquier parte de la información solicitada puede retrasar el procesamiento de esta 
forma. Ninguna revelación de la información personal será hecha a menos que no permisible bajo el 
Articulo 6, la Seccion 1798.24 del IPA de 1977. Cada individuo tiene el derecho sobre petición e 
identificación apropiada, inspeccionar toda la información personal en cualquier registro mantenido en 
el individuo por una identificación particular. 
 
SECCIÓN 1 
Nombre de 

Demandante:___________________________________________________________________ 

Domicilio: ________________________________________________________________________ 

Ciudad: __________________________________ Estado: _____________ Código postal: 

_______________ 

Teléfono: (______) ______________________________  

E-mail:________________________________ 

Ciudadano  Empleado  Solicitante  Vendedor 

¿Requisitos de formato accesible? Letra grande Cinta de audio Otros: 

__________________________ 

 
SECCIÓN 2 
¿Está presentando esta queja por si mismo? Sí  No 

Si respondió sí a esta pregunta, vaya a la sección 3. 

Si no es así, por favor proporciones el nombre y el parentesco con la persona por la cual presenta su 

queja: 

Nombre: ___________________________________    

Parentesco: _______________________________ 

                                   Ciudad de Tracy 
Formulario de Queja de Título VI Estatutos Relacionados 
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Por favor explique por qué está declarando por un tercero: 

________________________________________ 

Por favor confirme que ha obtenido la autorización de la parte perjudicada si está presentando en 

nombre de un tercero: Sí   No 

 
 
 
 
 
 
 
SECCIÓN 3 
 
Yo creo que la discriminación que experimenté fue basado en (marque todo lo que corresponda): 
 
Raza  Color  Origen nacional:________________________ 
Fecha del hecho:  ______________________________________ 

Lugar del hecho:  ____________________________________________________________________ 

 
Por favor, incluya las fechas más tempranas y más recientes de discriminación. 
 
Nombre(s) y oficio(s) de la(s) persona(s) que creo me discriminaban: 

______________________________________________________________________________ 

_____________________________________________________________________________ 

 
La acción o decisión que me llevó a creer que fui discriminado es lo siguiente: 
(Por favor explica tan claramente como posible lo que ocurrió y la razón que usted cree que sus 
beneficios fueron negados, diferidos o afectados. Incluya información sobre como otras personas fueron 
tratada en una manera diferente de usted. Puede adjuntar páginas adicionales, si es necesario.) 
______________________________________________________________________________ 
______________________________________________________________________________ 
______________________________________________________________________________ 
______________________________________________________________________________ 
 
Por favor escriba los nombres y los números de teléfono de cualquier o todos los testigos: 
______________________________________________________________________________ 
______________________________________________________________________________ 
 
 
Por favor indique lo que usted piensa ave debería hacerse para resolver la queja: 
______________________________________________________________________________ 
______________________________________________________________________________ 
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______________________________________________________________________________ 
 
Las leyes prohíben represalias contra cualquier persona porque él/ella ha tomado medidas,  
o participado en una acción, para garantizar los derechos protegidos por estas leyes.  
Si usted siente que ha sido victima de represalias (separada de la discriminación alegada arriba), 
explique las circunstancias siguientes: 
______________________________________________________________________________ 
______________________________________________________________________________ 
______________________________________________________________________________ 
 
 
 
SECCIÓN 4 
¿Ha presentado previamente una queja de Título VI y Estatutos Relacionados con esta agencia? 
Sí   No 
 
SECCIÓN 5 
 
¿Ha presentado esta queja con otra agencia Federal, Estatal o Local o con cualquier Corte Federal o 
Estatal? Yes No 
 
En caso que sí, marque lo que corresponda: 
 
Comisión de Igualdad de Oportunidades en el Empleo   Dept. de Empleado y Alojamiento Justo 
Administración de Carretera Federal/Departamento de Transportación de EE.UU. (USDOT)  
Administración de Tránsito Federal de EE.UU. /USDOT  Corte Federal o Estatal   Agencia Local 
 
Por favor proporcione información sobre una persona de contacto en la agencia/tribunal donde se 
presentó la queja: 
 

Nombre: _____________________________________  

Título: __________________________________ 

Agencia/Corte: _____________________________________________________ 

Domicilio: _________________________________________________________ 

Número de teléfono: ____________________________________________ 

Fecha archivado:___________________ Número de caso:________________  

Fecha de juicio:______________ 

 

Puede agregar materiales escritos adicionales o otra información que considere relativa a su 
queja. 
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Nota: El uso de la forma de queja no es obligatorio. Usted puede presentar su queja en cualquier 
forma que incluya su firma. Por favor, firma y fecha el formulario de queja a continuación. 
 
Certifico que la información mencionada es verdadera y correcta a mi conocimiento. 
 
Firma:_______________________ Nombre  escrito:_____________________  
Fecha: ________________ 
 
Por favor envíar a:  
Jayne Pramod, City of Tracy Title VI Coordinator 
50 E. Sixth Street 
Tracy, CA 95376 
 
A petición, ajustes razonables serán proporcionados para completar este formulario, o se proporcionará 
copias del formulario en formatos alternativos. Póngase en contacto con el Coordinador del 
ADA/Sección 504 en la dirección mencionada anteriormente, a través del teléfono (209) 831 -6214 o 
por correo electrónico Jayne.pramod@cityoftracy.org 
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Appendix D: Letter Acknowledging Receipt of Complaint  
 
 

 
 
 
Today’s Date  
 
Ms. Jane Doe  
1234 Main St.  
Tracy, CA 95376 
  
Dear Ms. Doe:  
This letter is to acknowledge receipt of your complaint against the City of Tracy TRACER alleging 
__________________________________________________________________________.  
An investigation will begin shortly. If you have additional information you wish to convey or questions 
concerning this matter, please feel free to contact this office by telephoning (209) 831-6214, or write to 
me at this address.  
 
Sincerely,  
 
 
 
Jayne Pramod, Transit Coordinator 
Title VI Coordinator 
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Appendix E: Letter Notifying Complainant that the Complaint Is Substantiated  
 
 

 
 
 
Today’s Date  
 
Ms. Jane Doe  
1234 Main St.  
Tracy, CA 95376  
 
Dear Ms. Doe:  
The matter referenced in your letter of ______________ (date) against the City of Tracy TRACER 
alleging Title VI violation has been investigated.  
 
(An/Several) apparent violation(s) of Title VI of the Civil Rights Act of 1964, including those 
mentioned in your letter (was/were) identified. Efforts are underway to correct these deficiencies.  
 
Thank you for calling this important matter to our attention. You were extremely helpful during our 
review of this matter. (If a hearing is requested, the following sentence may be appropriate.) You may 
be hearing from this office, or from Federal authorities, if your services should be needed during the 
administrative hearing process.  
 
Sincerely,  
 
 
 
Jayne Pramod, Transit Coordinator 
Title VI Coordinator 
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Appendix F: Letter Notifying Complainant that the Complaint Is Not Substantiated 
 
 

 
 
 
Today’s Date  
 
Ms. Jane Doe  
1234 Main St.  
Tracy, CA 95376  
 
Dear Ms. Doe:  
The matter referenced in your complaint of ______________ (date) against the City of Tracy alleging 
_______________________________ has been investigated.  
 
The results of the investigation did not indicate that the provisions of Title VI of the Civil Rights Act of 
1964, have in fact been violated. As you know, Title VI prohibits discrimination based on race, color, or 
national origin in any program receiving Federal financial assistance.  
 
The City has analyzed the materials and facts pertaining to your case for evidence of the City’s failure to 
comply with any of the civil rights laws. There was no evidence found that any of these laws have been 
violated.  
 
I therefore advise you that your complaint has not been substantiated, and that I am closing this matter in 
our files.  
 
You have the right to appeal this decision within seven calendar days of receipt of this final written 
decision from the City to the appropriate Federal agency.  
 
Thank you for taking the time to contact us. If I can be of assistance to you in the future, do not hesitate 
to contact me.  
 
Sincerely,  
 
 
 
Jayne Pramod, Transit Coordinator 
Title VI Coordinator 



19 
 

      Appendix G: Notice to Beneficiaries  
 
 

Title VI of the Civil Rights Act of 1964 prohibits discrimination on the basis of race, color, or national 
origin in programs and activities receiving Federal financial assistance. Specifically, Title VI provides 
that "no person in the United States shall, on the ground of race, color, or national origin, be excluded 
from participation in, be denied the benefits of, or be subjected to discrimination under any program or 
activity receiving Federal financial assistance" (42 U.S.C. Section 2000d).  
 
The City of Tracy is committed to ensuring that no person is excluded from participation in, or denied 
the benefits of services it provides on the basis of race, color, or national origin.  
 
If you feel you are being denied participation in or being denied services provided by the City of 
Tracy, or otherwise being discriminated against because of your race, color, national origin, you 
may contact:  

 
City of Tracy  

Jayne Pramod, Transit Coordinator 
50 E. 6th Street 

Tracy, California 95376 
Phone: (209)831-6214  

 
For more information, visit our website at www.ridetracer.com  
 
 
 
 
 
 
 
 
 
 
 
 

 

http://www.ridetracer.com/
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City of Tracy TRACER Public Participation Plan 

 
PUBLIC PARTICIPATION  
City of Tracy Transit System, TRACER, has Public Participation Plan for ensuring compliance with 
FTA requirements for a locally developed public participation process to allow, encourage and monitor 
citizen participation in transit decision-making process, with special attention paid to soliciting input 
from low-income, minority, and Limited English Proficient (LEP) populations that are traditionally 
under-represented.  In addition, the City will ensure that all citizens are afforded the right to be involved 
in the public participation process regardless of race, color, national origin, as required by Title VI of the 
Civil Rights of 1964 and Related Statutes, or any other criteria prohibited by law.  
 
City of Tracy recognizes the importance of participating in a wide variety of public meetings and 
workshops to share information about transit programs, activities, and services in order to collect 
information from users of TRACER bus services. A summary of Outreach Activities performed in this 
reporting is attached as Appendix H 
 
It is through these conversations that transit staff receives input regarding transit issues and concerns 
from disadvantaged citizens, including senior citizens, minorities, low-income, and persons with 
physical or cognitive disabilities. All transit-sponsored meetings or activities are conducted in ADA 
accessible locations and have ready access to public transit services (fixed-route and paratransit).  
 
Information on public outreach meetings is widely disseminated on City of Tracy website, at the Transit 
Station, on the buses, and through social service agencies to maximize awareness that all transit users 
and interested citizens are welcomed as part of the decision making process. 
 
 
Procedures for City of Tracy TRACER  
 
City of Tracy Transit System, TRACER, services follow the public participation procedures outlined 
below to ensure that minority and Limited English Proficient (LEP) 
Populations are included in Transit service decisions related to major service changes, fare increases and 
Program of Projects (POP). 

 
A major change in service includes: 
• Reduction in total system vehicle hours of 25% or more; 
• Elimination of service in an area with population of 2,000 or more; 
• Elimination of service on one or more days of the week; or 
• Changing the type of transit service in an area with population of 2,000 or more. 
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A fare increase includes: 
• Increase in single ride fare for any transit service including other fare categories; or 
• Decrease in the discounts offered for fare categories. 
 
Process 
For any major service change or any fare increase as defined above, the City of Tracy will schedule a 
public hearing to present the proposed change(s) and obtain public comment. In addition, the City will 
present the proposed changes and request comments at the Social Services Transportation Advisory 
Committee (SSTAC) public meeting and Transportation Advisory Commission (TAC) public meeting. 
All public comments received will be addressed at the respective meeting to the extent possible. If it is 
not possible to address the comment at the meeting in which it is given, staff will give further evaluation 
to the comment and provide a recommendation. 

The Social Service Transportation Advisory Council (SSTAC), created by Senate Bill (SB) 498 to 
meet requirements in state law, advises the Board on transit related issues for traditionally under-
represented and underserved populations such as the elderly, disabled, low-income, and minority (i.e. 
Black, Hispanic, Asian American, Native American/ Alaskan Native, and Pacific Islander) community 
groups. It annually participates in the identification of transit needs in the region via the Unmet Transit 
Needs process and makes recommendations to the Board in their annual unmet transit needs 
determination and finding.  The SSTAC meets jointly with the ITC on a monthly basis. The meetings 
are generally scheduled for 3:00 PM on the Monday following the Board meeting. The meetings are 
open to the public. Meeting agendas can be found on SJCOG website https://www.sjcog.org/ 
Membership of this committee is comprised of residents of San Joaquin County who are seniors, social 
service providers, transit users, and disabled. Members of SSTAC are appointed by the SJCOG Board.  

Transportation Advisory Commission (TAC) appointed by City Council, to be advisors to the City 
Council, review or comment upon, address various public transportation issues, advise on service levels 
and routes. Recommend rules and procedures governing public transportation service programs, 
equipment and facilities considering regulatory guidelines, service improvements, coordination, 
efficiencies, protection of property, service improvements and activities of persons utilizing 
transportation service and facilities. Recommend rates, fares, user fees, charges and deposits for the use 
of transportation service programs and facilities. Review surveys and facilitate public input on public 
transportation programming and facility usage. Identify transportation infrastructure needs and 
recommend allocation of funds for capital expenditures related to transportation improvements. Review 
grants, budgets, facility developments and designs, and transportation programs.  Advise the Council on 
the subject of comprehensive citywide public transportation master planning and development.  Review, 
monitor, and make long-range recommendations concerning public transportation and connectivity 
sections of related environmental impact reports of development projects during the public review 
period and other similar documents.  Recommend and promote marketing strategies for community 
outreach programs in order to strengthen the transportation image, increase usage, and integrate its role 
within the community. Recommend to the Council, after public input, the adoption, amendment or 
repeal of ordinances, resolutions, or requirements pertaining to public transportation within the City.  
Meetings are held on the second Thursday of each month, at the Tracy Transit Station, 50 E. Sixth 
Street, Tracy, California.  The agendas for the advisory committees are posted at City Hall, Tracy 
Transit Station and Tracy Library at least 72 hours before the meeting. Also, the agenda and the staff 
report package is posted on our website at www.cityoftracy.org and copies are made available at the 
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Tracy Transit Station office during typical business hours.  TAC meetings are held outside of typical 
business hours to provide the greatest opportunity for members of the public to participate.  Time is 
available at the beginning of each TAC meeting for public to address issues not on the agenda.  In 
addition, the public is provided the opportunity to address the Commission on each agenda item after 
staff has provided the staff report. A list of the TAC members is provided on the City website 
(www.cityoftracy.org)  
 
TRANSPORTATION ADVISORY COMMISSION MEMBERS  
 
Rajnish Khanna 
Appointed:  November 5, 2018 
Term Expires:  April 30, 2021 
Race: East Indian 

Alvin D. Vaughn 
Appointed:  May 1, 2018 
Term Expires:  April 30, 2022 
Race: African American 

Jacob Hunter 
Appointed:  May 1, 2019 
Term Expires:  April 30, 2023 
Race: Caucasian 
 

   
Roderick Stevenson 
Appointed:  May 1, 2018 
Term Expires: April 30,2022 
Race: African American 
 

Tim Silva 
Appointed:  December 3, 2013 
Term Expires:  April 30, 2018 
Race: Caucasian  

Alice English 
Appointed: September 5, 2017 
Term Expires:  April 30, 2021 
Race:  Hispanic  

Garry Cooper 
Appointed: April 17, 2019 
Term Expires:  April 30, 2021 
Race: African American 
 

 
 

 

Brown Act (Government Code sections 54950-54962)  
Transportation Advisory Commission meetings must comply with the Ralph M. Brown  
Act (Brown Act), which governs all public meetings and actions of governing boards or local and 
regional public agencies and their created bodies. Requirements of the Brown Act also apply to any 
committee or other subsidiary body of a local or regional agency, whether permanent or temporary, 
decision making or advisory, which is created by such a governing board. The Brown Act sets minimum 
standards for open meetings relative to access to the public, location of meetings, notice posting, agenda 
distribution, and public input. It is City of Tracy’s aim to achieve and exceed these minimum 
requirements. 
 
The primary source of service and fare changes will be the Short Range Transit Plan and its approval 
will fulfill these requirements. Consistent with all City public hearings, legal notice of public hearings 
will be published in a local newspaper of general distribution at least 14 days prior to the public hearing. 
Additional notices will be placed at City Hall, City of Tracy Transit Station, on transit vehicles, and on 
the City’s Transit webpage (www.ridetracer.com). The public hearing will be scheduled at a time and 
place accessible to and convenient for the general public to attend. A staff person will record and 
prepare formal minutes of the public hearing. 
 
 
 
 

http://www.cityoftracy.org/
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Program of Projects 
San Joaquin Council of Governments (SJCOG) is the Metropolitan Planning Organization for San 
Joaquin County. The City of Tracy relies on SJCOG’s public participation process to satisfy its public 
participation requirements for the Program of Projects (POP). SJCOG has a Public Participation Plan 
that was adopted by the SJCOG Board on April 24, 2014. SJCOG provides outreach to a number of 
minority and Limited English Proficient organizations, including but not limited to: 
African American Chamber of Commerce of San Joaquin County 
Asian Pacific Self-Development Residential Association 
California Miwok Tribe 
California Tribal Partnership 
Candelaria American Indian Council 
Central Valley Asia-American Chamber of Commerce 
El Concilio (Council for the Spanish-Speaking) 
Lao Family Community of Stockton, Inc. 
Lao Khmu Association, Inc. 
NAACP, Stockton Branch 
San Joaquin Hispanic Chamber of Commerce 
United Cambodian Families 
Vietnamese Voluntary Foundation (VIVO) 
 
The City of Tracy will work with these organizations, as well, as part of its outreach. 
 
Outreach to Engage Minority and Limited English Proficient Populations 
The City of Tracy will continue assessing the language needs of citizens in its service area through its 
Language Assistance Plan (LAP), which is described in greater detail in a subsequent section of this 
Title VI program. To the greatest extend possible, to elicit public participation from minority and 
Limited English Proficient (LEP) populations, the City will engage in one or more of the following 
outreach activities: 
 
Public outreach may include attending already existing community meetings and gatherings,        such as 
school meetings, faith-based events, and other community activities in order to invite 
participation from LEP populations who may not attend hosted public events. 
 
The City will ensure that non-English language interpretation will be available at any public meeting or 
workshop, as is appropriate and necessary. 
 
Notices will be bilingual, or Spanish language notices will be developed and posted concurrently 
with English notices, as deemed necessary.   
 
The City will distribute event information to community groups and agencies that work with LEP 
populations, if such contacts exist. 
 
The City will contract to provide language assistance or interpretation services for customers  
that are non-English speaking, as deemed necessary. 
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Outreach techniques 
Engaging minority and Limited English Proficiency (LEP) populations can be challenging. Below is a 
list of outreach techniques that the City of Tracy TRACER will use to actively solicit public input in the 
planning process of a project. 
 
Public Meetings, Public Hearings, Open Houses & Focus Groups:  
The City will host public meetings, public hearings, open houses and/or focus groups to discuss 
topics/projects of interest with the public. When hosting public meetings, the City will provide adequate 
notice to the public and follow all federally and state prescribed guidelines regarding public comment 
periods. At meetings, the City will utilize visualization aides such as power points and maps to assist the 
public in understanding the topics addressed. 
 
City of Tracy TRACER public meetings, public hearings, open houses and focus groups will be 
scheduled at a time and place accessible to and convenient for the general public to attend.  
A staff person will record and prepare formal minutes of the public hearing. 
 
Notices to the Public:  
The City will include notations in public notices in appropriate non-English languages 
that provide a contact through which the individual can be informed in their language of the 
process/project, and the individual will have the opportunity to provide input.  
 
Legal notice of TRACER public hearings will be published in a local newspaper of general distribution 
at least 14 days prior to the public hearing. Additional notices will be placed at City Hall, posted at 
Tracy Transit Station and on the City’s webpage  
(www.cityoftracy.org  & www. ridetracer.com) 
 
Website: The City of Tracy and TRACER website offers a user-friendly structure and linguistic style 
understandable to lay people interested in projects and the planning process.  
Google T 
 
Language Identification Cards: Members of the public may identify their language needs to staff by 
pointing to their language on the City’s language identification cards. These cards will be available at 
public meetings and with reservationists at Tracy Transit Station.  
 
Since the City of Tracy’s submission of its last Title VI Program, the City has not had a major service 
change or fare increase. However, the City has provided outreach to Limited English Proficient 
populations by providing the following: 
 
• “Language Identification Flash cards” at public meetings and with reservationists at Tracy Transit 
Station; 
• Google Translate services on the City’s transit website  
(www.cityoftracy.org  or www.ridetracer.com) 
• Google Translate tool on reservationist computers. 
 

http://www.cityoftracy.org/
http://www.cityoftracy.org/
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Appendix H:  Outreach Efforts since Last Title VI Program Submission 

Summary of Outreach Efforts  
Event  Date  Populations 

Represented  
Items of Discussion  Outcome  

City of Tracy 
Transportation 
Advisory 
Commission: 
monthly meetings, 
open to the public, 
Notices are posted in 
City Hall. Meetings 
have initial topics to 
address and are open 
to any area of 
concern brought up 
in the meeting. 

Monthly  Local govt. 
representatives 
area residents,  
and Passengers  

Agendas include transit 
funding decisions, impact 
of local projects, and 
transit service changes.  

Forum provides opportunity 
for additional community 
oversight of decisions, 
presentation of more 
planning detail, and 
opportunity to address 
coordination issues across 
projects.  

SJCOG Social 
Services 
Transportation 
Advisory Council - 
monthly meetings, 
open for public 
comment, which 
connect 
transportation 
planning staff, transit 
providers, and area 
social services.  

Monthly  Local 
government 
representatives  
social service 
agency staff,  
advocacy group 
staff, and area 
residents  

Agendas include public 
comment, transit impact 
on social programs, 
transit performance and 
policy changes, and 
discussion of funding 
opportunities.  

Forum provides opportunity 
to discuss change impacts 
with local social services, 
coordinate changes with 
other transit providers, 
coordinate projects with 
other agencies, and address 
service issues.  

Unmet Transit 
Needs- Tracy Public 
Hearing- to receive 
potential unmet 
transit needs from 
the public. 
two meetings  

1) Tracy Transit 
Station 

2) City Council  

 
Annual/ 
 
Oct 16, 2018 
Oct 15, 2019 
 
 

Attendees 
included 
representatives 
of Transit 
agencies, 
disabled 
passengers, and 
low income 
passengers. 

Concerns raised were:  
1.Better intercity  bus 
connection 
2.Amenities at the bus 
stop 
 

 
By the Unmet Transit Needs 
Assessment process 
definition neither of these 
issues were determined to be 
un unmet need reasonable to 
meet.  
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Farmers Market:  
Open House - 
Transit Commission 
(TAC) hosted a drop 
in open house at the 
City booth 
,Downtown 
Farmer’s Market 
Event on Saturdays. 

 
Annual 
 
April 2018 to 
October 2018 
 
April 2019 to 
October 2019 
 
 

 
All local groups 
and ethnicities 
represented in 
this large 
community 
event.  

Primary topics are basic  
transit use topics - how to  
plan a ride, how to locate  
stops, how to ride the 
bus. 
 Last year, TAC also 
handed out Schedule  
brochures  
information on  TAC and  
Unmet Transit Needs  
Public Hearing info 

TAC members handed out 
Bus Ride Guides and guided 
members of the public in 
how to get questions 
answered,  and how to 
participate TAC public 
meetings. 
 

 
Senior Resource 
Fair 

 
Annual 
 
May 4, 2018 
May 3, 2019 

 
Attendees 
included 
representatives 
of Transit 
agencies,  local 
groups and 
seniors 

 
Included topics on how 
to use public 
transportation and door 
to door paratransit 
service.  

 

 
Short Reach 
Transit Plan 

 
May 16 2018 
Aug 22, 2018 
Nov 8, 2018 
May 21, 2019 
July 11, 2019 
Aug 20, 2019 
 

 
Attendees 
included 
representatives 
of local groups,  
residents, 
seniors, 
disabled 
passengers, and 
low income 
passengers 

 
Meeting topics included 
fixed route and 
paratransit service route 
design, 
local versus regional 
service, regional 
coordination,  fare policy 
and rates, and 
technological 
enhancements 
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Chapter IV of FTA Circular 4702.1B discusses the additional reporting requirements for recipients of 
FTA funding that operate fixed route transit service, in order to ensure that the agency complies with 
DOT Title VI regulations. The requirements only apply to fixed route service, not Paratransit Service. 
Per Circular 4702.1B definitions, “Fixed route refers to public 
transportation service provided in vehicles operated along pre-determined routes according to a 
fixed schedule.” 
 
City of Tracy TRACER qualifies for a reduced level of Chapter IV reporting. If a fixed route transit 
provider does not operate 50 or more fixed route vehicles in peak service, the transit provider is only 
required to set system-wide standards and policies. 
 
Outlined below are the system-wide service standards for TRACER. 
 
1. Vehicle Load for Fixed Route Service 
Vehicle Load is expressed as the ratio of passengers to the number of seats on a vehicle, relative to the 
vehicle’s maximum load point.  
 
The City of Tracy will strive to have vehicle loads not exceed vehicles’ achievable capacities, which are 
17 seats for 24-foot buses, 27 seats for 30-foot buses and 33 seats for the 35 foot Gillig. Standing 
passenger capacity can range for each type of vehicle. Regular weekday and weekend routes historically 
had very few standing passengers. During peak times, routes may require a small number of standees 
due to higher ridership numbers. 
 
The City’s transit fleet consists of five (5) Gillig Low floor Diesel buses, one (1) MST II Freightliners, 
eight (8) cut-away vehicles. All are wheelchair accessible in compliance with the Americans with 
Disabilities Act (ADA) and all are equipped with bike racks. 
TRACER rarely turns passengers away due to overcapacity.  
 
1. Weekday Route peak and off peak load= 1.0 (33 passengers for 33 seats on 35 foot Gillig;  
13 passengers for 13 seats on 24 foot cutaway vehicles; no standees) 
2. Commuter Route peak load= 1.0 (Average of 26 passengers for 26 seats on 
Freightliner buses= no standees) 
3. Commuter Route off-peak load= 1.0 (13 passengers for 13 seats on cutaway 
buses; no standees) 
4. Weekend Route peak and off-peak load= 1.0 (33 passengers for 33 seats 
On 35 foot Gillig; no standees) 
 
 
 
 
 

System-Wide Service Standards 
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The chart below identifies the make and model of the vehicles used to provide fixed route service and 
their maximum load factor: 
 
Bus # Bus Length Year Model Make Seat Capacity 

1701 35 feet 2017 GILLIG LOW FLOOR 33 

1702 35 feet 2017 GILLIG LOW FLOOR 33 

1703 35 feet 2017 GILLIG LOW FLOOR 33 

1704 35 feet 2017 GILLIG LOW FLOOR 33 

1705 35 feet 2017 GILLIG LOW FLOOR 33 

45 30 feet 2006 Freightliner 
30 Ft'r 

MST II 27 

47 24 feet 2010 Chevy 
cutaway 

ARBOCK 17 

48 24 feet 2010 Chevy 
cutaway 

ARBOCK 17 

49 24 feet 2010 Chevy 
cutaway 

ARBOCK 17 

1250 24 feet 2016 Cutaway ELDORADO 14 

1251 24 feet 2016 Cutaway ELDORADO 14 

1252 24 feet 2016 Cutaway ELDORADO 14 

1253 24 feet 2016 Cutaway ELDORADO 14 

 
2. Vehicle headways for each mode 
Vehicle headway is the amount of time between two vehicles traveling in the same direction on a 
given line or combination of lines. Vehicle headways are measured in minutes; service frequency is 
measured in vehicles per hour. Headways and frequency of service are general indications of 
service provided along a route. 
City of Tracy’s fixed routes A and B vehicle headways are approximately 40 minutes for regular 
weekday Service; therefore vehicle frequency per route during weekdays is 2 vehicles per hour. 
Routes C and D on weekdays are 1.0 hour; therefore vehicle frequency per route during weekdays and is 
1 vehicle per hour. 
Routes A, B, C and D vehicle headways on weekends are every 1.0 hour; therefore vehicle frequency 
per route during weekends is 1 vehicle per hour.  
Weekday Commuter routes, which run in the morning and afternoon, operate during the busiest 
times of the day and serve work and school commuters. Morning times are from 5:00am to 
8:30am; afternoon times are from 3:15pm to 5:10pm. 
Commuter Routes E, F and G: 1 hour headway; 2 runs per route; therefore vehicle frequency is 3 
vehicles per hour. 
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City of Tracy will look at increasing frequency and shortening headway times in the future on routes 
that have higher loads. 
 
3. On-time performance for each mode: On-time performance is a measure of runs completed as 
scheduled. Below are City of Tracy performance standards for all fixed routes, per the transit operations 
contract: 
On-Time Departures: 
City buses shall depart no more than 5 minutes late from any scheduled and published departure 
time. Contractor shall strive to meet a minimum of 95% of bus departures within zero to 5 minutes after 
published or scheduled time points. 
 
Operating Ahead of Schedule: 
No bus shall depart a designated time point prior to its scheduled departure time. 
 
Missed Trips: 
Contractor shall, at a minimum, complete 100% of all scheduled trips on a monthly basis. Any fixed 
route trip operating 15 minutes or more behind the scheduled time shall be considered a “missed trip”. 
Failure to Pick up Passenger: Contractor shall not fail to pick up any passenger waiting at a designated 
bus stop. 
 
4. Service availability for each mode 
Service availability is a general measure of the distribution of routes within a transit provider’s service 
area. 
 
Eighty (80) percent of all residents in the service area are within a one-quarter mile walk of 
all regular Weekday, Express and Weekend transit bus stops. 
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The Federal Transit Administration (FTA) requires that all fixed route public transit providers 
develop qualitative standards for the following indicators that are applicable specifically to the 
transit provider’s system. They apply agency-wide rather than industry-wide. 
 
Transit Amenities Policy 
Transit amenities refer to items of comfort, convenience, and safety that are available to the general 
riding public. Fixed route transit providers must set a policy to ensure equitable distribution of transit 
amenities across the system. This requirement applies after a transit provider has decided to fund an 
amenity. Transit amenities may include: seating (benches, seats at stops/stations); bus shelters; printed 
information (signs, system maps, schedules; digital equipment ie: Waste receptacles including trash and 
recycling 
City of Tracy determines equitable locations of all transit amenities throughout the City. Locations of 
bus stop improvements including benches, bus shelters, trash cans, recycling containers, etc. are 
distributed equitably throughout all routes. Bus stop improvements will be given priority at locations 
that receive higher numbers of boarding and alighting or may need ADA improvements, but these will 
be made on a variety of routes throughout the City during each improvement cycle. In addition, transit 
amenities such as current Intelligent Transportation System (Automatic Vehicle Location) project will 
benefit all passengers regardless of fixed routes used. 
 
Title VI Equity Analysis. The City of Tracy has not built and does not have a transit related facility in the 
planning stages and that would soon be under construction using Federal Transit Administration funding. A 
separate Title VI Equity Analysis would be prepared by a third-party consultant and will be submitted 
separate cover if applicable. Therefore, this section does not apply. 
 
 
Vehicle Assignment Policy 
Vehicle assignment refers to the process by which transit vehicles are placed into service and on routes 
throughout the transit provider’s system. 
Transit vehicles in Tracy will be assigned to routes based on ridership, type of route, and operating 
characteristics of buses, including bus length and turning radius. 
Routes with lower ridership or that require tight turns on narrow streets may be assigned cutaway (24 
foot) buses rather than the larger 35-foot buses, while Routes A B C will frequently be assigned a large 
bus to accommodate ridership. 
City of Tracy will maintain its fleet and replace vehicles as required by FTA’s minimum service life 
policy (10 years or 350,000 miles for 32 foot buses; 5 years or 150,000 miles for cutaway/24 foot) 
buses. Distribution of vehicles throughout the fixed route system will not be based on 
Age/condition but rather the needs for that particular route. All large buses and smaller cutaways are 
equipped with wheelchair ramps. In addition, all buses have bike racks and air conditioning. 

System-Wide Service Policies 
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City of Tracy TRACER Limited English Proficiency Plan 

 
Introduction 
 
The purpose of this limited English proficiency policy guidance is to clarify the responsibilities of the 
City of Tracy TRACER, as a recipient of federal financial assistance from the U.S. Department of 
Transportation (DOT), of responsibilities to limited English proficient (LEP) persons, pursuant to Title 
VI of the Civil Rights Act of 1964 and implementing regulations. It was prepared in accordance with 
Title VI of the Civil Rights Act of 1964, 42 U.S.C. 2000d, et seq., and its implementing regulations 
provide that no person shall be subjected to discrimination on the basis of race, color, or national origin 
under any program or activity that receives federal financial assistance, and; 
 
Executive Order 13166 
Executive Order 13166 “Improving Access to Services for Persons With Limited English Proficiency,'' 
reprinted at 65 FR 50121 (August 16, 2000), directs each Federal agency that is subject to the 
requirements of Title VI to publish guidance for its respective recipients clarifying that obligation. 
Executive Order 13166 further directs that all such guidance documents be consistent with the 
compliance standards and framework detailed in the Department of Justice's (DOJ's) Policy Guidance 
entitled “Enforcement of Title VI of the Civil Rights Act of 1964--National Origin Discrimination 
Against Persons With Limited English Proficiency.'' (See 65 FR 50123, August 16, 2000 DOJ's General 
LEP Guidance). Different treatment based upon a person’s inability to speak, read, write, or understand 
English may be a type of national origin discrimination. 
 
Executive Order 13166 applies to all federal agencies and all programs and operations of entities that 
receive funding from the federal government, including state agencies, local agencies (such as the City 
of Tracy TRACER) and governments, private and non-profit entities, and sub recipients. 
 
Plan Summary 
 
The City of Tracy TRACER has developed this Limited English Proficiency Plan (LEP) to help identify 
reasonable steps to provide language assistance for LEP persons who seek meaningful access to City of 
Tracy TRACER services as required by Executive Order 13166. As defined by this order, a Limited 
English Proficiency person is one who does not speak English as their primary language and who has a 
limited ability to read, speak, write, or understand English. 
 
This plan details procedures on how to identify a person who may need language assistance, the ways in 
which assistance may be provided, staff training, how to notify LEP persons that assistance is available, 
and information for future plan updates. 
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In developing the plan, the City of Tracy TRACER undertook a U.S. Department of Transportation four 
factor LEP analysis which considers the following factors:  
 
1) The number or proportion of LEP persons in the City of Tracy TRACER service area who may be 
served by or are likely to encounter a City of Tracy TRACER program, activity, or service;  
 
2) the frequency with which LEP individuals come in contact with City of Tracy TRACER programs, 
activities, or services;  
 
3) the nature and importance of the program, activity or service provided by the City of Tracy TRACER 
to the LEP population; and  
 
4) the resources available to the City of Tracy TRACER and overall costs to provide LEP assistance.  
 
A summation of these considerations is provided in the following section. 
 
Four Factor Analysis 
 
1. The number or proportion of LEP persons in the City of Tracy TRACER service area who may 
be served by or are likely to encounter a City Tracy TRACER program, activity, or service.  
 
The City of Tracy TRACER examined the US Census Selected Social Characteristics: 2018 American 
Community Survey 5-Year Estimates.  According to the 2018 data, the population of Tracy household 
was 88, 806. The population 5 years and over was 83,312 in 2018, or 93.8% of the household 
population. Using the percentages in Languages Spoken At Home from the 2018 American Community 
Survey 5-Year Estimates, the City of Tracy TRACER has determined the following about the City’s 
population over age 5 in the service area: 
 

• 58% or 48,282 people speak English only.   
• Approximately 42% or 35,030 people speak a language other than English. 15.9% or an estimated 

13,219 people speak English less than “very well”.   
• The largest proportion of non-English speaking language groups is Spanish: 23.2% or an estimated 

19,315 people speak Spanish, and 8.89% or 7,312 of this language group speak English less than 
“very well”.  

• 9% or an estimated 8,227 people speak Other Indo-European languages, of this language group 
3.7% or 3,118 people speak English less than “very well”.  

• 7.8% or an estimated 6,470 people speak Asian and Pacific Island languages, and of this language 
group 3.0% or 2,526 people speak English less than “very well”.  

• 1.2% or an estimated 1,018 people speak other languages, and of this language group, 0.3% or 263 
people speak English less than “very well”. 

 
(See Appendix 1: Selected Social Characteristics: 2018 American Community Survey 5-Year 
Estimates, Tracy, CA) 
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2. The frequency with which LEP individuals come in contact with City of Tracy TRACER 
program, activity, or service.  
 
The City of Tracy TRACER assesses the frequency at which staff and drivers have or could possibly 
have contact with LEP persons. This includes documenting phone inquiries and verbally surveying 
drivers. The City of Tracy TRACER staff and drivers have frequently had interactions with Spanish 
speaking passengers on all fixed routes. There have been requests for Spanish interpretation in the past, 
and the City of Tracy TRACER has accommodated these requests by posting all notices to passengers in 
both English and Spanish, providing bilingual fixed route and Paratransit information Guides, and 
ensuring that all phone recordings have a Spanish option. The Contractor (MTM, Inc.) has bilingual 
capabilities to accommodate any requests. Other language accommodations are being looked into, 
including Urdu. This is a less common language, but one that has been requested.  
 
3. The nature and importance of the program, activity, or service provided by the City of Tracy 
TRACER to LEP community. 
 
The largest geographic concentration of LEP individuals in the City of Tracy TRACER service area are 
Spanish-speaking.  This population is 23.2% of the population over 5 years of age, or an estimated 
population of 19,315 of this group. Those that speak English less than “very well” are 8.8% of the 
population or an estimated 7,312 people.  
 
There are several social, service, professional and leadership organizations within the City of Tracy 
TRACER service area that focus on outreach or membership of these LEP individuals. The 
organizations include but are not limited to, El Concilio "Council for the Spanish Speaking" which 
serves San Joaquin and Stanislaus Counties; San Joaquin Hispanic Chamber of Commerce; Nueva Vida- 
New Life medical support program. 
 
Of the other LEP populations, ‘Other Indo-European’ and ‘Asian and Pacific Island’ languages, the 
proportion of speakers who speak Spanish less than “very well” is much smaller than that of Spanish 
speakers. The City of Tracy Transit Division is looking into identifying the precise types of languages 
spoken so that it may provide translated materials to these populations as well.  
 
4. The resources available to the City of Tracy TRACER and overall costs to provide LEP 
assistance.  
 
The City of Tracy TRACER has assessed its available resources that could be used for providing LEP 
assistance. Because a large percentage of the riders have been identified as Spanish speaking, the City of 
Tracy uses a service to translate rider guides, posted flyers, and policies, among other necessary 
materials. The City of Tracy TRACER also requires that a Spanish-speaking reservationist be available 
at Tracy Transit Station during business hours. This individual handles reservations and assists 
customers at the customer service window. Either the City Staff or the Spanish-speaking Contract 
employee hired by the Contractor updates materials as necessary.  
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The City of Tracy TRACER has also analyzed other types of translations that may be necessary, but has 
not had any requests for language translation other than Spanish. 
 
After analyzing the four factors, the City of Tracy TRACER developed the plan outlined in the 
following section for assisting persons of limited English proficiency. 
 
 
LIMITED ENGLISH PROFICENCY PLAN OUTLINE  
 
How the City of Tracy TRACER Staff may identify an LEP person who needs language 
assistance: 
 
Examine records of requests for language assistance from past meetings and events to determine the 
possible need for assistance at future events; 
 
When City of Tracy TRACER sponsored workshops or conferences are held, set up a sign-in sheet table, 
have a staff member greet and speak to each attendee to informally gauge their ability to speak and 
understand English. The staff member will ask a question that requires a full sentence reply to verify 
proficiency; 
 
Have the Census Bureau’s “Language Identification Flashcards” at City of Tracy TRACER events so 
that individuals can self-identify as needing translation assistance when the language is other than 
Spanish (which will be automatically provided). Although staff may not be able to assist at the meeting, 
they will be able to provide translated materials after the event, and the cards will be a tool to identify 
language needs for future meetings. Language Identification cards will also be available at the Tracy 
Transit Station lobby at the reception desk and will be used by reservationists; 
 
Survey drivers and other first-line staff, such as dispatchers, on an annual basis at the beginning of each 
fiscal year regarding their experience on having any direct or indirect contact with LEP individuals. 
 
Language Assistance Measures 
 
The City of Tracy TRACER will implement the following LEP procedures: 
 
• Census Bureau’s “Language Identification Flashcards” will be located at the Customer Service 

window in Tracy Transit Station at all times. 
 
• The computer(s) located at the Customer Service window in the lobby of Tracy Transit Station 

have an online translation tool added to the favorites listing for easy access via Microsoft Internet 
Explorer.  Blocks of text can be translated and printed for the LEP customer to read. This will aid 
the staff in the interpretation of services on a one on one basis for LEP individuals visiting the 
Tracy Transit Station.  
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• If an individual is a Spanish-speaker, the City of Tracy TRACER has a Spanish-speaking  
 
         Reservationist available at the Tracy Transit Station. This individual handles reservations and 

assists customers at the customer service window.  
 
• When an interpreter is needed, in person or on the telephone, and the City of Tracy TRACER staff 

has exhausted the above options, staff will first attempt to determine what language is required. 
Staff will utilize the telephone interpreter service - Language Line Services at 
http://www.languageline.com. On the Language Line home page the staff will select the 'Need an 
Interpreter Now?' link and follow the directions to receive an access code. 

 
 
City of Tracy TRACER Staff Training 
 
All City of Tracy TRACER staff will be provided with the LEP Plan and will be educated on the 
following procedures. This information will also be part of the staff orientation process for new hires. 
Training topics are listed below: 
 
• Understanding the Title VI policy and LEP responsibilities; 
 
• Language assistance services the City of Tracy TRACER offers; 
 
• Use of LEP “Language Identification Cards” for the Census Bureau; 
 
• How to access the online Translation tool via the Customer Service computer in the Tracy Transit 

Station; 
 
• How to use the "Language Line" interpretation and translation services;  
 
• Documentation of language assistance requests;  
 
• How to handle a Title VI and/or LEP complaint 
 
 
Outreach Techniques 
 
Since first draft of the City of Tracy TRACER LEP Plan, City of Tracy TRACER has a formal practice 
of outreach techniques. These include the following: 
 
• When staff will be hosting a meeting or workshop, or will be presenting a pertinent topics, all 

meeting notices, flyers, advertisements, and agendas will be printed in Spanish, and an alternative 
language if it is determined that such language is necessary. 
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• When running a general public meeting notice, staff will state that a translator will be available in 

Spanish, or in another language as determined to be necessary. The included clause will be similar 
to, “A (insert alternative Language) translator will be available”. For example: “Un traductor del 
idioma español estará disponible", or “A Spanish translator will be available”.  

 
 
• In addition to the existing Spanish language translations of key print materials, the City of Tracy 

TRACER also provides translation of schedules and maps, and notices in languages other 
determined to be necessary, and made available at the Tracy Transit Station, and on board 
vehicles. 

 
Monitoring and Updating the LEP Plan 
 
This City of Tracy Transit System LEP Plan is designed to be easily updated. At a minimum, the City of 
Tracy TRACER will follow the Title VI Program update schedule for the LEP Plan of submission every 
3 years.  
 
Each update of the LEP Plan will examine plan components including: 
 
• How many LEP persons were encountered annually?; 
 
• Were the needs of these LEP persons met?; 
 
• What is the current LEP population in the City of Tracy TRACER service area?; 
 
• Is a change needed in the types of language translation services provided?; 
 

• Is there still a need for continued language assistance for previously identified City of Tracy 
Transit System programs? Are there other programs that should be included?; 

 
• Have the City of Tracy TRACER 's available resources, such as technology, staff, and financial 

costs changed?; 
 
• Has the City of Tracy TRACER fulfilled the goals of the LEP Plan?; and 
 
• Were any complaints received? 
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Dissemination of the City of Tracy TRACER Limited English Proficiency Plan 
 
The City of Tracy TRACER will include the LEP plan on the City of Tracy website 
(www.ridetracer.com) together with its Title VI Policy and Complaint Procedures. The City of Tracy 
TRACER Notice of Rights under Title VI to the public will be posted in the Tracy Transit Station, on all 
City of Tracy TRACER vehicles, and in selected printed materials also refers to the LEP Plan’s 
availability. 
 
Any person, including social service, non-profit, and law enforcement agencies and other community 
partners with internet access will be able to access the plan. 
 
Copies of the LEP Plan will be provided, on request, to any person(s) requesting the document via 
phone, in person, by mail or email. LEP persons may obtain copies/translations of the plan upon request. 
 
 
Any questions or comments regarding this plan should be directed to the City of Tracy TRACER Title 
VI Coordinator, as follows: 
 
Jayne Pramod, City of Tracy Title VI Coordinator 
50 E. 6th Street 
Tracy, California 95376 
Phone: (209) 831-6214 
E-mail: jayne.pramod@cityoftracy.org 

http://www.ridetracer.com/
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Appendix 1 
 
 

Selected Social Characteristics: 2018 American Community Survey 5-Year 
Estimates, Tracy, CA 

Estimated Total Household Population: 88,806 
Language Spoken at Home Estimate Percent 

Population 5 years and over 83,312 93% 
English only 48,282 58% 

Language other than English 35,030 42% 
Speak English less than "very well" 13,219 15.9% 

Spanish 19,315 23% 
Speak English less than “very well” 7,312 8.8% 

Other Indo-European languages 8,227 9% 
Speak English less than "very well" 3,118 3.7% 

Asian and Pacific Islander languages 6,470 7.8% 
Speak English less than "very well" 2,526 3.0% 

Other languages 1,018 1.2% 
Speak English less than "very well” 263 0.3% 

 
 
Source: US CENSUS DATA City of Tracy California 2018 ACS 5-Year Estimates Data Pro 
 
Weblink: https://data.census.gov/ 
 

https://data.census.gov/


RESOLUTION 2020-_____ 

APPROVING CITY OF TRACY TRANSIT DIVISION TITLE VI PROGRAM AND LANGUAGE 
ASSISTANCE PLAN FOR TRACER FIXED ROUTE AND PARATRANSIT SERVICES  

WHEREAS, The City of Tracy receives funding from the Federal Transit Administration 
(FTA) funding, and  

WHEREAS, The City of Tracy’s Title VI Program for the Transit Division is a requirement 
for FTA funding, and  

WHEREAS, The City of Tracy is updating its Title VI Program and Language Assistance 
Plan to be compliant with FTA’s requirement that programs be updated every three years, and  

WHEREAS, Staff recommends that the City Council approve the updated City of Tracy 
Transit Division Title VI Program and Language Assistance Plan for Tracer Fixed Route and 
Paratransit Services;   

NOW, THEREFORE, BE IT RESOLVED, That City Council approves the updated City of 
Tracy Transit Division Title VI Program and Language Assistance Plan for Tracer Fixed Route 
and Paratransit Services. 

* * * * * * * * * * * * 

The foregoing Resolution 2020-______ was adopted by the Tracy City Council on the 
19th day of May, 2020, by the following vote: 

AYES: COUNCIL MEMBERS: 

NOES:  COUNCIL MEMBERS: 

ABSENT: COUNCIL MEMBERS: 

ABSTAIN: COUNCIL MEMBERS: 

____________________________ 
MAYOR 

ATTEST: 

________________________ 
CITY CLERK 



May 19, 2020 

AGENDA ITEM 1.E 

REQUEST 

GRANT LEAVE TO FILE LATE CLAIM AND REJECT CLAIM FILED BY NANCY 
LUNETTA 

EXECUTIVE SUMMARY 

Nancy Lunetta (“Claimant”) filed a claim against the City of Tracy for damage to her 
vehicle allegedly caused by a City owned tree. The claim was denied as untimely. 
Thereafter, Claimant requested the City’s permission to file a late claim. Staff 
recommends the City Council grant the request to file a late claim, but reject the claim 
itself. 

DISCUSSION 

Under the Government Claims Act, individuals seeking money or damages against the 
City must generally file an administrative claim with the City before filing any court 
action. Claims for damages arising from personal injury or property damage are required 
to be submitted to the City within six (6) months from the date the event giving rise to the 
claim occurred. Other types of claims are required to be submitted within one (1) year. 
Claims not submitted within the required time are generally barred. However, the 
claimant may also request permission from the City to file a claim late. The City may 
choose to grant or deny the request, but the City must grant this request if the claim was 
not presented in a timely fashion due to mistake and the late claim will not prejudice the 
City’s defense of the claim.   

The City has forty-five (45) days to respond once receiving a claim. If the City does not 
respond within that time, the claim is deemed rejected. Once the City takes action on a 
claim, or the claim is deemed rejected, the claimant may file a lawsuit in superior court if 
he or she is not satisfied with the City’s actions. The City Council has previously 
delegated authority to the City Manager to take certain actions regarding the handling of 
claims. 

Claimant submitted a claim to the City on January 30, 2020 alleging that a City tree fell 
and caused damage to her vehicle on July 17, 2019. Because the claim was submitted 
more than 6 months after the alleged event occurred, it was rejected as untimely on 
February 5, 2020. Thereafter, Claimant filed a request to submit an untimely claim and 
explained that the claim was filed late because it had initially been sent to the wrong 
address. Because allowing the claim to be filed late will not prejudice the City’s defense 
of the claim, the City should grant Claimant permission to file the claim late in 
accordance with the requirements of the Government Code.  

Although the request to file a late claim should be granted, the claim itself should be 
rejected.  A public entity is only liable for injuries or damages caused by a dangerous 
condition of its property if the claimant establishes, among other thing, that either: (a) a 
negligent or wrongful act of the public entity created the dangerous condition, or (b) the 
public entity had actual or constructive notice of the dangerous condition. Because the 
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claimant has not established the City is liable for the damages she alleges, the claim 
should be rejected. 

STRATEGIC PLAN 

This agenda item is a routine operational item and is not related to the City Council’s 
Strategic Plans. 

FISCAL IMPACT 

There is no direct fiscal impact of adopting a resolution to reject the claim. 

RECOMMENDATION 

Staff recommends that the City Council adopt the resolution rejecting the claim filed by 
Nancy Lunetta. 

Prepared by: Leticia Ramirez, City Attorney 

Reviewed by: Kimberly Murdaugh, Human Resources Director 
Karin Schnaider, Finance Director 
Midori Lichtwardt, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 



RESOLUTION 2020-_____ 

GRANTING LEAVE TO FILE LATE CLAIM AND REJECTING CLAIM FILED BY NANCY LUNETTA 

WHEREAS, Nancy Lunetta submitted a claim to the City of Tracy on January 30, 2020 
alleging that a City tree fell and caused damage to her vehicle on July 17, 2019; and  

WHEREAS, The City rejected the claim as untimely on February 5, 2020; and 

WHEREAS, Claimant submitted a request for leave to present a late claim which was 
received by the City on February 21, 2020; and 

WHEREAS, The City Council desires to grant Claimant’s request for leave to present a late 
claim; and 

WHEREAS, Claimant’s claim does not reveal any liability on the part of the City; and 

WHEREAS, The City Council desires to reject Claimant’s claim once filed.  

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy hereby 
declares as follows: 

1. The above Recitals are true and correct and incorporated herein by reference.

2. The request for leave to present a late claim submitted by Nancy Lunetta to the City 
on February 21, 2020 is granted.

3. The claim filed by Nancy Lunetta on January 30, 2020 is rejected.

4. The City Manager and City Attorney are authorized and directed to take any actions 
necessary to carry out the intent of this Resolution and notify claimant of the same. 

* * * * * * * * * * * * *

The foregoing Resolution 2020-_____ was passed and adopted by the Tracy City Council on 
the 19th day of May, 2020, by the following vote: 

AYES: COUNCIL MEMBERS: 
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 

_________________________________ 
 MAYOR 

ATTEST: 

________________________ 
CITY CLERK 



May 19, 2020 

AGENDA ITEM 1.F 

REQUEST 

EXTEND THE YEAR 2020 DEADLINE TO OBTAIN A BUILDING PERMIT UNDER 
SECTION D.3.(c) OF THE CITY OF TRACY GROWTH MANAGEMENT ORDINANCE 
GUIDELINES FOR FORTY-FIVE (45) CALENDAR DAYS DUE TO COVID-19 PUBLIC 
HEALTH EMERGENCY  

EXECUTIVE SUMMARY 

City staff requests that the City Council approve a one-time, temporary extension of the 
deadline for obtaining a building permit for parcels for which a Residential Growth 
Allotment (RGA) has been issued, to provide partial relief from potential hardships 
created by the COVID-19 public health emergency.  The requested action would extend 
the deadline by forty-five (45) calendar days, from September 30 to November 14, and 
would be a one-time extension that expires on November 14, 2020.     

DISCUSSION 

On November 20, 2019, consistent with the City’s Growth Management Ordinance 
(Tracy Municipal Code Chapter 10.12), the City’s Growth Management Board (the 
“Board”) met and determined the City’s allocation of Residential Growth Allotments 
(RGAs) for calendar year 2020.  Pursuant to and consistent with the City’s Growth 
Management Ordinance Guidelines (the “GMO Guidelines”) (Resolution No. 2014-145), 
the Board allocated 750 RGAs to six (6) different residential development projects.   

Under Section D.3.(c) of the GMO Guidelines, for each RGA issued by the Board last 
November, the property owner has until September 30, 2020, to pull a building permit 
for the parcel that is the subject of the RGA.  If the property owner does not pull a 
building permit for a parcel that is the subject of an RGA issued last November, then 
that RGA will revert back to the City and may be re-allocated by the Board to a different 
project that meets the GMO Guidelines requirements.   

Several property owners that received RGA allocations last November have asked 
Planning Staff whether the City will be extending the September 30 building permit 
deadline to help alleviate development application processing difficulties and 
construction delays caused by the COVID-19 public health emergency and associated 
sheltering-in-place orders.  The City Council previously extended various land use, 
zoning and subdivision deadlines pursuant to its Urgency Ordinance No. 1285, to 
provide similar relief from difficulties arising from the COVID-19 emergency and public 
health and safety orders.  

City staff believes that a one-time extension of the Section D.3.(c) building permit 
deadline is appropriate in these unusual circumstances.  The state-wide stay-at-home 
order issued by the Governor has resulted in the closing to the public of City Hall and, 
although most City staff are working remotely, the City’s processing of applications for 
building permits and other types of development applications has been affected by the 
restrictions associated with social distancing.  In addition, the stay-at-home order has 
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resulted in temporary work stoppages and delays in residential construction projects.  
As a result, the recipients of the RGAs issued last November have had to adjust their 
operations and schedules, making it more difficult to meet the September 30 deadline.  
Staff believes that a forty-five (45) calendar day extension of that deadline is a 
reasonable accommodation that will not adversely affect the City’s administration and 
implementation of its Growth Management Ordinance. 

Attached to this Report is a proposed Resolution, which would extend the September 30 
building permit deadline, for this calendar year only, for 45 days to November 14, 2020.  
As proposed, the extension would expire on November 14, 2020, and the September 30 
deadline would be restored for all future RGA allocations.       

FISCAL IMPACT 

The fiscal impacts of this decision are unknown.  However, it is assumed that the fiscal 
impact will be neutral, as it is not anticipated to affect the number of actual permits 
pulled by developers.    

STRATEGIC PLAN 

The requested action is consistent with the Council-approved Quality of Life Strategy to 
engage in efforts to increase the inventory of affordable and workforce housing in Tracy.  

RECOMMENDATION 

Staff recommends that the Tracy City Council approve, by resolution, a one-time 
extension of the building permit deadline in Section D.3.(c) of the GMO Guidelines for 
RGAs allocated in 2019.   

Prepared by: William Dean, Assistant Director, Development Services Department 

Reviewed by: Karin Schnaider, Finance Director 
Andrew Malik, Assistant City Attorney 

Approved by:  Jenny Haruyama, City Manager 

ATTACHMENTS 

Attachment A – Resolution No. 2014-145 



RESOLUTION 2014-145

ADOPTING REVISED GROWTH MANAGEMENT ORDINANCE GUIDELINES

WHEREAS, On June 16, 1987, City Councii adopted by ordinance a Residential Growth
Management Plan, (commonly referred to as the Growth Management Ordinance "GMO"),
which has been amended from time to time and which is codified in Tracy Municipal Code
Chapter 10.12, and

WHEREAS, On February 20, 2001, the City Council adopted Resolution 2001-067,
GMO Guidelines to aid in the implementation of the Growth Management Ordinance, and

WHEREAS, Measure A, which became effective December 22, 2000, caused a change
in the growth rate and patterns of the City, thus creating a need to review and update the GMO
and GMO Guidelines to most effectively implement the intentions of the Residential Growth
Management Plan, and

WHEREAS, On April 5, 2005, City Council adopted Resolution 2005-092 which
amended the GMO Guidelines, and

WHEREAS, It is the intent of the City Council to substantially modify the GMO
Guidelines from time-to-time to implement the General Plan, and

WHEREAS, On May 19, 2009, City Council adopted Resolution 2009-084 which
amended the Growth Management Ordinance Guidelines, and

WHEREAS, On October 16, 2012, City Council adopted Resolution 2012-214, which
amended the Growth Management Ordinance Guidelines, and

WHEREAS, On September 2, 2014, City Council heid a regular meeting to consider
revisions to the Growth Management Ordinance Guidelines, and

WHEREAS, The revised GMO Guidelines, which implement the requirements of the
GMO, are set forth below;

NOW, THEREFORE, BE IT RESOLVED, by the Tracy City Council as follows:

SECTION 1. Resolution 2012-214 is hereby repealed.

SECTION 2. In accordance with the Growth Management Ordinance ("GMO"), Tracy
Municipai Code Chapter 10.12, specifically section 10.12.050, the Tracy City Council hereby
adopts the "Growth Management Ordinance Guidelines," as set forth below.

Attachment A
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Growth Management Ordinance ("GMO") Guidelines

A. Overview: Purpose of Guidelines.

The Guidelines are intended to contemporize the City's residential growth management
program by addressing the following components:

Residential Growth Allotment and Building Permit activities including tracking and
forecasting of all RGAs and Building Permits
RGA Exemptions
RGA Issuance including application requirements, deadlines, expirations
System for Allocation of RGAs/Building Permits

B. Annual Report on Residentiai Buildinq Activitv and Proiections/Forecast.

An Annual Report, and a preliminary, and final RGA allocation, shall be prepared by
staff and presented to the Growth Management Board ("GMB"). This Annual Report
shail serve as the official tracking system for the GMO and shall include historic
information as well as update the annual average/maximums of the GMO. In addition,
the Annual Report shall serve as the official forecast for the purposes of planning the
next calendar year's RGA allocation by identifying various residential projects in
process.

C. Applications. All appiications for RGAs shail meet all requirements of the GMO, and
these Guidelines.

Applicabilitv: Application Contents. Every project is subject to these Guidelines
unless specifically exempted by the GMO. Each application shall identify, at a
minimum, (1) the project which is the subject of the application; (2) the applicant; (3)
all property owners; (4) the purpose of the application; (5) each development project
which is the subject of the appiication; (6) the total number of dwelling units included
in the project which is the subject of the application for which: (i) the City has
previously allocated RGAs, (ii) the applicant has received building permits, (iii) the
applicant has received certificates of occupancy or approved final building
inspection, (iv) the applicant's RGA has expired; and (7) compliance with all
requirements of the GMO and the GMO Guidelines relevant to the application.

2. Application and Eliqibilitv Requirements.

a) In order to apply for an RGA a project must demonstrate all of the foilowing
components:

i) be within the City limits,
ii) be identified in the City's General Plan ("GP") as an area for residential

growth consistent with al) GP growth policies set forth in Object LU 1.4,
iii) be within an approved specific plan/PUD, or within a zoning district that

permits residential uses,
iv) be subject to an approved Finance and Implementation Plan (FIP) based

on approved infrastructure master plans,



Resolution 2014-145

Page 3 of 8

v) have an approved Tentative Subdivision Map, Vesting Tentative
Subdivision Map, or if no map is required, Development Review approval
in accordance with Tracy Municipal Code ("TMC') Section 10.08.3920 et
seq., or a Final Development Plan in accordance with Tracy Municipal
Code ("TMC") Section 10.08.1760, et seq.

3. Application due dates. The term "application date" shall mean the deadline for filing
any complete application pursuant to the GMO (including applications for RGAs,
exceptions, and residential building permits). Unless othenNise established in these

Guidelines, the application for RGAs, other than Affordable Housing Project RGAs,
shall be the first Thursday in September each year for RGAs to be used to obtain
building permits in the following calendar year. See Section D below for Timeframes
for Allocations.

4. Application dates for Affordable Housinq Proiect exception applications. In

accordance with the GMO, the application date for filing AfFordable Housing Project
exception applications shall be at any time during normal City working hours. (Also
see GMO section 10.12.100(d)).

5. Affordable Housinq Proiect exceptions. The GMB shall determine, and allocate, the

number of RGAs which are subject to the Affordable Housing Project exception set
forth in the GMO. The allocation of RGAs for Affordable Housing Project exceptions
may occur at any time, regardless of the allocation cycles established in the GMO.
These applications will be processed as they are received, and RGAs shall be
allocated to the qualifying applicants in accordance with the GMO. Affordable
housing exceptions count against the GMO average/maximum for affordable
housing but not against GMO average of 600 for market rate. Affordable housing
exceptions do count against the GMO maximum of 750 per calendar year.

D. Timeframes for RGA allocations; expirations.

1. Allocations timeframes. The following timeframes shall apply to the allocations of
RGRs

1in September:
October- November:

December:

October-March:

No (ater than March 31

Application tlate per C 3 above
GMB Public hearing to allocate RGAs
Appeals (if any) to City Council
Staff verification of submitted or approved project
Final Map
GMB verifies number of RGAs allocated against
number of lots on submitted or approved Final Map

2. Calendar vears 2013 through 2016. The application date for an RGA application in
calendar years 2013 through 2016 shall be at any point during this period. The GMB
shall meet as needed in response to complete RGA applications in calendar years
2013 through 2016 to allacate RGAs. However, the application date for an RGA
application for RGAs described in subsection F 6 shall be no earlier than April 1St of
each of those years.
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3. Expirations.

a) RGAs shall be valid only for the calendar year for which they are allocated, and
shall expire concurrently with issuance of the building permit, or pursuant to this
subsection.

b) No later than March 31
St

the GMB shall verify that a Final Map and improvement
plans have been submitted and/or approved for the number of lots for which RGAs
were awarded. Any RGAs for the number of lots that do not have submitted or
approved Final Maps or improvement plans as of March 31 automatically
revert back to the City and shall be available for the GMB to allocate to projects with
complete applications in accordance with the criteria in Section F.

c) RGAs must be used to obtain a building permit no later than September 30 of
the year following the allocation in accordance with GMB action. For RGAs allocated
in years 2013 through 2016, the RGA must be used by September 30 in the year
for which it was allocated. In the event an RGA has not been used to obtain a

building permit by September 30 then such RGAs automatically revert back to the
City and shall be available for the GMB to allocate to projects with complete
applications in accordance with the criteria set forth in Section F. The GMB shall
meet as needed to address such RGA allocations.

E. Evaluation of RGA Applications and Final RGA Allocations.

In order to obtain an RGA allocation, the applicant shall provide documentation to
the satisfaction of the Board, that the public facilities and services required to serve
the development project are available to the project, including each of the elements
set forth below. A project with an approved Vesting Tentative Subdivision Map,
Tentative Subdivision Map, Development Review approval, or Finance and
Implementation Plan is deemed to have complied with the public facilities obligations
of this section. The public facilities and services to be analyzed by the Board for
each RGA application shall include, at a minimum: (1) the water system (including
supply, storage, treatment, distribution); and (2) the wastewater system (including
conveyance and treatment); and (3) the storm drainage system (including
permanent facilities and interim ponds prior to construction of the permanent
facilities); and (4) the roadway system (including regional streets and interchanges,
transit, bikeways, local streets, traffic signals, and other public right-of-way
improvements); and (5) the parks system (including mini parks, neighborhood parks,
and community parks); and (6) public buildings (including but not limited to buildings
for city hall, police, fire, public works maintenance, community meeting facilities,
libraries, and aquatics); and (7) police protection services and facilities; and (8) fire
protection services and facilities. Any application which does not meet all of the
minimum requirements shall not receive any RGA allocations.

2. In accordance with the preparation and process for the Annual Report, as described
in Section B above, the GMB shall issue a recommendation of preliminary
allocations, hold a public hearing for input on the proposed allocations, and issue
final allocations. At the public hearing, the Board shall address written and oral
comments regarding the Annual Report and the proposed RGA allocation. The
purpose of the Board's consideration of written and oral comments at the public
hearing shall be for applicants to provide information which was not included in the
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application. The public hearing may be continued by the Board, as necessary, to
obtain additional information. After the conclusion of the public hearing, the Board
shall provide written notice to each applicant of the Board's final RGA allocations.
After the appeal period has expired pursuant to Tracy Municipal Section 10.12.160,
and after the City Council has acted on any relevant appeals, the Board shall issue a
final determination of RGA allocations. The allocations of the GMB shall be final

unless appealed to the City Council in accordance with the GMO. Allocations shall
be project-specific.

F. RGA allocation criteria, order of priority for allocations of RGAs; proportionate allocation
of previouslv unallocated RGAs.

The GMB shall evaluate RGA applications, and allocate RGAs, in accordance with these
criteria. A project may not receive more RGAs than on its approved Tentative
Subdivision Map or Development Review Approval, or Final Development Plan. In any
year, the GMB shall not allocate more RGAs than the anticipated number of available
building permits for that same year. RGAs shall be issued on a first come first serve
basis based when the City receives a complete application and in accordance with the
following order of priority:

1. Vested Proiects: RGA applications from projects vested under a previous GMO
Guidelines shall be process in accordance with such guidelines.

2. Primarv Growth Areas. Primary Growth Areas are defined in Exhibit "A", attached
hereto and incorporated herein by this reference. Subject to the requirements of
the GMO and these Guidelines, including criteria in subsection F 8 below, Primary
Area projects shall be entitled to receive, at the beginning of each allocation cycle:

a} In years where 750 RGAs may be allocated, the Primary Growth Areas shall be
entitled to receive 100 RGAs, ' '

b) In years where 600 RGAs may be allocated, the Primary Growth Areas shall be
entitled to receive 80 RGAs

3. Development Aqreements. Notwithstanding subsection 4 below, Development
Agreement projects may receive allocations as specifically set forth in the applicable
development agreement subject to the provisions in these Guidelines. In any
conflict between the development agreement and these Guidelines, the
development agreement provisions shall controL

4. Tracv Hills and Ellis Specific Plan Proiects. The following specific plan projects,
more fully described in the General Plan and subject to the requirements of the
GMO and these Guidelines, shall be entitled to receive, at the beginning of each
allocation cycle:

a) In years where 750 RGAs may be allocated, Tracy Hills shall be eligible to
receive 406 RGAs and Ellis shall be eligible to receive 194 RGAs

b) In years where 600 RGAs may be allocated, Tracy Hills shall be entitled to
receive 325 RGAs and Ellis shall be entitled to receive 155 RGAs

c) If either Tracy Hills or Ellis receives less than the number of RGAs described
above, the difference between the numbers of RGAs allocated and the numbers
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of RGAs described above shall be reserved. Either Tracy Hills or Ellis may apply
for such RGAs no later than the March GMB meeting described in Section D. If
Tracy Hills or Ellis do not apply for RGAs prior to the March GMB meeting, the
RGAs shall be available in accordance with this Section F.

5. Other Proiects. "Other Projects" is defined as initially beginning with the Kagehiro
Phase III project (Assessor's Parcel Number 242-040-360) and then commencing
with development sites identified in the Generai Plan Objective LU 1.4 that are not
within the Primary Areas as defined in these GMO Guidelines. Subject to the
requirements of the GMO and these Guidelines, the Other Projects shall be entitled
to receive, at the beginning of each allocation cycle:

a) In years where 750 RGAs may be allocated, Other Projects shall be entitled to
receive 50 RGAs per year

b) In years where 600 RGAs may be allocated, Other Projects shall be entitled to
receive 40 RGAs per year

6. If the number of RGAs allocated does not meet or exceed the number of RGAs

available, the remaining RGAs shail then be made available on a proportionate
basis in accordance with the criteria set forth in subsections F 1-5 to the projects
identified in subsections F 1-5, for which a complete application has been
submitted. Any RGAs then allocated would be in addition to the RGAs identified in
subsections 1-5 of this Section F. The GMB can meet as needed to allocate such

RGAs.

7. During years when a number of RGAs other than 600 or 750 are available, the
RGAs shall be issued in proportionate amounts as established in section F 1-5.

8. Additional Primarv Areas Criteria. These Primary Areas criteria will apply to all
Primary Areas Projects in competition for RGAs. The following criteria can be used
to determine which projects will have priority to receive RGAs in the event that the
number of RGAs requested exceeds the number available in any allocation cycle for
the Primary Areas numeric parameters established in section F 2 above. Within
these categories, projects that meet more of the criteria listed are considered
preferred to receive RGAs. Based on the following criteria, staff will make a
recommendation to the Board as to which proposed projects have best achieved the
criteria.

a) Housing Type, in order of importance
i) High Density-12.1dwelling units per gross acre or more
ii) Medium Density-5.9-12 dwelling units per gross acre
iii) Low Density-5.8dwelling units per gross acre or less
iv) Projects with an affordable component, including moderate and low to very

low income categories ( RGAs for the affordable component come from the
Affordable Housing Exception" category in the GMO)

v) Innovative housing types—Mixing products in a single project, cluster
housing, mixed-use developments

b) Geographic Area, in order of importance
i) In a Village Center, as established in the General Plan
ii) Connects incomplete infrastructure (streets, water, sewer, etc.)
iii) Projects that combine several smaller parcels
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iv) Fit and compatibility with the surrounding area
c) Project Size and Proximity to Existing Development, in order of importance
i) Small infill (less than 5 acres surrounded by development on 3 sides)
ii) Large infiil (over 5 acres surrounded by development on 3 sides)
iii) Project in progress that needs additional RGAs to complete construction

d) Project Design
i) High level of connectivity, vehicular and pedestrian, both internally and

externally to the project
ii) Amenities—public or private, parks, schools, etc.
iii) Architecture—compatibie with, enhances, and/or improves neighborhood
iv) Energy efficient design, using recycled or green/sustainable materials
v) Walkability and high intersection density
vi) Building type and building frontage type variation

G. Processinq Fees. The fees for processing all applications pursuant to the GMO shall be
as set forth in a separate Resolution of the City CaunciL

H. 1994 GMO Guidelines for Pre-Measure A Proiects. The Board shall award RGAs

to any applications for Pre-Measure A Vested Projects in accordance with the
provisions of the 1994 GMO.

Buildinq Permit Issuance. The City shall evaluate applications for residential building
permits (and, for each approved application, issue the building permit) in the order in
which the City receives them. The City shall not issue any building permits in excess of
the limitations set forth in the GMO, except the limit Measure A and the GMO impose on
the average number of building permits issued each year does not, by its terms, apply to
affordable housing projects.

SECTION 3. Pursuant to Section 15183 of the California Environmental Quality Act this
amendment to the GMO Guidelines is exempt because there will be no significant on or off-site
impacts as a result of the amended GMO Guidelines ( CEQA Guidelines, 14 Cal. Code of Regs.
15061(b)(3).) All development projects are required to comply with CEQA as a part of their
project approvals, and all of the potential environmental impacts are studied and mitigated
through the development process, not through the administration of the GMO. These GMO
Guidelines simply provide procedures related to future land use applications, which must first
undergo CEQA review.

Furthermore, in accordance with CEQA Guidelines Section 15162, no further environmental
assessment of the GMO Guidelines is required. An analysis of the project shows that no
substantial changes are proposed that would require major changes to any existing
environmental documentation, including the General Plan EIR SCH #2008092006, or cause any
increase in severity of previously identified significant effects or any new significant efFects.
Also, no new information of substantial importance shows that there will be additional significant
effects not discussed in the previous environmental documentation of the General Plan EIR, or
that any previously identified significant effects will be substantially more severe, or that any
potential mitigation measures are now considered feasible that weren't previously, nor are any
new mitigation measures identified but not implemented. The GMO Guidelines add no new
development areas, remove no new development areas, or modify any development areas. The
GMO Guidelines provide procedures for future land use applications.
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SECTION 4. In the event any provision of the Guidelines is heid invalid by a court of
competent jurisdiction, the Guidelines shail be construed as not containing that provision, and
the remainder of the Guidelines shall remain in fuli force and effect.

SECTION 5. The City Council finds that these GMO Guidelines will not be detrimental to the
health safety and welfare of the residents of Tracy because they aid only in the administration
i.e. timing and distribution of RGAs) of the existing regulations within the GMO.

This resolution shall be effective upon adoption.

The foregoing Resolution 2014-145 was adopted by the Tracy City Council on the
2" day of September 2014, by the following vote:

AYES: COUNCIL MEMBERS: MACIEL, MANNE, RICKMAN, YOUNG, IVES
NOES: COUNCIL MEMBERS: NONE

ABSENT: COUNCIL MEMBERS: NONE

ARSTAIN CntlNCll MFMRFRS• NC NF

ATTEST:

r'.m

INTERIM CIT%CLERK

MAY R



RESOLUTION 2020-_____ 
 

EXTENDING THE YEAR 2020 DEADLINE TO OBTAIN A BUILDING PERMIT UNDER 
SECTION D.3.(c) OF THE CITY OF TRACY GROWTH MANAGEMENT ORDINANCE 

GUIDELINES FOR FORTY-FIVE (45) CALENDAR DAYS DUE TO COVID-19 PUBLIC HEALTH 
EMERGENCY 

 
 

WHEREAS, In response to the public health emergency caused by the SARS-CoV-2 
coronavirus (“COVID-19”), the City Manager of the City of Tracy, in her authority as the 
Director of Emergency Services, proclaimed a local emergency in Tracy on March 12, 2020, 
and 

 
WHEREAS, On March 17, 2020, the City Council of the City of Tracy ratified the City 

Manager’s proclamation pursuant to Tracy Municipal Code Chapter 3.24, and  
 
WHEREAS, On March 19, 2020, the Governor of California issued Executive Order 

N-33-20 ordering all individuals within the State of California to stay home or at their place of 
residence, except as needed to maintain operations of federal critical infrastructure sectors, 
critical government services, schools, childcare, and construction, and 

 
WHEREAS, On March 30, 2020, the City Council adopted Ordinance No. 1285 which, 

among other things, extended certain deadlines established by the City of Tracy Municipal 
Code, including deadlines relating to the processing of land use, subdivision and zoning 
applications, and 

 
WHEREAS, City Hall remains closed to the public and most City employees are 

working remotely, and the Governor’s Executive Order N-33-20 remains in effect, and these 
conditions have impacted the ability of homebuilders and applicants for residential building 
permits to process their development applications and required them to adjust their 
development schedules and operations in response to the COVID-19 public health 
emergency, and  

 
WHEREAS, The State Legislature recently declared that the State of California was 

already experiencing a housing supply crisis, and the COVID-19 public health emergency is 
currently having an adverse impact on the State’s efforts to address its critical housing 
shortage by siphoning public resources away from the processing of applications for and 
delaying the construction of residential housing projects, and  

 
WHEREAS, The City’s Growth Management Ordinance (Tracy Municipal Code 

Chapter 10.12) and its implementing guidelines (the “GMO Guidelines”) (City Council 
Resolution No. 2014-145) require all recipients of Residential Growth Allotments (“RGAs”) to 
obtain a building permit for the parcel for which the RGA was issued not later than September 
30 of the year following the issuance of the RGA, and if no building permit is obtained by 
September 30 of the following year, the RGA automatically reverts back to the City for re-
allocation consistent with the Growth Management Ordinance and GMO Guidelines, and  

 
WHEREAS, To help mitigate the adverse impacts of the COVID-19 public health 

emergency on the development of new housing in the City of Tracy, the City Council desires 
to extend by forty-five (45) calendar days, from September 30 to November 14, the GMO 
Guidelines deadline for calendar year 2020 for obtaining a building permit to avoid reversion of 
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RGAs to the City, and  
 
WHEREAS, The proposed extension of the deadline is intended to apply only to 

RGAs issued by the Growth Management Board in calendar year 2019, and only to the 
September 30 deadline in the calendar year 2020.      

 
NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of Tracy, as 

follows:   
 

SECTION 1.  The City Council of the City of Tracy finds that all of the above Recitals 
are true and correct and incorporated herein by reference.  

 
SECTION 2.  Effective immediately, Section D.3.(c) of the City of Tracy Growth 

Management Ordinance Guidelines, adopted by Resolution No. 2014-145 on September 2, 
2014, shall be amended in its entirety to read as follows:   

 
“(c) RGAs must be used to obtain a building permit no 
later than September 30th of the year following the 
allocation in accordance with GMB action, unless 
otherwise stated in this section. For RGAs allocated in 
years 2013 through 2016, the RGA must be used by 
September 30th in the year for which it was allocated. 
For RGAs allocated in 2019, the RGA must be used 
by November 14, 2020.  In the event an RGA 
allocated has not been used to obtain a building permit 
by the dates stated in this section, then such RGAs 
automatically revert back to the City and shall be 
available for the GMB to allocate to projects with 
complete applications in accordance with the criteria 
set forth in Section F.  The GMB shall meet as needed 
to address such allocations.”   

 
SECTION 3. The amendment to Section D.3.(c) of the GMO Guidelines described in 

the preceding Section 2 of this Resolution shall be temporary, and shall expire on November 
14, 2020, at which time the original text of Section D.3.(c) of the GMO Guidelines as set forth 
in Resolution No. 2014-145 shall be restored in its entirety.   

 
This Resolution shall be effective upon adoption. 
 
 

* * * * * * * * * * * * * * * *  
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The foregoing Resolution 2020-____ was adopted by the City Council of the City of 

Tracy on the 19th day of May, 2020, by the following vote: 
 

AYES:  COUNCIL MEMBERS:   
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 
 
             
       ______________________________ 
       MAYOR 
 
ATTEST: 
 
 
_________________________ 
CITY CLERK 

 



May 19, 2020 

AGENDA ITEM 1.G 
REQUEST 

AMEND THE TRACY STATION 95 FIRE STATION FIRST IMPLEMENTATION 
AGREEMENT BY AND BETWEEN THE CITY OF TRACY AND THE TRACY 
HILLS PROJECT OWNER, LLC, AND TRACY PHASE I, LLC, TO CLARIFY 
THE CONSTRUCTION SCHEDULE FOR FIRE STATION 95  

EXECUTIVE SUMMARY 

The City and the Tracy Hills Project Owner, LLC, and Tracy Phase I, LLC (together, 
“Developer”) are parties to a Development Agreement (the “DA”) that provides for the 
construction of a fire station (“Fire Station 95”) within the Tracy Hills project.  Pursuant to the 
DA, the City and Developer entered into a Fire Station First Implementation Agreement (the 
“Fire Station Agreement”) that, among other things, established a schedule for the 
preparation of designs and construction drawings, the City’s review thereof, and Developer’s 
construction of Fire Station 95.  Since executing the Fire Station Agreement, the City and 
Developer have modified the schedule and completed various steps towards construction 
and completion of Fire Station 95.  The City and Developer now wish to amend the Fire 
Station Agreement to clarify the remainder of the schedule for construction and completion 
of Fire Station 95 by the targeted date of September 1, 2021.       

DISCUSSION 

Since the City and Developer executed the Fire Station Implementation Agreement 
(Attachment A), they have met many times to ensure that the timing of construction is 
coordinated with the construction of homes.  Under the original schedule, the fire station 
would have been completed before residential and non-residential structures were ready for 
occupancy in the project. This would have placed substantial fire protection resources in a 
location in southwest Tracy that is distant from most of the community and presented the 
City with two undesirable choices:  either incur the costs of staffing the station at an 
inconvenient and inefficient location that did not substantially improve fire safety and 
response times in the City, or leave the completed fire station unoccupied creating 
significant maintenance and security problems.  To avoid this dilemma, Developer and Staff 
have monitored the timing of Tracy Hills project buildout and continued to adjust the design 
and construction schedule to provide for construction and completion of Fire Station 95 at a 
time when homes are built and occupied in the project.   

The original schedule for design and construction of Fire Station 95 was set forth in the DA, 
which was executed in May of 2016.  In August of 2016, the City and Developer adopted a 
slightly modified scheduled through the first Fire Station 95 Agreement (the Tracy Station 95 
Fire Station Acquisition Agreement).  In May 2017, the City and Developer further adjusted 
the schedule through the existing Fire Station Agreement, and in November 2017, the City 
and Developer agreed to extend the time for Developer to submit construction documents to 
the City under that Agreement (Attachment A). 

On March 20, 2020, the City approved the construction drawings and issued a building 
permit for Fire Station 95.  Given the multiple adjustments to the design and construction 
schedule described above, and given the recent disruptions to City processing activities and 
construction activities due to the COVID-19 pandemic, the City and Developer now wish to 
clarify the construction schedule through a minor amendment to the Fire Station Agreement.



  The proposed amendment would amend the existing construction schedule as follows: 

Developer submits construction documents to 
City Building Department for Plan Check 

Completed 

City approval of construction documents Completed 
Developer begins construction September 1, 2020 
City approval of submittals during construction Within 7 business days of each submittal 
Completion of construction September 1, 2021 

The proposed amendment would also stipulate that if the City does not approve the 
construction documents submitted during construction within the time period provided, 
the period for completion of construction shall be extended by one day for each day 
after the designated time period that the City withholds approval.  

The Tracy Hills DA requires the Developer to pay the first $5.5M (Master Plan Public 
Safety Fees) of costs associated with the site acquisition design and construction of the 
fire station.  The total cost of constructing and outfitting Station 95 is estimated at 
$6.6M, however, the construction of the fire station is currently out for bid and the 
Developer and City will have more information regarding actual construction costs once 
bids are received.  As approved by Council Resolution No. 2018-225, the purchase of 
the apparatus will be funded through an advance (loan) from the City’s Equipment fund 
and repaid from future Master Plan Public Safety Fees from development.  

Station 95 will be owned and operated by the Tracy Rural Fire Protection District (Tracy 
Rural). In the event Tracy Rural ceases to operate Station 95, the station will revert back 
to the City at no cost, in accordance with Section 4.b of the South County Fire Authority 
Dissolution Agreement between City and Tracy Rural.  

FISCAL IMPACT 

The Developer’s obligation towards this Fire Station is $5.5M under their DA. The 
Council-approved Fire Station Financing Plan (Resolution No. 2018-225) allows for the 
advancing of $1.1M in City Equipment Fees to cover equipment costs for this Fire 
Station.  Depending on construction costs, additional funds may be needed. 

STRATEGIC PLAN 

The requested action is consistent with the Council-approved Economic Development 
Strategy to ensure physical infrastructure necessary for development.    

RECOMMENDATION 

Staff recommends that the City Council approve, by resolution, the Amendment to the 
Tracy Station 95 Fire Station First Implementation Agreement to clarify the construction 
schedule for Fire Station 95.     

Prepared by: Randy Bradley, Fire Chief 

Reviewed by: Andrew Malik, Assistant City Manager 
Karin Schnaider, Finance Director 

Approved by:  Jenny Haruyama, City Manager 
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Attachment A: Fire Station First Implementation Agreement



TRACY STATION 95  

AMENDMENT TO FIRE STATION FIRST IMPLEMENTATION AGREEMENT 

By and Between the 

CITY OF TRACY, 

a municipal corporation 

and 

THE TRACY HILLS PROJECT OWNER, LLC 

and TRACY PHASE I, LLC 

Effective Date: May____, 2020 

ATTACHMENT A
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TRACY STATION 95  

AMENDMENT TO FIRE STATION FIRST IMPLEMENTATION AGREEMENT 

 This Tracy Fire Station 95 Amendment to First Implementation Agreement 
(“Amendment”) is made by and between the CITY OF TRACY, a municipal corporation 
(“City”), and THE TRACY HILLS PROJECT OWNER, LLC and TRACY PHASE I, LLC 
(together, “Developer”)(City and Developer are collectively referred to as “Parties” and may  
each be individually referred to as a “Party”) and is effective as of May ___, 2020. 

RECITALS 

A. On May 19, 2016, the City and Developer entered into that certain Development 
Agreement By and Between the City of Tracy and The Tracy Hills Project Owner, LLC and 
Tracy Phase I, LLC (“DA”).   

B. Section 4.8(a) of the DA requires Developer to design and construct a fire station 
(“Fire Station”) on the Property within 24 months of the Effective Date of the DA, unless 
otherwise agreed to in writing by the City and Developer.   

C. On May 31, 2017, the City and Developer entered into that certain Tracy Station 95 
Fire Station First Implementation Agreement (“Implementation Agreement”), which set forth a 
schedule for the preparation of designs, City review and approval of designs and construction 
drawings, and construction of the Fire Station.  Unless otherwise defined herein, all capitalized 
terms used in this Amendment shall have the same meaning as ascribed to such terms in the 
Implementation Agreement. 

D. Since the execution of the Implementation Agreement, the Parties have made certain 
adjustments to the design and construction schedule and have completed various steps in the Fire 
Station construction process. 

E. On March 20, 2020, the City approved the construction drawings and issued a building 
permit for the Fire Station. 

F. With this Amendment, the Parties now wish to clarify the remainder of the schedule for 
the construction and completion of the Fire Station.     

AGREEMENT 

 Based upon the foregoing Recitals, which are incorporated herein as provisions of 
this Amendment by reference, and in consideration of the covenants and promises of the City 
and Developer contained in this Amendment and the Implementation Agreement, the Parties 
hereby amend the Implementation Agreement as follows: 

1. Amendment.  Section 1 of the Implementation Agreement is deleted and replaced in its 
entirety with the following: 
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SECTION 1 – Schedule 

The schedule for City review and approval of construction documents and construction 
and completion of Fire Station 95 shall be: 

Developer submits construction documents to 
City Building Department for Plan Check 

Completed 

City approval of construction documents Completed 
Developer begins construction September 1, 2020 
City approval of submittals during construction Within 7 business days of each submittal 
Completion of construction September 1, 2021 

 
In the event City does not approve the construction documents (including design 
approvals submitted during construction) within the time period provided, the period for 
completion of construction shall be extended by one day for each day after the designated 
time period or part thereof that City withholds approval.  

2. Signatures 

The individuals executing this Amendment represent and warrant that they have the 
right, power, legal capacity, and authority to enter into and to execute this Amendment 
on behalf of the respective legal entities of the Developer and the City.  This Amendment 
shall inure to the benefit of and be binding upon the parties hereto and their respective 
successors and assigns. 

 
3. Effect of Amendment and Agreement 

The Parties hereby acknowledge and agree that each Party is in compliance with and in 
good standing under the terms of the Implementation Agreement and the DA, there have 
not been and there currently are not any defaults under the Implementation Agreement or 
the DA, and except as expressly provided in Section 1 hereof, nothing herein is intended 
to otherwise modify the Implementation Agreement or any other agreement between the 
parties.   
 

4. Counterparts 
 
This Amendment may be executed in multiple counterparts, each of which shall 
be deemed an original, but all of which, together, shall constitute one and the same 
instrument.  The parties may also deliver executed copies of this Amendment to each 
other by electronic mail (including pdf or any electronic signature complying with the 
U.S. federal ESIGN Act of 2000, e.g., www.docusign.com) or other transmission method 
and any counterpart so delivered shall be deemed to have been duly and validly delivered 
and be valid and effective for all purposes.  No party may raise the use of any image 
transmission device or method or the fact that any signature was transmitted as an image 
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as a defense to the enforcement of this Amendment.  At the request of either party, the 
parties will confirm signatures by signing and delivering an original document. 
 

5. Conflict. 
 
In case of any inconsistency between this Amendment and the Implementation 
Agreement, the provisions containing such inconsistency shall first be reconciled with 
one another to the maximum extent possible, and then to the extent of any remaining 
inconsistency, the terms of this Amendment shall controll 
 

6. Entire Agreement.   
 
The Implementation Agreement, together with this Amendment, embodies the entire 
understanding between the parties with respect to its subject matter and can be changed 
only by an instrument in writing signed by the parties. 
 

[SIGNATURE PAGE FOLLOWS] 
  





RESOLUTION 2020-____ 
 

AMENDING THE TRACY STATION 95 FIRE STATION FIRST IMPLEMENTATION 
AGREEMENT BY AND BETWEEN THE CITY OF TRACY AND THE TRACY HILLS 
PROJECT OWNER, LLC, AND TRACY PHASE I, LLC, TO CLARIFY THE 
REMAINDER OF THE CONSTRUCTION SCHEDULE FOR FIRE STATION 95  

 
WHEREAS, On May 19, 2016, the City, on one hand, and The Tracy Hills Project Owner, LLC, 

and Tracy Phase I, LLC (together, “Developer”), on the other hand, entered into that certain Development 
Agreement By and Between the City of Tracy and The Tracy Hills Project Owner, LLC and Tracy Phase I, LLC 
(the “DA”); and 

 
WHEREAS, Section 4.8(a) of the DA requires Developer to design and construct a fire station 

(“Fire Station”) on the Property within 24 months of the Effective Date of the DA, unless otherwise agreed to in 
writing by the City and Developer; and  

 
WHEREAS, On May 31, 2017, the City and Developer entered into that certain Tracy Station 95 

Fire Station First Implementation Agreement (“Implementation Agreement”), which set forth a schedule for the 
preparation of designs, City review and approval of designs and construction drawings, and construction of the 
Fire Station; and  

 
WHEREAS, Since the execution of the Implementation Agreement, the Parties have made certain 

adjustments to the design and construction schedule and have completed various steps in the Fire Station 
construction process; and   

 
WHEREAS, On March 20, 2020, the City approved the construction drawings and issued a building 

permit for the Fire Station; and  
 
WHEREAS, The City and Developer now wish to amend the Implementation Agreement to clarify the 

remainder of the schedule for the construction and completion of the Fire Station. 
 

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy hereby 
approves Tracy Station 95 Amendment to Fire Station First Implementation Agreement in the form of 
Exhibit A hereto.     

 
* * * * * * * * * *  

 
The foregoing Resolution 2020-____ was adopted by the City Council of the City of 

Tracy on the 19th day of May, 2020, by the following vote: 
 

AYES:  COUNCIL MEMBERS:   
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 
 
 
 
 
       _____________________________________ 
       MAYOR 
 
ATTEST: 
 
 
 
_________________________  
CITY CLERK 

 



May 19, 2020 

AGENDA ITEM 3.A 

REQUEST 

PUBLIC HEARING TO CONSIDER APPROVAL OF THE TRACY HILLS KT 
PROJECT, WHICH INVOLVES APPROVING A GENERAL PLAN AMENDMENT, 
INTRODUCING AN ORDINANCE APPROVING A TRACY HILLS SPECIFIC PLAN 
AMENDMENT, AND APPROVING A VESTING TENTATIVE SUBDIVISION MAP TO 
CREATE APPROXIMATELY 185 SINGLE-FAMILY RESIDENTIAL LOTS, TWO 
COMMERCIAL PARCELS, AND VARIOUS OTHER PARCELS, INCLUDING A 
LINEAR PARK AND AN HOA RECREATION AREA, CONSISTING OF 
APPROXIMATELY 45 ACRES, LOCATED EAST OF CORRAL HOLLOW ROAD IN 
THE VICINITY OF TRACY HILLS DRIVE 

EXECUTIVE SUMMARY 

This agenda item is a public hearing to consider approving the Tracy Hills KT Project, 
which involves approving a General Plan Amendment, introducing an ordinance 
approving a Tracy Hills Specific Plan Amendment, and approving a Vesting Tentative 
Subdivision Map to create approximately 185 single-family residential lots, two 
commercial parcels, and various other parcels, including a linear park and an HOA 
recreation area, consisting of approximately 45 acres, located east of Corral Hollow 
Road in the vicinity of Tracy Hills Drive.  The Specific Plan Amendment also results in 
approval of a second Community Gateway Icon located adjacent to I-580. 

DISCUSSION 

For this agenda item, the City Council will be asked to consider the following actions 
regarding the Tracy Hills KT Project:  

• Approval of a General Plan Amendment (Application Number GPA19-0003)
• Approval of a Tracy Hills Specific Plan Amendment (Application Number SPA19-

0004)
• Approval of a Vesting Tentative Subdivision Map (TSM19-0005)

Background 

On April 5, 2016, City Council certified an Environmental Impact Report and approved a 
General Plan Amendment and 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.  On April 5, 2016, City Council also approved a Vesting 
Tentative Subdivision Map for approximately 1,160 single-family residential lots in Phase 
1A.  The Phase 1A area is currently under construction by Integral Communities, Lennar 
Homes, Shea Homes, and Meritage Homes.  Similar to other master-planned 
developments, implementation often involves evaluating changes to development 
standards, land uses, and phasing.  
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Overview of the General Plan Amendment 

The Tracy Hills KT Project area consists of approximately 45 acres located east of 
Corral Hollow Road in the vicinity of Tracy Hills Drive.  The existing General Plan land 
use designation for the KT Project area is Commercial.  The proposed General Plan 
Amendment includes changing the General Plan land use designation on approximately 
27 acres within the KT Project area from Commercial to Residential Medium.  This is a 
proposed change to the General Plan Land Use Designations Map, Figure 2-2.  The 
Residential Medium designation has a density range of 5.9 to 12.0 dwelling units per 
gross acre.  The proposed General Plan Amendment also includes updating descriptive 
text for the Tracy Hills Specific Plan to include the KT Project.  The updated text would 
state that the estimated number of residential units in Tracy Hills would be approximately 
5,700, which is a revision from the currently stated maximum of 5,499 residential units 
(Attachment A – General Plan Amendment). 

The proposed General Plan Amendment also includes adding language to the Tracy 
Hills section under Areas of Special Consideration.  The proposed language states that 
a portion of the Tracy Hills Specific Plan area with a General Plan land use designation 
of Commercial may be developed as Medium or High Density Residential, if permitted by 
the Tracy Hills Specific Plan.  The need for this proposed language relates to a Medium 
Density Residential Overlay Zone that is described in the section below regarding the 
proposed Tracy Hills Specific Plan Amendment.  The proposed language is consistent 
with language in the Commercial designation of the General Plan, which states that 
appropriately scaled and designed residential development in the density ranges 
permitted in Residential High (RH) may be allowed, and other residential densities may 
be allowed in Commercial districts in Areas of Special Consideration. 

Staff supports the proposed amendment because Medium Density Residential would be 
a good land use for the site and past economic studies, such as those conducted for the 
General Plan and the recent Gateway study, have indicated that the City has an 
abundance of Commercial designated property.  In the general vicinity surrounding the 
KT Project area, the remaining Commercial designated property after the proposed 
amendment would be approximately 25 acres on the east side of Corral Hollow Road 
and 50 acres on the west side of Corral Hollow Road.  A retail shopping center for a 
supermarket or similar development typically only needs 8 to 12 acres.  Additionally, 
retail development typically prefers to locate near street frontages with high visibility on 
major roads, whereas a large portion of the KT Project area is setback far from Corral 
Hollow Road and would have low visibility. 

Overview of the Tracy Hills Specific Plan Amendment 

The Tracy Hills Specific Plan currently zones the KT Project area as General Highway 
Commercial.  The proposed Tracy Hills Specific Plan Amendment (SPA) includes 
rezoning approximately 21.3 acres within the KT Project area from General Highway 
Commercial (GHC-TH) to Medium Density Residential (MDR-TH) and approximately 5.6 
acres of GHC-TH to Tracy Hills Conservation (C-TH).  The C-TH designation is for the 
100-foot wide conservation easement corridor adjacent to the California Aqueduct.  The
proposed SPA also includes a series of updates to the development standards for the
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MDR-TH zoning district to allow for small-lot residential development, such as lot sizes 
of less than 3,000 square feet, maximum lot coverage of 70%, and 3-foot minimum side 
setbacks (Attachment B – Tracy Hills Specific Plan Amendment). 

Additionally, the proposed SPA includes establishing a Medium Density Residential 
Overlay Zone, which would be applied to approximately 8.9 acres in the KT Project area.  
The Medium Density Residential Overlay Zone would allow the subject property to 
develop in accordance with the permitted uses and development standards of either the 
MDR-TH zoning district or the underlying zoning district of GHC-TH.  This overlay zone 
is being proposed to address a request from the current property owner, who may want 
to develop or sell the property as commercial if the proponents of the KT Project do not 
move forward with the land purchase.     

The proposed SPA also includes the addition of Appendix A, KT Project Landscape 
Design Guidelines.  The landscape design guidelines contained in Section 3.4 of the 
Tracy Hills Specific Plan apply Specific Plan-wide; however, implementation details are 
only shown for Phase 1A.  The purpose of Appendix A is to provide landscape design 
guidelines and implementation details for the KT Project Phase.   

Appendix A includes the following components for KT Project landscape design 
guidelines: 

• Community Monumentation
• Circulation
• Streetscape and Trails
• Edge Conditions/Easements
• Conceptual Overall Illustrative Parks and Landscape Plan
• Lighting
• Walls and Fences
• Landscape Master Tree Plan

The proposed SPA also includes the addition of Appendix B, Community Gateway Icon, 
which is unrelated to the KT Project site.  The purpose of Appendix B is to expand the 
number of Community Gateway Icons in the Tracy Hills Specific Plan area from one to 
two.  The existing Community Gateway Icon is located near the eastern edge of the 
Specific Plan boundary, adjacent to the I-580 Interchange with Corral Hollow Road, and 
was approved by City Council through a Development Review Permit on July 17, 2018.  
The existing icon has a height of 40 feet.  The proposed second Community Gateway 
Icon would match the height and design of the first icon and be located along the 
western edge of the Specific Plan boundary, adjacent to I-580.  The distance between 
the two icons would be approximately three miles.  This amendment would provide 
sufficient detail in terms of location and design of the icon, such that the second icon 
could be erected, foregoing the Development Review process, as stated in the proposed 
SPA.  In other words, the SPA would approve the second icon, as shown, at this 
location.  Location and design details for the Community Gateway Icons are shown in 
Appendix B. 
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Overview of the Vesting Tentative Subdivision Map 

The proposed Vesting Tentative Subdivision Map for the Tracy Hills KT Project consists 
of approximately 185 single-family residential lots, two commercial parcels, and various 
other parcels, such as a linear park and an HOA recreation area, consisting of 
approximately 45 acres located east of Corral Hollow Road in the vicinity of Tracy Hills 
Drive (Attachment C – Vesting Tentative Subdivision Map). 

As stated above, the KT Project features residential neighborhoods with small-lot design.  
Typical lot sizes range from 2,700 square feet to 3,300 square feet.  According to the 
applicant, this small-lot design is intended to expand the diversity of lot sizes and house 
types in the Tracy Hills area.       

A linear park is proposed along the eastern edge of the KT Project, adjacent to a 100-
foot wide conservation easement corridor that runs along the California Aqueduct.  The 
linear park would include a trail that connects to a comprehensive Class 1 bikeway and 
pedestrian system within Tracy Hills.  This linear park would be a public park dedicated 
to the City.  The proposed KT Project also includes a private HOA park and recreation 
facility, which may include a swimming pool and other amenities. 

Planning Commission Discussion 

The Planning Commission held a public hearing to consider the Project on February 26, 
2020 and recommended that the City Council approve the General Plan Amendment, 
Tracy Hills Specific Plan Amendment, and Vesting Tentative Subdivision Map for the 
Tracy Hills KT Project. 

Environmental Document 

An Environmental Impact Report (EIR) was certified by the City Council on April 5, 2016 
for the Tracy Hills Specific Plan.  An Addendum to the EIR has been prepared for the 
Tracy Hills KT Project consistent with the requirements of California Environmental 
Quality Act (CEQA) Guidelines Sections 15162 and 15164 to address the proposed 
General Plan Amendment, Tracy Hills Specific Plan Amendment, and the Vesting 
Tentative Subdivision Map for the Tracy Hills KT Project (Attachment D – Addendum to 
the EIR / Attachment E – Traffic Analysis).  No new significant environmental impacts 
were identified for the Tracy Hills KT Project.  No further environmental review is 
necessary. 

Staff evaluated the traffic impacts of this project against City standards.  This Project will 
meet City standards for traffic congestion with required mitigations.  The Project and its 
mitigations were evaluated in a February 25, 2020 memorandum authored by the City 
Traffic consultant Kimley Horn and Associates.  The following is a summary of the 
mitigations (which is fully described in the aforementioned study):  

1. Various Intersection Improvements to Tracy Hills Blvd. / Corral Hollow (summarized
as follows*):

a. SB Left Turn Lane



Agenda Item 3.A 
May 19, 2020 
Page 5 

b. NB Right Turn Lane
c. WB Left Turn Lane and WB Thru/Right Turn Lane
d. EB Thru Lane and EB Right Turn Lane
e. Signal Poles (to ultimate condition)
f. Sidewalks and curb ramps

2. Fair Share payment of repaving of Corral Hollow south of I-580 (i.e. $50k)
3. Frontage Improvements to the subdivision (e.g. sidewalks, landscaping, etc.)
4. Payment of Traffic Impact Fees (could be used for the CH/Linne Project)
5. Raised Median on CH (i.e. to prevent left turning movements into and out of Street

B)
6. Right-in and Right-Out auxiliary lanes on Street B
7. Requirement for an easement across commercial properties for the use of the AKT

property to the south.  This is for planned AKT property use of this intersection for its
full turn movements.

STRATEGIC PLAN 

This agenda item is not related to the City Council’s Strategic Plans. 

FISCAL IMPACT 

The costs of these development applications were funded by application fees and a Cost 
Recovery Agreement. 

RECOMMENDATION 

Staff and the Planning Commission recommend that the City Council approve the Tracy 
Hills KT Project by taking the following actions: 

• Approve a General Plan Amendment (Application Number GPA19-0003), and
• Introduce an Ordinance approving a Tracy Hills Specific Plan Amendment

(Application Number SPA19-0004), and
• Approve a Vesting Tentative Subdivision Map for the Tracy Hills KT Project

(Application Number TSM19-0005), to create  approximately 185 single-family
residential lots, two commercial parcels, and various other parcels, including a linear
park and an HOA recreation area, consisting of approximately 45 acres, located east
of Corral Hollow Road in the vicinity of Tracy Hills Drive.

Prepared by: Scott Claar, Senior Planner 

Reviewed by: Bill Dean, Assistant Development Services Director 
Robert Armijo, PE, City Engineer / Assistant Development Services Director 
Karin Schnaider, Finance Director 
Andrew Malik, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 
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ATTACHMENTS 

Attachment A – General Plan Amendment  
Attachment B – Tracy Hills Specific Plan Amendment 
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 Tracy Hills Specific Plan.  The Tracy Hills Specific Plan area, lo-

cated on the southwest side of the City, covers 6,175 acres, ap-
proximately 2,700 acres of which falls within the City limits and 
is planned with residential, commercial, office, industrial and rec-
reational land uses, and approximately 3,550 acres located outside 
the City limits and within the Sphere of Influence planned as 
permanent open space for habitat conservation and managed 
grazing.  Of the 2,700 acres within the City limits, proposed land 
uses include approximately 1,300 acres at a mixture of densities 
with approximately 5,700 residential units based on estimated average 
densities which may differ from the built out densities. a maximum 
of 5,499 residential units. Approximately 600 acres with up to 
6 million square feet of space are planned for commercial, 
office and industrial uses.  Roughly half of the re-maining 800 
acres of the Specific Plan area within the City limits is 
designated to accommodate neighborhood parks, schools, rec-
reational uses and other open space, while the other half is de-
voted to roads and canals.   

 Ellis Specific Plan.  The Ellis Specific Plan, located at the north-
west corner of Corral Hollow and Linne Roads, consists of 321 
acres of Traditional Residential and Commercial land uses, allow-
ing for up to 2,250 residential units and a Village Center com-
mercial site.  The proposed project also includes parks and a fam-
ily-oriented swim center. 

4. Sustainability Action Plan

The City of Tracy adopted a Sustainability Action Plan in 2011 as 
part of the City’s on-going efforts to transform Tracy into a leader 
for environmental, economic, and social sustainability.  The Sustain-
ability Action Plan is a detailed, long-range strategy to achieve sus-
tainability in the sectors of greenhouse gas (GHG) emissions, energy, 
transportation and land use, solid waste, water, agriculture and open 
space, biological resources, air quality, public health, and economic 
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7b.  The other approximately 900 acres are designated as Agricul-
ture with provisions to allow for the land application of 
treated effluent, effluent cooling, and public facilities uses.   

7c.  The portion of the site with existing structures may be used 
for public facilities uses such as service yards. 

7d.  The City shall consider using part of this site as a publicly-
accessible open space area, or as a City park, as long as public 
access does not negatively affect adjacent properties, such as 
levees that support farming operations.   

7e.  This site shall not be developed with commercial or residen-
tial uses. 

8. Tracy Hills Specific Plan Area

As described in section A.3 above, the Tracy Hills Specific Plan area, 
located on the southwest side of the City, covers 6,175 acres with ap-
proximately 2,700 acres falling within the City limits, which are 
planned with residential, commercial, office, and industrial and rec-
reational land uses.  Approximately 3,550 acres located outside the 
City limits and within the Sphere of Influence planned as permanent 
open space for habitat conservation and managed grazing.   

8a.  Of the 2,700 acres falling within the City limits, the Tracy 
Hills development shall include approximately 185 acres of 
land for open space.  

8b.  The land use designations shown on Figure 2-2 represent the 
current land use designations within the Tracy Hills Specific 
Plan area.  At the time of updating the Tracy Hills Specific 
Plan, the exact location of General Plan land use designa-
tions within the Specific Plan area shall be established in 
such a way as to achieve the goals, objectives, and policies of 

8c.  A portion of the Tracy Hills Specific Plan area with a General
 Plan land use designation of Commercial may be developed as
 Medium or High Density Residential, if permitted by the Tracy
 Hills Spacific Plan



Tracy Hills
Specifi c Plan
Approved April 5, 2016 (Tracy Resolu  on 2016-063)
Amended June 18, 2019, incorporated herein (Tracy Ordinance 1270)
Draft Amendment February 10, 2020
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Tracy Hills Specific Plan 

1. INTRODUCTION 

TABLE 1-1 
LAND USE PLAN BUILDOUT EXAMPLE 

Zoning District or Land Use 
Approximate 
Gross Acres1 

Approximate 
Adjusted 

Developable 
Acres1, 2, 3  

Target Density Range 
or 

F.A.R. 

Projected Dwelling 
Units 

or Square Feet1 

Residential Estate  95.6  81.3  (0.5-2.0 DU’s/ac.) 122 DU’s 

Low Density Residential 1,216.0  876.3  (2.1-5.8 DU’s/ac.) 3,238 DU’s 

Medium Density Residential  318.1348.14  270.4295.9  (5.9-12.0 DU’s/ac.) 2,0142,204 DU’s 

High Density Residential  9.2  7.8  (12.1-25.0 DU’s/ac.) 125 DU’s 

Mixed Use Business Park 211.1  179.4  0.20 F.A.R. 1,562,933 s.f. 

General Highway Commercial 
102.472.44  87.061.5  0.20 F.A.R. 758,944 

535,788 
s.f. 

Light Industrial 363.1  308.6  0.25 F.A.R. 3,360,654 s.f. 

Conservation Easements 123.3  n/a   

Subtotal: 2,438.8 1,810.8    

Interstate 580 Interchange and 
ROW 

137.5   
  

California Aqueduct ROW 143.1     

Union Pacific Rail Road 12.2     

TOTAL: 2,731.6 1,810.8 
 5,4995,689 DU’s 

5.7 5.5 mil s.f. 

 
  

                                                            
1  All Acreages, dwelling units, and square footage examples shown herein are approximate.   

2  Adjusted Developable Acres - Residential, Mixed Use Business Park, General Highway Commercial, and Light Industrial acreages have been adjusted to show 
that an estimated 15% of the land area is used for infrastructure such as roads and utilities, and/or public facilities such as neighborhood parks/amenities, 
schools, and/or public facilities such as retention basins as noted in the General Plan.  Actual numbers will vary depending on site specific characteristics. 

3  180 to 185 acres of General Plan mandated Open Space taken out of Low Density Residential land use category. 

4  8.7 acres of General Highway Commercial will be zoned with a Medium Density Residential Overlay and is anticipated to be developed with residential uses. As 
such this acreage is accounted for in the Medium Density Residential zoning district. 
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Tracy Hills Specific Plan 

2. ZONING AND DEVELOPMENT STANDARDS 

2.1 RESIDENTIAL ZONING DISTRICTS 

2.1.1 Purpose 

Tracy Hills will provide a variety of housing types that accommodate a range of housing objectives, buyer needs, and 
affordability.  It is expected that, once fully developed, Tracy Hills will accommodate approximately 5,689a maximum of 
5,499 dwelling units and an estimated population of approximately 17,65018,260 (the California State Department of 
Finance estimates an average of 3.21 persons per household, as cited in the City’s General Plan).  

Figure 2-1, Zoning Districts, identifies four residential zoning districts. These zoning districts are Residential Estate (RE-
TH, 0.5 to 2.0 dwelling units per acre), Low Density Residential (LDR-TH, 2.1 to 5.8 dwelling units per acre), Medium 
Density Residential (MDR-TH, 5.9 to 12.0 dwelling units per acre), and High Density Residential (HDR-TH, 12.1 to 25.0 
dwelling units per acre).  

The land use and development standards for the residential zoning districts of the Tracy Hills Specific Plan shall comply 
with all requirements that apply to the corresponding residential zoning districts in the Tracy Municipal Code, except as 
modified within this Specific Plan. (Refer to Table 2-2, Residential Zoning Districts). 

 

TABLE 2-2 
RESIDENTIAL ZONING DISTRICTS 

Tracy Hills Specific Plan 
Residential Zoning Districts 

Tracy Municipal Code Corresponding 
Zoning Districts 

RE-TH RE 

LDR-TH LDR 

MDR-TH MDR 

HDR-TH HDR 

 

2.1.2 Permitted and Conditionally Permitted Uses Within Residential Zoning Districts 

Table 2-1, Permitted and Conditionally Permitted Uses, indicates uses permitted within each residential zoning district 
of the Tracy Hills Specific Plan.  The table also lists conditional uses that are subject to the granting of a Conditional Use 
Permit. 
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Tracy Hills Specific Plan 

2. ZONING AND DEVELOPMENT STANDARDS 

2.1.3 Development Standards for RE-TH, LDR-TH, MDR-TH, and HDR-TH  

2.1.3  

TABLE 2-3 
DEVELOPMENT STANDARDS - RESIDENTIAL ZONING DISTRICTS 

Development Standard RE-TH LDR-TH MDR-TH(12) HDR-TH 

Allowable Density Range 0.5 to 2.0 DU/AC 2.1 to 5.8 DU/AC 5.9 to 12.0 DU/AC 12.1 to 25.0 DU/AC 

Maximum Lot Coverage(8) 45% 45%(8) 4570% 45% 

Minimum Lot Size 15,000 s.f. 3,900 s.f. (1)3,500 s.f. (1) 

Minimum Lot Width 
45’ minimum at 
street frontage 

45’ minimum at 
street frontage 

 (1)45’ minimum at 
street frontage 

(1) 

Minimum Front Yard Setback(2)(3)(4)  30 feet 10 feet 10 feet(11) 
15 feet  

Minimum Front Yard Setback(2)(3)(4)Garage 30 feet 20 feet(10) 20 18 feet(10) 

Minimum Side Yard Setback(2)(3)(6)(9) 10 feet  5 feet 5 3 feet 
15 feet, street side; 
10 feet interior side 

Minimum Rear Yard Setback(2)(3) 30 feet 10 feet 10 7 feet 10 feet 

Maximum Building Height(7) 35 feet 35 feet 35 feet 35 feet 

     
(1) To be determined upon approval of the Tentative Subdivision Map:  The developer shall demonstrate that every lot has size and dimensions 

capable of meeting the land use, public utilities, and development standards of this Specific Plan. 
(2) Any building / structure shall maintain minimum setbacks from the following pipelines: 

(refer to figure 1-4, Existing Conditions, for general location of pipeline easements) 
 

 Phillips 66: minimum 16.25 feet from the edge of the pipeline easement 

 Shell: minimum 10 feet from the edge of the pipeline easement 

 PG&E and Chevron:  minimum 15 feet from the edge of northeast side the pipeline easement and minimum 20 feet from the edge 
of the southwest side of the pipeline easement. 

(3) All setbacks measured from property line. 

(4) There shall be no parking in the front yard between the house and the public right-of-way, except in the driveway. 

(5) For rear yard, minimum setback is 5 feet for detached garage. 

(6) For all corner lots, the minimum street side yard setback is 10 feet. 

(7) Detached accessory structures that encroach into the rear or side yard setbacks shall have a maximum height of 10 feet. 
(8) Maximum Lot Coverate up to 55% shall be permitted for single story elevation. 

(9) AC condenser units may encroach into the minimum rear or side yard setback. At least one side yard of the lot shall maintain the minimum 
setback. 

(10) The minimum front yard setback to a side swing garage is 10 feet, if the garage door does not face a street. 

(11) Front porches, balconies, and bay windows may encroach up to 5 feet into the minimum front setback 

(12) In the MDR-TH zoning district, lots may be created with access provided by a private court or lane, as shown by the examples in Figure 2-6. 
For such cases where the front of a house faces a private court or lane, the property line dividing the lot from the private court or lane shall 
be the front lot line. 
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Tracy Hills Specific Plan 

2. ZONING AND DEVELOPMENT STANDARDS 

2.2 GENERAL HIGHWAY COMMERCIAL ZONING DISTRICT 

2.2.1 Purpose 

The purpose of the General Highway Commercial (GHC-TH) Zone is to provide a mix of retail and services for local 
residents and travelers.   

2.2.2 Permitted and Conditionally Permitted Uses Within GHC-TH 

Table 2-1, Permitted and Conditionally Permitted Uses, indicates uses permitted within the General Highway 
Commercial zoning district of the Tracy Hills Specific Plan.  The table also lists conditional uses that are subject to the 
granting of a Conditional Use Permit. 

2.2.3 Development Standards for GHC-TH  

Development Standards shall be in accordance with the Tracy Municipal Code Chapter 10.08, Zoning Regulations, Article 
19, General Highway Commercial Zone (GHC), except as modified within this Specific Plan.   

Site design for commercial development shall ensure vehicular and pedestrian connectivity between adjacent 
commercial parcels and a reciprocal parking and access agreement shall be recorded at the County Recorder’s Office 
prior to issuance of a building permit. 

 

TABLE 2-4 
DEVELOPMENT STANDARDS – GENERAL HIGHWAY COMMERCIAL ZONING DISTRICT 

Development Standard General Highway Commercial Zoning District 

Maximum Lot Coverage  No Requirement 

Minimum Lot Size (1) 

Minimum Lot Width (1) 

Minimum Front Yard Setback(2) No Requirement 

Minimum Interior Side Yard Setback (2)(3) No Requirement 

Minimum Street Side Yard Setback(2) No Requirement 

Minimum Rear Yard Setback (2)(3) No Requirement 

Maximum Building Height  45 feet 

  
(1) No subdivision or lot line adjustment shall be approved or lots otherwise created with size or dimensions 

rendering it incapable of meeting the land use, public utilities, or development standards of this Specific Plan. 
(2) Any building / structure shall maintain minimum setbacks from the following pipelines: 

(refer to figure 1-4, Existing Conditions, for general location of pipeline easements) 
 

• Phillips 66: minimum 16.25feet from the edge of the pipeline easement 
• Shell: minimum 10 feet from the edge of the pipeline easement 
• PG&E and Chevron:  minimum 15 feet from the edge of northeast side the pipeline easement and 

minimum 20 feet from the edge of the southwest side of the pipeline easement. 
(3) No Requirement, except when adjacent to a residential zoning district, in which case 15 feet shall be required. 

Such yards shall be increased by 4 feet for every story above the ground floor or 10 feet in height above 25 
feet, whichever is less.  

 



 

D R A F T  F e b r u a r y  1 0 ,  2 0 2 0  P a g e  | 2-21 
 

Tracy Hills Specific Plan 

2. ZONING AND DEVELOPMENT STANDARDS 

2.6.3 Public Infrastructure 

Public infrastructure includes such items as water tanks, pump stations, drainage basins, and/or dry utility facilities, both 
interim and permanent.  Final locations, numbers, size and configurations of these facilities will be constructed pursuant 
to the master infrastructure plans.  Refer to Figure 2-4, Public Facilities Plan for conceptual locations and to Chapter 4, 
Infrastructure and Services, for more detailed discussion. 

2.7 OTHER STANDARDS 

2.7.1 Noise 

Residential land uses may be sited where noise from I-580 falls within the Conditionally Acceptable range, identified in 
Figure 9-3 of the City of Tracy General Plan.  Such determination shall be made by the City at the time of Tentative Map 
(or other discretionary application) approval.  In making such determination, the City shall take into account the effect of 
feasible noise reduction measures on the anticipated noise levels at the proposed residential uses, as well as the 
project’s conformance with other General Plan goals, objectives, and policies. 

2.8 AIRPORT LAND USE COMPATIBILITY 

The Tracy Municipal Airport is located to the east of the Specific Plan area.  A portion of the Specific Plan area is located 
within the Tracy Municipal Airport’s Area of Influence (AIA).  Land uses within certain zones in the vicinity of the airport 
are regulated by the San Joaquin County Airport Land Use Commission (ALUC).  The San Joaquin Council of Governments 
serves as the ALUC and has adopted the San Joaquin County Airport Land Use Commission Plan (ALUCP) in 2009.  The 
area of the Specific Plan located along Corral Hollow Road directly south of the Delta-Mendota Canal is designated as 
Light Industrial (M-1) and lies in the Inner Approach/Departure Zone and Inner Turning Zone as specified in the 2009 
ALUCP for the Tracy Municipal Airport (Refer to Figure 2-5, Tracy Municipal Airport Land Use Compatibility Zones).  Land 
uses in these zones are regulated by the ALUC and shall comply with the adopted ALUCP. 

2.9 MEDIUM DENSITY RESIDENTIAL OVERLAY ZONE 

The Medium Density Residential Overlay Zone allows the subject property to develop in accordance with the permitted 
uses and development standards of either the underlying zoning district or the Medium Density Residential Zoning 
District. 
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Tracy Hills Specific Plan 

2. ZONING AND DEVELOPMENT STANDARDS 

FIGURE 2-6 
MEDIUM DENSITY RESIDENTIAL SETBACK EXHIBITS 



*Conceptual sign design provided for thematic purposes. Dimensions provided for proportion scale only. 

3.4.5	 Community Monumentation

1.	 Community Gateway Icon

The Community Gateway Icon will be the landmark of the new community and establish 
a unifying community identity while providing a strong statement of community, 
commitment, and quality. A potential idea is proposed for a modern barn-like building 
coupled with an updated windmill sculpture that will comprise the Community Gateway 
Icon, conveying the agricultural heritage of the project site and serve as a “Welcome 
Home” center. Following use by the developer for marketing purposes, this building can 
serve as a potential neighborhood market and mail center for the community, or be used 
for any other community use that is permitted by this Specific Plan. The Community 
Gateway Icon shall be privately maintained. The Community Gateway Icon shall be 
subject to Development Review approval by City Council, as specified in Section 5.1.2 of 
this Tracy Hills Specific Plan. The design and location of the Community Gateway Icon or 
second Community Gateway Icon may be approved as part of this Specific Plan, without 
requiring a Development Review permit, if the proposal matches design and location 
details shown in the Specific Plan or Appendix to the Specific Plan.

D R A F T  F e b r u a r y  1 0 ,  2 0 2 03-34  I  P a g e

Tracy Hills Specific Plan
3. DESIGN GUIDELINES

All public right-of-way landscaping 
and other improvements, such as 
monumentation, walls and fences, 
furniture and accessories, and 
lighting, shall be reviewed by the City 
through the Improvement Plans.

All landscaping and other 
improvements which are located on 
private property shall be subject to 
Development Review, as specified in 
the Tracy Municipal Code.
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Tracy Hills Specific Plan 

5. ADMINISTRATION 

5 ADMINISTRATION 

5.1 THE PERMIT PROCESS 

The permit process described below applies to all development proposed within the Specific Plan area.  Figure 5-1, 
Specific Plan Permit Process, is a graphic illustration of this process.  Each element of the permit process is described in 
greater detail in State law, the Tracy Municipal Code, and applicable City standards. The review process for each type of 
development application shall be as specified in the Tracy Municipal Code, except as modified herein.  

5.1.1 Tracy Hills Design Guidelines  

The purpose of the Tracy Hills Design Guidelines is to ensure that all development achieves and maintains a high 
standard of aesthetic quality, appearance, and sustainability throughout the development lifetime of Tracy Hills.  The 
Design Guidelines will establish the overall aesthetic standards for community design, landscape design, and 
architectural design, and will apply to all projects within the Specific Plan area (refer to Chapter 3, Design Guidelines) 
that are subject to Development Review.   

5.1.2 Development Review 

The Development Review processing procedures are set forth in the Tracy Municipal Code, Chapter 10.08, except as 
modified herein. The regulations contained in this Specific Plan shall apply to all development.  If the Specific Plan 
development regulations conflict with the Tracy Municipal Code, the regulations set forth herein shall prevail.  

Construction of any new single-family or two-family dwelling is subject to Development Review.  Additions, 
improvements or repairs to a single-family or two-family dwelling are not subject to Development Review.  
Development Review shall be required for any other improvements as specified by the Tracy Municipal Code. 

For Development Review of a residential subdivision, or a portion of a residential subdivision, an exhibit showing the 
distribution of house types (i.e., floor plan type and elevation type) throughout the subdivision is required as part of the 
Development Review process. 

The Community Gateway Icon, which is conceptually described and depicted in Section 3.4.5, Community 
Monumentation, shall be subject to Development Review approval by City Council, with a recommendation by Planning 
Commission. 

The design and location of the Community Gateway Icon or second Community Gateway Icon may be approved as part 
of this Specific Plan, without requiring a Development Review permit, if the proposal matches design and location details 
shown in the Specific Plan or Appendix to the Specific Plan. 

5.1.3 Conditional Use Permits 

Land uses and densities permissible for each parcel within the Specific Plan area zoning districts are identified in Chapter 
2, Zoning and Development Standards, Sections 2.1 through 2.5.  Specified conditional uses shall be permitted subject to 
the approval of a Conditional Use Permit.  Because these uses have potentially incompatible characteristics, conditional 
uses require special consideration and may necessitate imposition of certain conditions on the development. 

The process for applications is described in the City of Tracy Municipal Code, Section 10.08.42.50, et seq. 

5.1.4 Tentative Maps 

Tentative Subdivision Maps shall be submitted to the Development Services Department in accordance with State law, 
the Tracy Municipal Code, applicable City standards, and Subdivision Map Act. 

The submittal requirement of conceptual architectural elevations for Vesting Tentative Subdivision Maps has been 
satisfied by the Tracy Hills Specific Plan, and Section 3.2, Residential Design Guidelines.  Review of the architectural 
elevations for specific development proposals will be addressed through the Development Review process. 

The form and content of the Final Map shall conform to the requirements of the Tracy Municipal Code and State law. 
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APPENDIX A
KT LANDSCAPE DESIGN GUIDELINES

1.	 PURPOSE AND SCOPE

The landscape design guidelines contained in Section 3.4 of the Tracy Hills Specific Plan apply Specific Plan-wide; 
however, implementation details are only shown for Phase 1A. The purpose of Appendix A is to provide landscape design 
guidelines and implementation details for the KT Project Phase. The KT landscape design guidelines include the following 
components:

•	 Community Monumentation
•	 Circulation
•	 Streetscape and Trails
•	 Edge conditions/ Easements
•	 Conceptual Overall Illustrative Parks and Landscape Plan
•	 Lighting
•	 Walls and Fences
•	 Landscape Master Tree Plan

2.	 LOCATION

The KT Project phase of the Specific Plan Area encompasses approximately 36 acres located east of Corral Hollow Road, 
southwest of the California Aqueduct and north of Interstate 580. Refer to Figure A-1, Location Map - KT Project for 
additional information.
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3.   COMMUNITY MONUMENTATION

The KT Project shall continue the Tracy Hills themes established in Phase 1A through the consistent application and 
use of monument signage. Monumentation will be consistent with the character of the project, but flexible enough to 
respond to individual project context. Logos, type styles, color schemes, and architectural features should be consistent 
throughout the area being identified. Monumentation may vary in size and detail in a manner that reflects their 
relative importance within the signage hierarchy, but will incorporate a consistent material palette. Refer to Figure A-2 
Community Identity Signage/Monumentation Key Map - KT Project for preliminary signage locations.

3.1. Community Monumentation Detail Reference

Community monumentation utilized in the KT Project were originally used and detailed in Phase 1A. Monumentation 
shall reference the details used in Phase 1A to ensure consistency throughout the Tracy Hills Specific Plan area. 
Refer to the list below for detail references to the monumentation shown in Figure A-2 Community Identity Signage/
Monumentation Key Map - KT Project.

		  Primary Community Monumentation - Refer to Figure 3-2a 

		
		  Primary Neighborhood Entry Signage - Refer to Figure 3-3

		  Park Signage - Refer to Figure 3-4

		  Trailhead Marker - Refer to Figure 3-5
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4.   CIRCULATION

A hierarchy of streets and trails are proposed within the KT Project which provide separate facilities for vehicles and 
pedestrians. Primary access is provided from Corral Hollow Road at an intersection with the spine road from Phase 1A. 
The spine road is extended to the KT Project boundary where it transitions to a residential street. Refer to Figure A-4 for 
a typical section of the spine road extension through the commercial area. Secondary access from Corral Hollow Road is 
provided north of the aforementioned intersection with a right-in/right-out only connection. The remainder of the public 
vehicular circulation throughout the KT Project is provided through residential streets. Refer to Figure A-5 for a typical 
section of the public residential street. In addition to the public streets, certain homes front on private lanes with a 24’ 
roadway section which serves both vehicles and pedestrians. Refer to Figure A-6 for a typical section of the private lane. 

Pedestrian circulation is provided with separated sidewalks along public streets and walkways located within open space 
and park areas. A multi-use trail located within a linear park feature provides access between the park and Corral Hollow 
Road along the Conservation Easement.  A multi-use trail is also located around the retention basin which provides for 
passive recreation opportunities.

Refer to Figure A-3 Circulation Map - KT Project for additional information on the proposed circulation for this phase of 
Tracy Hills.

4.1. Streetscape and Trails

The following figures illustrate a hierarchy of streetscapes and circulation which provide distinctive landscape treatments 
for each planned roadway and trail. Landscape and hardscape treatments include elements such as landscaped 
medians, sidewalks, enhanced paving at pedestrian crossings and primary/secondary entries, trails and parkway trees. 
Consistent with Phase 1A, enhanced paving used is defined as any paving other than natural gray concrete or asphaltic 
concrete and the use of enhanced paving is strongly encouraged. Streetscapes and trails are shown in Figures A-4 to A-7 
depict conceptual landscape application. Street trees shall be consistent with those shown in Figure A-14. Shrub and 
groundcover plant material shall be consistent with the species in the Landscape Plant Matrix in Section 3.4.15 of the 
Specific Plan. 
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5.   EDGE CONDITIONS/EASEMENTS

A one hundred foot wide conservation easement will be recorded within the KT Project along east boundary adjacent 
to the California Aqueduct. The easement will include approximately 5.5 acres of area. The purpose of the conservation 
easement is to provide permanent wildlife habitat. The conservation easement will be owned and maintained by the 
project’s HOA and zoned Tracy Hills Conservation (C-TH). No development within this area will be allowed except for 
installation of protective fencing. Signs will be attached to the fencing advising the public to “stay out of the conservation 
easement areas.”

The Conservation Easement within the KT Project will have the existing native landscape “protected-in-place” and no 
additional landscape or irrigation improvements are proposed.



Fi
gu

re
 A

-9
Se

cti
on

 A

Ex
isti

ng
 n

ati
ve

 la
nd

sc
ap

e 
- p

ro
te

ct
 in

 p
la

ce

Co
ns

er
va

tio
n 

Ea
se

m
en

t 
Fe

nc
e,

 se
e 

w
al

l &
 fe

nc
e 

pl
an

 fo
r a

dd
iti

on
al

 
in

fo
rm

ati
on

12
.0

’

Tracy Hills Specific Plan
Appendix A. KT Project Landscape Design Guidelines

D R A F T  F e b r u a r y  1 0 ,  2 0 2 0A-12  I   P a g e



Ex
isti

ng
 n

ati
ve

 la
nd

sc
ap

e 
-p

ro
te

ct
 in

 p
la

ce

Fe
nc

e,
 se

e 
w

al
l &

 fe
nc

e 
pl

an
 fo

r t
yp

e.

Fi
gu

re
 A

-1
0

Se
cti

on
 B

Tracy Hills Specific Plan
Appendix A. KT Project Landscape Design Guidelines

P a g e   I  A-13D R A F T  F e b r u a r y  1 0 ,  2 0 2 0



Tracy Hills Specific Plan
Appendix A. KT Project Landscape Design Guidelines

D R A F T  F e b r u a r y  1 0 ,  2 0 2 0A-14  I   P a g e

6. CONCEPTUAL OVERALL ILLUSTRATIVE PARKS AND LANDSCAPE PLAN

The KT Project implements a linear park concept that provides an off-road trail corridor including pedestrian and 
bike pathways. These pathways connect to a comprehensive Class I bikeway and pedestrian system within Tracy Hills. 
The Tracy Hills Class I bikeway and pedestrian system, as built and planned in future phases, provides connectivity to 
neighborhood parks, HOA parks and recreational facilities , schools, retail and services, open space features and trail 
system, and a future community park. The KT Project linear park is part of a vision to provide a diversity of recreational 
opportunities in Tracy Hills comprised of an integrated and connected park and trail system. The park and trail system 
network not only promotes connectivity within the development, but also to the entire City.

As described in the 2013 Parks Master Plan (New Developments), the City may consider partial credits (up to 30% of 
the park acreage requirement) for linear parks in lieu of neighborhood park requirements. The proposed linear park is 
eligible to satisfy the park land requirement for the KT Project as it is part of the overall park system network for Tracy 
Hills. Once completed, the park will be dedicated to the City. Linear parks within the development that are dedicated to 
the City, and available for public use, may be maintained by the HOA.  The design of the linear park, including amenity 
components, will be finalized through the preparation of improvement plans that will be reviewed and approved by the 
City Engineer.

The KT Project also include a private HOA park and recreational facility that may include but not limited to active and 
passive recreational features such as playground equipment, pool including deck/lounge area, BBQ area, open turf, 
restroom and shower facilities, and shade structure.  The HOA park and recreational facilities will be sized appropriately 
to serve the KT Project.

The parks within the community shall incorporate the following design elements:
• Landscaping should consider the use of drought tolerate species and be planted to conserve water and reduce

irrigation needs. Use of reclaimed water or other water conserving strategies is encouraged.
• Use appropriate lighting in high use areas for safety purposes.
• The use of drought-tolerant landscaping and hydrozoning irrigation systems should be designed effectively.
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7.   LIGHTING

The site furnishings and lighting design for the residential villages located within the KT Project shall be consistent with 
the themes and standards established in Phase 1A of Tracy Hills. Refer to section 3.4.9 the Specific Plan for the site 
furnishings and lighting standards which shall be applied to this phase of the Specific Plan.

8.   WALLS AND FENCES

Consistent with Phase 1A, walls and fences within this phase of the Specific Plan are intended to maintain the quality 
and character of the public realm. Wall and fence materials shall provide variety, privacy, and consistency within the 
community.

The following types of walls and view fences were selected for use within different areas of the project site, consistent 
with their application in Phase 1A. All wall and fence heights are measured from the higher grade elevation on either side 
of the wall or fence. Refer to Figure A-13 Master Wall and Fence Plan KT Project for general wall and fence locations. Wall 
and fence policies below as established in Phase 1A shall be applicable to the KT Project.

•	 Decorative walls and/or screen walls shall be integrated with the community design intent, as well as the overall 
landscape design.

•	 All community theme walls and fences shall be consistent in design as outlined herein.
•	 View fencing of full height tubular steel may be used and pilasters incorporated into steel fencing.
•	 Shrubs are encouraged to be planted along community walls to soften the visual character.
•	 Continuous fencing or walls shall have pilasters located at corners, at change in wall/fencing materials and significant 

redirections in the fence line.

*All Wall and Fencing materials and colors specified are for design intent. Should materials and/or colors not be available 
at time of installation, alternative materials and/or colors shall be substituted as specified “or equal” and shall be 
approved by City staff. Design intent is for Walls and Fences to be consistent community-wide.

8.1. Wall and Fence Detail References

Majority of the wall and fence types utilized in the KT Project were originally used and detailed in Phase 1A. Such fencing 
shall reference the details used in Phase 1A to ensure consistency throughout the Tracy Hills Specific Plan area. Please 
refer to the list below for detail references to the fencing shown in Figure A-13 Master Wall and Fence Plan - KT Project.
	
		  6’-0” Min. Proto II Block Decorative Wall- Split Face Block w/Cap - Refer to Figure 3-34

		  6’-0” Min. Builder Determined Wall/Fencing. Fencing may be Split Face Block, Tubular Steel or Wood.

		  6’-0” or 8’-0” Sound Wall- Split Face Block w/Cap - Refer to Figure 3-35

		  4’-7” Conservation Easement Fence - No Finish- allow to rust naturally - Refer to Figure 3-31

		  3’-3” Concrete Split Rail Fence - Refer to Figure 3-33

		  6’-6” Min. Pilaster - Split Face Block w/ Cap -Refer to Figures 3-34 & 3-35
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9. LANDSCAPE MASTER TREE PLAN

The plant list for this project was developed to reinforce the community theme and to create some seasonal change 
with a mixture of deciduous and evergreen plants while maintaining a well-balanced landscape. Many plants on this list 
are considered low water and drought tolerant species and were chosen based on their specific growth characteristics, 
including flowering and foliage color, texture and form. Refer to Figure A-14 Master Tree Plan - KT Project for the street 
tree plan for this Phase of Tracy Hills.

The following items should be considered in the community landscape design process:

• Consistent street tree themes should be related to the hierarchy of the street system.
• Extensive use of trees, vines and shrubs to soften community theme wall and fencing.
• Recognition of existing natural conditions and situations.
• Use of both “formal” and “informal” planting arrangements, depending upon the particular condition.
• “Layering” or the shrub understory to create depth, variety and interest.
• Refer to local codes for spacing distance from utilities, light poles, etc.

9.1. Landscape Irrigation

All landscaped areas will be permanently irrigated using an automatic, underground irrigation system or bubbler low-
flow systems. Please refer to Section 3.4.13 of the Specific Plan for additional information.

9.2. Utility and Equipment Screening

All utilities above/below ground providing service to the residential villages and commercial areas shall be screened to 
prevent unsightly conditions that detract from the overall aesthetics. Refer to Section 3.4.14. of the Specific Plan for 
utility screening guidelines.

9.3. Landscape Plant Matrix

Refer to Section 3.4.15 of the Specific Plan for the Landscape Plant Matrix.
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APPENDIX B
COMMUNITY GATEWAY ICON DESIGN GUIDELINES

1. PURPOSE AND SCOPE

The Community Gateway Icon will be the landmark of the Tracy Hills community and establish a unifying community 
identity while providing a strong statement of community, commitment, and quality. At time of initial Specific Plan 
preparation, design details had not been developed for the Community Gateway Icon. This Appendix incorporates the 
Community Gateway Icon design and locations into the Specific Plan. The design and location of the Community Gateway 
Icon or second Community Gateway Icon may be approved as part of this Specific Plan or Appendix to the Specific Plan, 
without requiring a Development Review permit, if the proposal matches the design and location details shown in this 
Appendix.

2. LOCATION

The Tracy Hills Specific Plan Area includes two Community Gateway Icons. A Community Gateway Icon is located adjacent 
to the Corral Hollow Road and Interstate 580 interchange within Phase 1A. The second Community Gateway Icon is 
located at the western end of the Specific Plan Area along Interstate 580. Refer to Figure B-1, Location Map - Community 
Gateway Icon for additional information.

3. COMMUNITY GATEWAY ICON DETAIL

The Community Gateway Icon will incorporate materials and elements consistent with the other community monuments 
established in Section 3.4.5 of the Specific Plan. The Community Gateway Icon is approximately 40-feet high and has an 
approximate base dimension of 13-feet by 5-feet. The Icon’s base shall have a stacked stone veneer consistent with that 
used on the other community monuments. The sign portion of the Icon will be a large vertical corten steel or similar 
material laser-cut/water-cut panel which will identify the Tracy Hills community and include the community’s logo. Refer 
to Figure B-2 for an illustrative of the Community Gateway Icon and Figure B-3 for a detail of the Community Gateway 
Icon.



Location Map - Community Gateway Icon
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December 2019

Community Gateway Icon Community Icon Elevation
SHEET: L7

Corten Steel

ELEVATION LOOKING
FROM I-580 EASTBOUND
SCALE: 1/8”=1’-0”

ELEVATION LOOKING
FROM I-580 WESTBOUND
SCALE: 1/8”=1’-0”

Stacked Stone Veneer

Threaded Decorative 
Washer and Nut

Figure B-2
Community Gateway Icon - Illustrative Elevation
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Community Gateway Icon Community Icon Detail
SHEET: L8

Section Looking From I-580 Eastbound

Elevation Looking 
From I-580 Westbound

December 2019

Community Gateway Icon Community Icon Detail
SHEET: L8

Section Looking From I-580 Eastbound

Elevation Looking 
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December 2019

Community Gateway Icon Community Icon Detail
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Elevation Looking 
From I-580 Westbound

December 2019

Community Gateway Icon Community Icon Detail
SHEET: L8

Section Looking From I-580 Eastbound

Elevation Looking 
From I-580 Westbound

Figure B-3
Community Gateway Icon - Detail
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INTRODUCTION 

This document provides an analysis of the proposed Amendment to the Tracy Hills Specific Plan (THSP) 
(proposed Project). The Amendment would change the land use designations for properties within the 
current boundaries of the approved THSP, specifically in the area referred to as Tracy Hills KT Project 
(Project site) as shown in Figure 1: Regional Location Map and Figure 2: Project Vicinity Map. Overall, the 
proposed Project would result in more residential and less commercial uses within the Project site, as 
shown in Figure 3: Proposed THSP Zoning Concept and Figure 4: Proposed THSP Land Use Concept.  

California Environmental Quality Act 

This Addendum has been prepared in accordance with the provisions of the California Environmental 
Quality Act (CEQA) (California Public Resources Code [PRC] §§ 21000 et seq.); the State CEQA Guidelines 
(Title 14, California Code of Regulations [CCR] §§ 15000 et seq.); and the rules, regulations, and procedures 
for implementing CEQA as set forth by the City of Tracy (City). 

Section 15164(a) of the State CEQA Guidelines states that “the lead agency or a responsible agency shall 
prepare an addendum to a previously certified EIR if some changes or additions are necessary but none 
of the conditions described in Section 15162 calling for preparation of a subsequent EIR have occurred.” 
Pursuant to Section 15162(a) of the State CEQA Guidelines, a subsequent EIR or Negative Declaration is 
only required when: 

(1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or Negative Declaration due to 
the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete or the negative declaration was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;

(B) Significant effects previously examined will be substantially more severe than shown in the
previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the project, but
the project proponents decline to adopt the mitigation measure or alternative; or,
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(D) Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
environment, but the project proponents decline to adopt the mitigation measure or
alternative.

The following describes the requirements of an addendum, as defined by CEQA Guidelines Section 15164: 

(a) The lead agency or responsible agency shall prepare an Addendum to a previously certified
EIR if some changes or additions are necessary but none of the conditions described in Section
15162 calling for preparation of a Subsequent EIR have occurred.

(b) An Addendum to an adopted negative declaration may be prepared if only minor technical
changes or additions are necessary or none of the conditions described in Section 15162
calling for the preparation of a subsequent EIR or negative declaration have occurred.

(c) An Addendum need not be circulated for public review but can be included in or attached to 
the Final EIR.

(d) The decision‐making body shall consider the Addendum with the Final EIR prior to making a
decision on the project.

(e) A brief explanation of the decision not to prepare a Subsequent EIR pursuant to Section 15162 
should be included in an Addendum to an EIR, the lead agency’s findings on the project, or
elsewhere in the record. The explanation must be supported by substantial evidence.

If none of these circumstances are present, and only minor technical changes or additions are necessary 
to update the previously certified EIR, an addendum may be prepared, consistent with CEQA Guidelines 
Section 15164. 

This Addendum includes minor text revisions to Mitigation Measures (MM) 4.4-3b, MM 4.8-2a, MM 4.12-
3 in the THSP SEIR. The text revisions resulted from minor clarifications and would not result in new 
significant environmental impacts, would not constitute significant new information, and would not alter 
the impact or effect of the mitigation measures. Revisions are shown below in underline and strike out in 
Section V, Biological Resources; Section IX, Hazards and Hazardous Materials; and Section XV, Public 
Services, Recreation, and Utilities. 

Based on the analysis and evaluation provided in this Addendum, no new significant impacts would occur 
because of the proposed Amendment, nor would there be any substantial increase in the severity of any 
previously-identified significant environmental impact. In addition, no new information of substantial 
importance shows that mitigation measures or alternatives that were previously found not to be feasible 
or that are considerably different from those analyzed in the Tracy Hills Specific Plan Final Environmental 
Impact Report would substantially reduce one or more significant effects on the environment. Therefore, 
no conditions described in Section 15162 of the CEQA Guidelines has occurred. For this reason, an 
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Addendum is the appropriate document that will comply with CEQA requirements for the proposed 
Amendment. 

PREVIOUS ENVIRONMENTAL ANALYSIS OF THE PROJECT SITE 

The Tracy City Council approved the THSP Project and certified the corresponding Subsequent EIR (Tracy 
Hills Specific Plan SEIR [SCH# 2013102053]) on October 2015 and certified the final subsequent EIR on 
April 5, 2016. This analysis incorporates by reference, where relevant and appropriate, discussion and 
analysis contained in the previously certified THSP SEIR. The THSP SEIR evaluates the potential 
environmental impacts resulting from the approval and implementation of the THSP. The THSP involves 
the development of 2,736.1 acres of land with residential, commercial, open space, mixed-use business 
park, and industrial uses. The THSP SEIR evaluated several actions associated with implementation of the 
THSP including approval of the Specific Plan including a General Plan Amendment; approval of a Zoning 
Map and Text Amendment; approval of a development agreement; approval of a new Storm Drainage 
Master Plan; tentative and final map approvals; and development permits and building permits. The THSP 
was prepared to set forth a comprehensive planning framework, as well as to identify development 
regulations and design guidelines relating to land uses, development standards, architecture, landscaping, 
park/recreational and open space facilities, circulation, signage, sustainability features, as well as all other 
necessary on- and off-site infrastructure improvements required to implement the THSP.  

Purpose of Addendum  

The purpose of this checklist is to analyze any potential differences between the impacts identified in the 
previously certified THSP SEIR and those that would be associated with the proposed Amendment to the 
THSP.  

Pursuant to provisions of CEQA and the State CEQA Guidelines, the City of Tracy is the Lead Agency 
charged with the responsibility of determining whether to approve the proposed Amendment. As part of 
its decision-making process, the City is required to review and consider whether the proposed 
Amendment would create new significant impacts or significant impacts that would be substantially more 
severe than those disclosed in the previously certified EIR. The decision-making body must consider the 
whole of the data presented in the THSP EIR, and as augmented by this Addendum and the previously 
adopted Mitigation Monitoring and Reporting Program.  Additional CEQA review beyond this Addendum 
would only be triggered if the proposed Amendment created new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects disclosed in the Tracy Hills 
Specific Plan SEIR used to approve the Tracy Hills Specific Plan.  

PROPOSED AMENDMENT TO THE APPROVED THSP PROJECT 

Project Location 

The Project site is located within the THSP Area in the southern portion of the City of Tracy in San Joaquin 
County, California as shown in Figure 1, Regional Location Map. The THSP area consists of approximately 
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2,731.6 acres and surrounds the existing interchange at Corral Hollow Road and the proposed Lammers 
Road interchange on Interstate 580 (I‐580). Refer to Figure 2, Project Vicinity.   

Specific Plan Amendment 

An application for an Amendment to the previously approved THSP (proposed Project) has been 
submitted to the City of Tracy for consideration. The THSP Amendment would change the land use 
designations for properties within the current boundaries of the THSP, specifically in the 45-acre area 
referred to as Tracy Hills KT Project (Project site). Refer to Figure 3: Proposed THSP Zoning Concept and 
Figure 4: Proposed THSP Land Use Concept. The Project proposes to re-designate and shift zoning for a 
35.8-acre area within the 45-acre total Project site as follows: 

• General Highway Commercial (GHC): decrease of 26.9 acres

• Medium Density Residential (MDR): increase of 21.3 acres

• Open Space/Conservation Corridor: increase of 5.6 acres

The Project also proposes to establish a Medium Density Residential (MDR) overlay on 8.9 acres of the 
Project site located at the southeast corner of Corral Hollow Road at the California Aqueduct. This 8.9 
acres will remain as a General Plan designation of Commercial and zoned as General Highway Commercial, 
with an MDR overlay to support the proposed small lot concept plan. See Figure 5: Concept Site Plan. For 
the purposes of this analysis, the General Highway Commercial overlay with Medium Density Residential 
Overlay district assumes this overlay is developed with residential uses.  

As shown in Table 1: Land Use Plan Buildout (2035), the proposed Project would result in less developable 
acres as compared to what was previously analyzed in the THSP SEIR. The proposed Project would allow 
up to 25.7 developable acres of medium density residential uses within the 45-acre Project site. The THSP 
assumed 30.4 acres of developable acres for commercial uses; therefore, the proposed Project would 
have a net decrease of 4.7 developable acres compared to the THSP. Under the General Highway 
Commercial Zoning District, there are no requirements for development standards except a maximum 
building height of 45 feet. Under the Medium Density Residential (MDR) Zoning District, there is a 
maximum building height of 35 feet. Given that the maximum allowable building height in the MDR Zoning 
District is less than that of the General Highway Commercial Zoning District, and the proposed Project 
would result in a total of 4.7 fewer developable acres than the THSP, land uses would not be more intense 
than those considered for the Project site in the THSP. Further, the number of people utilizing the Project 
site daily would be less intense than previously considered in the THSP SEIR. The vehicle trips generated 
by the proposed Project would be less than considered in the THSP because the land uses that would 
otherwise be generating jobs and commercial visitors would be replaced by residential housing units. 
Compared to the THSP, the proposed Project would result in an overall daily a.m. peak hour decrease of 
approximately 1,059 trips, and an overall daily p.m. peak hour trips decrease of approximately 1,919 trips 
(see Section XV, Transportation). 
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Table 1: Land Use Plan Buildout (2035) 

Zoning 
District or 
Land Use 

Designation 

Target 
Density 

Range or 
F.A.R 

(DU’s/ac.) 

THSP Proposed Project 
Difference Between THSP and 

Proposed Project 

Gross Acres Developabl
e Acres 

Dwelling 
Units 
(DU)/ 

Square 
Feet (SF) 

Gross Acres Developable 
Acres 

Dwelling 
Units (DU)/ 

Square Feet 
(SF) 

Gross 
Acres 

Developa
ble Acres 

Dwelling 
Units 
(DU)/ 

Square 
Feet (SF) 

Residential 
Estate 0.5-2.0 95.6 81.3 122 DU N/A N/A N/A No 

change 
No 

change 
No 

Change 

Low Density 
Residential 2.1-5.8 1,216.0 876.3 3,238 DU N/A N/A N/A No 

change 
No 

change 
No 

change 

Medium 
Density 
Residential 

5.9-12.0 318.1 270.4 2,014 DU 339.4 288.5 2,149 DU +21.3 +18.1 +135 DU

High Density 
Residential  12.1-25.0 9.2 7.8 125 DU 

N/A N/A N/A No 
change 

No 
change 

No 
change 

Mixed-use 
Business 
Park 

0.2 F.A.R 211.1 179.4 1,561,93
3 SF 

N/A N/A N/A 
No 

change  
No 

change 
No 

change 

General 
Highway 
Commercial 

0.2 F.A.R 102.4 87.0 758,944 
SF 66.6 56.6 493,186 SF -35.8 -30.4 -265,758 

SF 

General 
Highway 
Commercial 
w/ Medium 
Density 

0.20 F.A.R 
or  

5.9-12.0 
DU’s/ac. 

NA NA NA 8.9 7.6 

65,906 SF 
(General 
Highway 

Commercial)
or  

+8.9 +7.6

+65,906
SF

(General 
Highway 
Commerc

ial)  
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Zoning 
District or 
Land Use 

Designation 

Target 
Density 

Range or 
F.A.R 

(DU’s/ac.) 

THSP Proposed Project 
Difference Between THSP and 

Proposed Project 

Gross Acres Developabl
e Acres 

Dwelling 
Units 
(DU)/ 

Square 
Feet (SF) 

Gross Acres Developable 
Acres 

Dwelling 
Units (DU)/ 

Square Feet 
(SF) 

Gross 
Acres 

Developa
ble Acres 

Dwelling 
Units 
(DU)/ 

Square 
Feet (SF) 

Residential 
Overlay1 

56 DU 
(Medium 
Density 

Residential) 

or  
+56 DU 

(Medium
Density

Residenti
al) 

Light 
Industrial 0.25 F.A.R 363.1 308.6 3,360,65

4 SF 
N/A N/A N/A No 

change 
No 

change 
No 

change 

Conservation 
Corridors N/A 123.3 N/A N/A 128.9 N/A N/A +5.6 N/A N/A 

Interstate 
580 
Interchange 
and ROW 

N/A 137.5 N/A N/A 

N/A N/A N/A 

N/A N/A N/A 

California 
Aqueduct 
ROW 

N/A 143.1 N/A N/A 
N/A N/A N/A 

N/A N/A N/A 

Union Pacific 
Rail  Road N/A 12.2  N/A N/A N/A N/A N/A N/A N/A N/A 

Totals 779.2 1,810.8 5,499 
DU; No change No change 

5,690 DU’s; 
5.4 million SF 

No 
Change -4.7

+191 DU;
-199,852 

SF

1 Total assumes the 8.9 acres of General Highway Commercial w/ Medium Density Residential Overlay district is developed with residential uses. 
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Zoning 
District or 
Land Use 

Designation 

Target 
Density 

Range or 
F.A.R 

(DU’s/ac.) 

THSP Proposed Project 
Difference Between THSP and 

Proposed Project 

Gross Acres Developabl
e Acres 

Dwelling 
Units 
(DU)/ 

Square 
Feet (SF) 

Gross Acres Developable 
Acres 

Dwelling 
Units (DU)/ 

Square Feet 
(SF) 

Gross 
Acres 

Developa
ble Acres 

Dwelling 
Units 
(DU)/ 

Square 
Feet (SF) 

5.6 
million 

SF 

Source: Application For Tracy Hill Specific Plan Amendment For the KT Project, May 2019; Tracy Hill Specific Plan (amended 2019), June 2019. 
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THSP ENVIRONMENTAL IMPACT ANALYSIS SUMMARY  

The 2016 THSP Final EIR certified in January 2016, found the potentially significant environmental effects 
of the THSP to be as shown in Table 2: THSP SEIR Potentially Significant Environmental Impacts Table. 

Table 2: THSP SEIR Potentially Significant Environmental Impacts Table  
 

 
Significant and Unavoidable 

Impacts 
Less Than Significant with Mitigation 

Incorporated 

Aesthetics 

• Visual aspect of and views in 
the Specific Plan Area (Project 
and Cumulative Impact) 

• Adverse effects on a state-
designated scenic highway 

• Adverse change in the 
character of the site 

• New sources of light and glare 

 

Agriculture 
• Conversion of Prime Farmland 

and other Important Farmland 
(Project and Cumulative) 

• Incompatible with adjacent agricultural 
activity 

 

Air Quality 

• Inconsistency with adopted Air 
Quality Management Plan 

• Cumulative construction 
emissions (ROG, and NOx) 
(Buildout) 

• Cumulative operational 
emissions (ROG, NOx, CO, 
PM10, PM2.5) (Phase I and 
Buildout) 

• Emission of ozone precursors 
and particulate matter 

• Exposure of sensitive receptors to 
substantial pollutant concentrations  

Biological 
Resources 

N/A 

• Adverse impact on wildlife movement 

• Impact on special-status animal 
species  

• Impact on federally protected 
wetlands as defined by Section 404 of 
the Clean Water Act 

• Construction during bird nesting 
season 



Addendum EIR 

 

Addendum to the Tracy Hills Specific Plan SEIR  February 2020 
City of Tracy Page–2 
 

 
Significant and Unavoidable 

Impacts 
Less Than Significant with Mitigation 

Incorporated 

• Conflict with tree preservation policy 
or ordinance 

• Conflict with Habitat Conservation 
Plan/Natural Community Conservation 
Plan 

Cultural 
Resources 

N/A 

• Damage to cultural resources (buried 
archeological deposits) 

• Damage to paleontological resources 

• Human remains encountered during 
construction 

Greenhouse Gas 
Emissions 

• Generation of GHG emissions 
during construction and 
operation (Project and 
Cumulative)  

• Conflict with greenhouse gas reduction 
plan, policy, or regulation 

Geology and 
Soils N/A 

• Expansive soil 

Hazards and 
Hazardous 
Materials 

N/A 

• Routine use, transport, and disposal of 
hazardous materials 

• Release from nearby crude oil, natural 
gas, and petroleum pipelines 

• Breach or rupture of the California 
aqueduct  

• Attract wildlife that is hazardous to 
aircraft associated with Tracy 
Municipal Airport 

• Conflict with adopted emergency 
response plan and emergency 
evacuation plan 

• Exposure structures adjacent to 
undeveloped areas to risk of wildland 
fires 

Hydrology and 
Water Quality 

N/A • Storm water discharge requirements 
and water quality 
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Significant and Unavoidable 
Impacts 

Less Than Significant with Mitigation 
Incorporated 

• Soil erosion and sedimentation

• Storm water runoff volumes

• Pollutants (associated with non-
residential storm water runoff)

• 100-Year Flood Hazard Areas

Land Use N/A 
• Conflict with 2009 San Joaquin Airport

Land Use Compatibility Plan

Noise 

• Exposure of persons to noise
levels in excess of established
standards

• Traffic noise level increases
(Project and Cumulative)

• Expose persons or generate excessive
groundborne vibration

Public Services 
and Utilities 

N/A 

• Need for new or physically altered fire
protection facilities

• Need for new or physically altered law
enforcement facilities

• Need for yet to be constructed City
Water System Master Plan (WSMP) 
facilities

• Need for wastewater treatment
capacity

Traffic 

• Impact to bicycle and
pedestrian modes

• Freeway segments during
construction (Phase 1)

• Impact to the existing
roadway, intersections and 
freeway network (Buildout)

• Impact to the existing
roadway, Caltrans 
intersections (Buildout)

• Impact to Phase 1a roadway network
and operation and safety of
pedestrians, cyclists, and vehicles on
adjacent roadway facilities

• Impact to roadway network and safety
and operations on adjacent roadway 
facilities from temporary offsite school
for 450 students

• Impact to Phase 1a roadway network
and roadway facilities from temporary
on-site school
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Significant and Unavoidable 
Impacts 

Less Than Significant with Mitigation 
Incorporated 

• Level of service at
intersections during
construction (Phase 1)

• Impact to the 2035 roadway
and freeway network (Phase 1
and Cumulative)

• Impact to the 2035 roadway
and freeway network
(Buildout)

• Impact to Alamont Pass, Corral
Hollow Road, Patterson Pass,
roadways in Alameda County
(Phase 1)

• Impact on existing Phase 1a
street network and streets
surrounding the school site
(Phase 1)

• Impact to bicycle and
pedestrian connection from
Spine Road along Corral 
Hollow Road

It was determined in the THSP SEIR that implementation of mitigation measures identified in the THSP 
SEIR would reduce the severity of potentially significant impacts to mitigate several of the aforementioned 
impacts to a level of less than significant. Where the THSP SEIR identified significant and unavoidable 
impacts, even after the consideration of mitigation measures, such impacts are identified herein as 
significant and unavoidable. Where applicable, mitigation measures stemming from the previously 
certified THSP SEIR and adopted as conditions of THSP approval would be incorporated into the proposed 
Project. 

For impacts not identified in Table 2: THSP SEIR Potentially Significant Environmental Impacts Table, the 
THSP SEIR found that buildout of the THSP would have a less than significant impact or no impact to topical 
areas evaluated pursuant to the CEQA Guidelines. 
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Figure 1: Regional Location Map

Source: Google Maps, 2019
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Addendum to the Tracy Hills Specific Plan SEIR
Figure 2: Project Vicinity Map

Source: Google Maps, 2019
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Addendum to the Tracy Hills Specific Plan SEIR
Figure 3: Proposed THSP Zoning Concept

Source: City of Tracy, 2016
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Addendum to the Tracy Hills Specific Plan SEIR

Source: City of Tracy, 2016

Figure 4: Proposed THSP Land Use Concept
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Source: Ruggeri, Jensen, Azar, 2019

Figure 5: Concept Site Plan
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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. Impacts to scenic vistas were found to be significant and unavoidable because 
implementation of the THSP would change the visual character and views to and from across the 
approximate 2,732-acre THSP Area. 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] 

Within the Project site, the proposed Project would result in a net increase of medium density residential 
units and open spaces and a net decrease of commercial uses, as compared to the THSP (See Table 1: Land 
Use Plan Buildout).  The site is currently characterized by undeveloped land. Because the proposed Project 
would change from undeveloped land to urbanized development, the proposed Project would have the 
potential to create a substantial adverse impact on a scenic vista. With implementation of the above 
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mitigation measure, the proposed Project’s impact on a scenic vista would remain significant and 
unavoidable. 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] 

Implementation of the proposed Project 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. The proposed Project’s impact would remain significant and unavoidable 
even with implementation of the above mitigation measure. However, the proposed Project would result 
in 4.7 less developable acreage compared to THSP development and would therefore have a reduced 
impact as compared to the THSP. This would not be a new specific impact or an 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? 

As identified in the THSP SEIR, impacts related to degradation of the existing visual character or quality of 
the site and its surroundings were considered significant and unavoidable. Development of the THSP Area 
would transition from primarily undeveloped rural agricultural land to a range of urban development 



Addendum EIR 

Addendum to the Tracy Hills Specific Plan SEIR February 2020 
City of Tracy Page–18 

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 a net decrease 
of approximately 4.7 developable acres and a decrease of maximum building height for approximately 
30.2 acres within the Project site, the proposed Project would still 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 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 (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. Development of the THSP Area 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: 

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: 
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• 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]

Implementation of the proposed Project would result in the development of more single-family homes 
than previously analyzed in the THSP SEIR, which would be considered sources of light and glare. However, 
the sources of light from residential uses and open space uses would not be considered new light sources 
to the Project site, compared to the assumptions in the THSP SEIR. In addition, open space uses, such as 
neighborhood parks would have restricted hours, closed between the hours of dusk and dawn per Section 
4.16.190 of the Tracy Municipal Code. 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 an 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 an increase in the severity of a cumulative impact previously 
disclosed. 
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II .  AGRICULTURAL AND FORESTRY RESOURCES
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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 
agricultural resources within the THSP Area were previously considered in the impact analysis in the Tracy 

2 THSP SEIR, Figure 4.2-1 
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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. Implementation of the proposed Project 
would result in transition of primarily undeveloped land to development of medium density residential 
uses and open space uses within the Project site. 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 an 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 an 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 (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 

3 THSP SEIR, page 4.2-9 
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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 commercial and residential uses within the Project site. However, given 
that no Important Farmland existing on the Project site, implementation of the proposed Project would 
not result in conversion of farmland to non-agricultural use. Impacts in this regard would be less than 
significant. This would not be a new specific impact or an 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 an 
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 
certified THSP SEIR. The THSP SEIR found that buildout would generate a substantial increase in (both 
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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. The 
proposed Project includes an increase of approximately 5.6 acres of open space and a decrease of 
approximately 4.7 developable acres compared to the THSP. The proposed Project would allow up to 25.7 
developable acres of residential uses compared to the previously analyzed 30.4 developable acres of 
commercial uses in the THSP SEIR. Additionally, the proposed Project’s increase in dwelling units would 
be offset by the reduction in commercial uses. The maximum allowable building height in the MDR Zoning 
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District is less than the General Highway Commercial Zoning District, so the project would be less intense 
compared to what was considered in the THSP SEIR. According to the Tracy Hills Specific Plan Amendment 
for KT Project-Transportation Consistency Analysis (2019) the Project would result in a net decrease of 
1,059 vehicle trips in the a.m. peak hour and a net decrease of 1,919 vehicle trips in the p.m. peak hour, 
compared to what was previously analyzed in the THSP SEIR. Given that the proposed Project land uses 
would be operationally less intense than those previously approved for the Project site in the THSP; 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 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 
proposed Project would result in a net decrease in developable acres and a reduction in maximum building 
heights for much of the Project site. Additionally, the Project would result in a net decrease in impervious 
surfaces through construction of buildings, parking areas, roadways, and other improvements compared 
to the THSP SEIR. Therefore, 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 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 Specific Plan Amendment for KT Project- Transportation Consistency 
Analysis Memo (2019) found that the proposed Project would result in a net decrease of 1,059 a.m. peak 
hour trips and net decrease of 1,029 p.m. peak hour trips compared to the THSP. As discussed in Threshold 
(a) the Project proposes land uses that are less operationally intense including additional open space and
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fewer peak hour vehicle trips than those analyzed in the THSP SEIR and would therefore generate 
proportionally less operational emissions. As such, no new impact or increase in the severity of a 
previously identified impact would occur.  Although the previously identified significant and unavoidable 
impact would remain, implementation of Mitigation Measure 4.3-2 (in the THSP SEIR) 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 development density analyzed in the THSP SEIR. 

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 region of the proposed Project area is 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 development would result in operationally less intense land uses, including a net 
decrease in developable acres and fewer peak hour vehicle trips compared to the THSP. Therefore, as 
discussed in Threshold (a) and (b) above construction and operational air quality impacts would be less 
than those identified in 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 an 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 1,330 
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 Specific Plan 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, 
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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 (including the proposed Project) related to criteria pollutant 
emissions during construction were identified as significant and unavoidable within the THSP SEIR.  The 
Project proposes to re-designate and shift zoning within the Project site to decrease General Highway 
Commercial (GHC) by 26.9 acres, increase Medium Density Residential (MDR) by 21.3 acres, and increase 
Open Space by 5.6 acres. The proposed Project would have approximately 25.7 acres of developable land. 
The Project proposes land uses that are less intense than those analyzed in the THSP SEIR. Thus, 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 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 be less operationally 
intense (including additional open space and fewer peak hour vehicle trips) compared to those 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 an 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 would include the development of residential, commercial, and open space 
and 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 an 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, measures 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 is less intense compared to the 
THSP and therefore air quality impacts would not be greater than those previously analyzed. 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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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? 

     

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 
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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 and areas adjacent to the THSP Area, including a 3,500 acre preserve. The California Red Legged 
Frog (CRLF) was document 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. It was 
determined that all areas of the THSP that could potentially support the CRLF are outside the THSP’s 
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] 

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 
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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 activates 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 
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. 
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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. 

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 
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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.  

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 
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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.  
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 
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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 
restriction to periods outside the breeding season for this species.  The breed season for burring 
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 burros 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: 

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. 
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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 wetland, 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] 

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.   
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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] 

Implementation of the proposed Project would result in the conversion of undeveloped land to urban 
uses, eliminating potential suitable habitat for numerous special status animal species. Similar to the 
approved THSP, the proposed Project would have the 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. No new specific impact would result, nor would 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 (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, but the THSP Area was designed to 
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ensure that this area is not impacted by the development of the THSP, as that area is not actually within 
the THSP.  

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. No new specific impact 
would result, nor would 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 (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. Mitigation Measures BIO 4.4-3a to 4.4-3d in the 
THSP SEIR would ensure that the THSP’s impacts on jurisdictional waters/wetlands of the U.S. or State of 
California remain less than significant. 

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

Mitigation Measure BIO 4.4-3a: The project area includes numerous small episodic drainage 
features.  If adverse effects to them cannot be avoided, then the Project shall notify the 
appropriate regulatory agency (i.e., USACE, CDFW and RWQCB) prior to impacting the feature, to 
comply with the requisite permitting requirements. 

1.  Section 401 of the CWA requires a water quality certification for discharges and/or adverse 
impacts to regulated waterways and aquatic environments.  The RWQCB is empowered to enforce 
this regulation through the Water Quality Certification Program. For this Project, activities may 
require a CWA Section 401 Water Quality Certification (WQC).   

2.   Section 1600 of the California Fish and Game Code (CFGC) regulates substantial alteration of 
waters and their adjacent riparian lands within the State.  For this Project, activities may require 
Lake and Streambed Alteration Notification.   

3.   If impacts to special aquatic resource areas are ultimately unavoidable within the Project Site, then 
the applicant should develop an informal plan to offset or compensate for adverse effects to these 
resources to ensure rapid and favorable action during any warranted permitting processes.  With 
regard to Waters of the State, the Project has voluntarily elected to offset locales associated with 
permanent losses, at a mitigation to impact ratio of 3:1, and 1:1 for temporary disturbances to 
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regulated waters, riparian habitats or other sensitive natural communities in all areas where 
Project related activities would be expected to adversely affect watercourses, streams, drainages, 
and their tributaries.  The offset associated with permanent losses would occur by purchasing 
conservation credits from an approved mitigation bank, in-lieu fee program, or equivalent 
resource agency-approved process.    

4.   Avoidance measures being utilized by the Project include but are not be limited to the following: 
1) complete avoidance of wetlands and other water features; 2) construction of structures to 
maintain natural floodplains; 3) installation of open channel drainages, swales or bottomless 
culvert systems to maintain the integrity of natural water features; 4) installation of culverts for 
wildlife crossings in sensitive and unique habitats to allow connectivity among water features or 
natural lands; 5) use natural/biological materials in armoring of structures (i.e. bridges, culverts, 
etc.) to the greatest extent practical; 6) when feasible, install exclusionary fencing to guide wildlife 
away from roadways and into water features or sensitive habitats; and 7) consult with regulatory 
agencies to determine the most environmentally sound methods and alternatives prior to Project 
implementation.  [This is Mitigation Measure 4.4-3a in the THSP SEIR] 

Mitigation Measure BIO 4.4-3b: Prior to any ground disturbing activities, a wetland delineation 
shall be prepared by a qualified biologist to document A Jurisdictional Determination would be 
required from the USACE documenting isolated conditions and lack of Federal jurisdictional 
authority regarding the activities on the Project site. [This is Mitigation Measure 4.4-3b in the THSP 
SEIR] 

Mitigation Measure BIO 4.4-3c:  A RWQCB Report of Waste Discharge (ROWD) pursuant to the 
California Water Code Section 13260 would need to be acquired for impacts to “waters of the 
State” under the jurisdictional authority of the RWQCB. [This is Mitigation Measure 4.4-3c in the 
THSP SEIR] 

Mitigation Measure BIO 4.4-3d: A CDFW Streambed Alteration Agreement shall also be obtained, 
where necessary under applicable laws and regulations, for any proposed Project activities that 
would affect State waters regulated by the CDFW within the Project Site. [This is Mitigation 
Measure 4.4-3d in the THSP SEIR] 

The proposed Project would result in a net increase of medium density residential units and open space 
uses and a net decrease of commercial uses, as compared to the THSP (See Table 1: Land Use Plan 
Buildout). According to the THSP SEIR, no jurisdictional wetlands are located within the Project site. 
Therefore, the proposed Project would not affect jurisdictional wetlands. With implementation of the 
above mitigation measures, the proposed Project’s impact on jurisdictional wetlands would remain less 
than significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact 
would result, nor would 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.  
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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? 

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. 
Opportunities for terrestrial wildlife movement within the THSP Area are currently limited by the 
California Aqueduct and Delta-Mendota Canal located on the edge of the proposed Project area.  
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.  These 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 incorporate a 100-foot wide conservation easement along the canal. 
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 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.  
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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 
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 Project site, 
which is 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 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 (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 
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 A of the San 
Joaquin Multi Species Conservation Plan (SJMSCP). 4 As identified in the THSP SEIR, Area A is currently 

                                              
4 THSP Draft EIR, page 4.4-5 
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covered by the SJMSCP. 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 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.  

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 an increase in the severity of a cumulative impact previously 
disclosed.  
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VI . CULTURAL RESOURCES 

WOULD THE PROJECT: 

 

Potentially 
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Impact 
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Significant 
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Mitigation 
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No 
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a. Cause a substantial adverse change in the significance of 
a historical resource as defined in § 15064.5? 

     

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

     

c. Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature?      

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

RESPONSES TO CHECKLIST QUESTIONS 

Since certification of the THSP SEIR, the topic Tribal Cultural Resources was added to the Appendix G 
checklist of CEQA thresholds. On September 25, 2014, Governor Brown signed Assembly Bill (AB) 52 in to 
law, which requires tribal cultural resources to be considered during the CEQA process. AB 52 is applicable 
to projects for which a Notice of Preparation (NOP) is filed on or after July 2015. Because the THSP SEIR 
filed an NOP in 2014, tribal cultural resources are not required to be analyzed under the Section 15164 
standards because it was not analyzed as significant effects in a prior EIR on the zoning action, general 
plan, or community plan, with which the project is consistent. However, mitigation measures related to 
potential impacts to historic and archeological resources in the THSP Area are described in this section.  

Threshold (a)  Would the project cause a substantial adverse change in the significance of a historical 
resource as defined in § 15064.5? 

The THSP Area contains one historic resource (P-39-000090 California Aqueduct) that is listed on the 
National Register or California Register and is considered a historical resource for the purposes of CEQA. 
While the historic resource crosses through the THSP Area, it was determined in the THSP SEIR that 
implementation of the THSP would have no direct impacts to the aqueduct. The previously certified THSP 
SEIR determined a potential indirect impact could occur due to visual effects on the resource, but the 
THSP SEIR found that the visual effects would not detract from the significance and National Register or 
California Register eligibility of the resource (P-39-000090 California Aqueduct). The site-specific field 
assessments of the THSP Area found six previously unrecorded archaeological resources. One of these is 
a prehistoric isolate and five are historic archaeological resources. Impacts to cultural or historical 
resources were determined to be less than significant with implementation of Mitigation Measures CUL 
4.5-1a and 4.5-1b in the previously certified THSP SEIR.  

The following mitigation measures incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 
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Mitigation Measure CUL 4.5-1b: Construction Personnel Training: Construction supervisory 
personnel shall be notified of the existence of cultural resources and required to keep personnel 
and equipment away from these areas. A qualified archeologist (see definition under MM 4.5-1a) 
shall be notified prior to initiation of construction activities. During construction and operations, 
personnel and equipment shall be restricted to the project work site. [This is Mitigation Measure 
4.5-1b in the THSP SEIR] 

As shown in Figure 2, Project Vicinity Map, the California Aqueduct runs parallel to the northern boundary 
of the Project site. Given the proximity of the Project site, the proposed Project could have the potential 
to create visual effects that might indirectly impact the resource. Development from commercial use to 
medium density residential use would result in structures that are generally similar in mass and density 
and would be within the same footprint as the THSP. The Project would result in a net decrease of 
approximately 4.7 developable acres within the Project site and a decrease of maximum building height 
for much of the Project site, which would not create visual effects that might indirectly impact the 
resources to a degree any greater than previously analyzed in the THSP SEIR. With implementation of the 
above mitigation measures, the proposed Project’s impact on a historical resource would be less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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 (b) Would the project cause a substantial adverse change in the significance of an 
archaeological resource pursuant to § 15064.5? 

Although no archaeological resources were reported within the THSP Area, the City of Tracy likely contains 
undiscovered archaeological resources, especially in undeveloped areas. As such, build-out of the THSP 
Area has the potential to impact unknown archaeological resources because of its grading and 
construction activities. However, construction of the THSP would be required to comply with federal and 
state regulations and the existing Tracy General Plan policies, which would reduce any potential impacts 
to archaeological resources, if any archaeological resources were discovered during the implementation. 
The THSP SEIR concluded that implementation of the THSP with mitigation measures would have a less 
than significant impact on archaeological resources. The procedures and provisions of Mitigation Measure 
CUL 4.5-2a would ensure that impacts to unanticipated archaeological discoveries are reduced to less than 
significant levels. 

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

Mitigation Measure CUL 4.5-2a: Training and Reporting: Prior to the initiation of disturbing 
activities associated with the Project area, all construction personnel shall be alerted to the 
potential for encountering buried or unanticipated cultural and paleontological remains, including 
prehistoric and/or historical resources. Construction personnel shall be instructed that upon 
discovery of buried cultural materials, all work within a 30 meter vicinity of the find will be halted 
immediately, and the lead agency will be notified. Once the find has been identified by a qualified 
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archaeologist, the lead agency shall make the necessary plans for treatment of the find(s) and for 
the evaluation and mitigation of impacts if the find is found to be an historical resource per State 
CEQA Guidelines as discussed in Section 4.5.4.2. [This is Mitigation Measure 4.5-2a in the THSP 
SEIR] 

Build-out of the proposed Project has the potential to impact unknown archaeological resources due to 
grading and construction activities. Future development that may occur under the proposed Project site 
would be located within the same footprint of the THSP Area. Given that the proposed Project would be 
located in the same footprint of the THSP, impacts to unknown archaeological resources during ground 
disturbance activities would be similar to what was previously analyzed in the THSP SEIR.  With 
implementation of the above mitigation measure, implementation of the proposed Project’s impact on 
archaeological resources would be less than significant. This is consistent with the impact conclusions of 
the THSP SEIR. No new specific impact would result, nor would the impact previously identified be any 
more severe because of the proposed Project. Therefore, the proposed Project would be consistent with 
the effects of implementation of the THSP. 

Threshold (c) Would the project directly or indirectly destroy a unique paleontological resource or 
site or unique geologic feature? 

The records search and field survey conducted for the THSP SEIR did not identify any paleontological 
resources within or adjacent to the THSP boundaries. However, the surface sediments in most of the THSP 
Area have a low sensitivity for paleontological resources, but this sensitivity increases with depth (below 
3-5 feet). 5 As such, build-out of the THSP Area has the potential to impact unknown archaeological 
resources because of its grading and construction activities. The THSP SEIR concluded that 
implementation of the THSP with mitigation measures would have a less than significant impact on 
paleontological resource. Mitigation Measure CUL 4.5-3a would require paleontological monitoring by a 
trained paleontologist and would reduce the potential impacts to paleontological resources or resource 
sites, or unique geological feature from implementation of the Project to a less than significant level.  

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

Mitigation Measure CUL 4.5-3a: Paleontological Monitoring: Paleontological spot check 
monitoring by a trained paleontologist (a trained paleontologist should have a Bachelor of 
Arts/Bachelor of Science in anthropology or related field with an emphasis in paleontology OR 
adequate training and experience in paleontological field methods, and work under the direct 
supervision of a qualified paleontologist) of excavations deeper than five feet in depth within the 
Project area, and spot check monitoring of any excavation in valleys in the eastern portion of the 
Project area against the hills in several of the washes (all areas of the Oro Loma Formation as 
mapped on the USGS Geology Map (Dibble 2006)) shall be performed by a train paleontologist. 
[This is Mitigation Measure 4.5-3a in the THSP SEIR] 

                                              
5 THSP Draft EIR, page 4.5-25 
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As discussed in the previously certified THSP SEIR, records search and field surveys conducted for the THSP 
SEIR identified no paleontological resources within or adjacent to the THSP Area. Similar to the THSP, the 
proposed Project development has the potential to impact unknown paleontological resources during 
grading and construction activities because the City of Tracy likely contains undiscovered paleontological 
resources, especially in undeveloped areas. Although there is the potential to disturb previously 
undiscovered paleontological resources, this potential was previously disclosed and mitigated for in the 
previously certified THSP SEIR. With Implementation of above mitigation measure, the proposed Project 
would not disturb paleontological resources, any greater than already analyzed in the THSP SEIR. 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 (d) Would the project disturb any human remains, including those interred outside of 
formal cemeteries? 

As discussed in Threshold (b), no archaeological resources were reported within the THSP Area. However, 
the City of Tracy likely contains undiscovered archaeological resources, especially in undeveloped areas. 
As such, build-out of the THSP Area has the potential to disturb any human remains not previously 
discovered because of its grading and construction activities. However, construction of the THSP would 
be required to comply with federal and state regulations and the existing Tracy General Plan policies, 
which would reduce any potential impacts to undiscovered human remains. The THSP SEIR concluded that 
implementation of the THSP with Mitigation Measure CUL 4.5-2b would have a less than significant impact 
on human remains. Mitigation Measure CUL 4.5-2b would ensure that impacts to unanticipated human 
remains are reduced to less than significant levels. 

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

Mitigation Measure CUL 4.5-2b: Human Remains: If human remains are encountered during 
ground disturbing activities, all work within a 30 meter vicinity of the find will be halted 
immediately, and the City of Tracy and the San Joaquin County Coroner shall be notified. If the 
remains are determined to be Native American, the Native American Heritage Commission shall 
be notified within 24 hours as required by Public Resources Code §5097.94 and §5097.98. The 
Native American Heritage Commission shall notify the designated Most Likely Descendant(s), who 
will in turn provide recommendations for the treatment of the remains within 48 hours of being 
granted access to the find. [This is Mitigation Measure 4.5-2b in the THSP SEIR] 

As discussed in the previously certified THSP SEIR, there is a potential for inadvertent discovery of human 
remains, particularly Native American remains, outside the boundaries of an established cemetery. Build-
out of the proposed Project has the potential to impact unknown human remains during grading and 
construction activities. With implementation of the above mitigation measure, the proposed Project’s 
impact on human remains would be less than significant This is consistent with the impact conclusions of 
the THSP SEIR. No new specific impact would result, nor would the impact previously identified be any 
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more 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 cultural resources impact to occur, nor 
an increase in the severity of a cultural resources 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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VI I . GEOLOGY AND SOILS 

WOULD THE PROJECT: 
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Would the project:      

a. Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or 
death involving: 

     

i. Rupture of a known earthquake fault, as delineated 
on the most recent Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State Geologist for the 
area or based on other substantial evidence of a 
known fault? Refer to Division of Mines and 
Geology Special Publication 42. 

     

ii. Strong seismic ground shaking?      

iii. Seismic-related ground failure, including 
liquefaction? 

     

iv. Landslides?      

b. Result in substantial soil erosion or the loss of topsoil?      

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

     

d. Be located on expansive soil, as defined in Table 18-1-B 
of the Uniform Building Code (1994), creating 
substantial risks to life or property? 

     

e. Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems 
where sewers are not available for the disposal of waste 
water? 

     

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Expose people or structures to potential substantial adverse effects, including the risk 
of loss, injury, or death involving: 

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the State Geologist for the area or based on other substantial 
evidence of a known fault? Refer to Division of Mines and Geology Special Publication 42. 

ii.  Strong seismic ground shaking? 
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iii.  Seismic-related ground failure, including liquefaction? 

iv. Landslides? 

The previously certified THSP SEIR determined that the THSP Area is not considered susceptible to the risk 
of loss, injury, or death due to fault rupture and the associated impacts. As discussed in the THSP SEIR, no 
known active faults cross the THSP Area and the THSP Area is not located within an Alquist-Priolo 
Earthquake Fault Zone. The nearest mapped active fault (Carmergie/Corral Hollow) is located 
approximately eight miles southwest of the THSP Area. The THSP SEIR identified that the impact of 
groundshaking to people or property caused by seismic activity on nearby faults would be increased as a 
result of site development. The THSP SEIR concluded that implementation of the requirements of the 
California Building Code (CBC) and the Tracy General Plan would ensure that impacts on humans 
associated with seismic hazards would be less than significant. 

Implementation of the proposed Project would result in a net increase of medium density residential uses 
and open spaces in the THSP area, increasing the number of residential structures compared to what was 
analyzed in the THSP SEIR. As shown in Table 1: Land Use Plan Buildout (2035), the proposed Project would 
have fewer developable acres compared to what was previously analyzed in the THSP SEIR. Given that the 
number of people utilizing the Project site daily would be less intense than previously considered in the 
THSP SEIR, the impacts on humans associated with seismic hazards would not be any greater than 
previously analyzed in the THSP SEIR. With implementation of the requirements of the CBC and the 
General Plan, the proposed Project would not expose persons or structures to seismic hazards and impacts 
associated with the proposed Project would be less than significant. The proposed Project would not 
result in a new specific impact or an 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 (b)  Result in substantial soil erosion or the loss of topsoil? 

The THSP SEIR concluded that implementation of the THSP would have a less than significant impact 
related to erosion or loss of topsoil. As construction of the THSP occurs, ground surfaces exposed through 
the removal of vegetation could be susceptible to erosion from wind, water, and air quality. The use of 
Best Management Practices during construction as required by the Project Stormwater Pollution 
Prevention Plan would reduce impacts to a less than significant level. 

The construction of new buildings and structures as part of the proposed Project would also create new 
impervious areas, such as walkways, driveways, parking lots, and rooftops. These impervious areas often 
result in increased stormwater runoff which can exacerbate soil erosion. As discussed in Section IX, 
Hydrology and Water Quality, development of the proposed Project would have a decrease in impervious 
surfaces because the proposed Project would have less developable acres compared to what was 
previously analyzed in the THSP SEIR. A decrease in impervious surfaces would result in a lower potential 
for runoff from the THSP Area. Because there would be less runoff from the Project, the the proposed 
Project would result in less substantial soil erosion or the loss of topsoil than previously analyzed in the 
THSP SEIR. With implementation of the Best Management Practices during construction as required by 
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the Project Stormwater Pollution Prevention Plan, the proposed Project’s impact on soil erosion would be 
less than significant, similar to those impacts previously analyzed in the THSP SEIR. This would not be a 
new specific impact or an 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 (c)  Would the project be located on a geologic unit or soil that is unstable, or that would 
become unstable as a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

Typically, subsidence occurs in areas underlain by soils that are highly compressible, such as soft clays or 
silts and unconsolidated sand or fill material. Landslide and liquefaction potential for the THSP site is 
considered low as determined in the THSP SEIR. The THSP SEIR concluded that implementation of the 
THSP would have a less than significant impact related to landslide, lateral spreading, subsidence,  
liquefaction and/or collapse. 

The proposed Project would have the potential to be located on a geologic unit or soil that would become 
unstable and potentially result in on- or off-site impacts related to landslide, lateral spreading, subsidence, 
liquefaction and/or collapse because the proposed Project would be located within the same 
development footprint analyzed in the THSP SEIR. The proposed Project would be required to comply with 
Objective SA-1.1, Policy 1 of the City’s General Plan which requires that geotechnical engineering studies 
be undertaken for any development in areas where potentially serious geologic risks exist. With 
implementation of this policy, impacts would be less than significant, similar to the previously certified 
THSP SEIR. This would not be a new specific impact or an 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 (d)  Would the project be located on expansive soil, as defined in Table 18-1-B of the 
Uniform Building Code (1994), creating substantial risks to life or property? 

As discussed in the THSP SEIR, the THSP Area contains soils that are highly expansive and subject to 
significant volume changes due to moisture fluctuations. The THSP SEIR concluded that, with compliance 
with California Building Code (CBC) requirements and implementation of Mitigation Measure GEO 4.6-4 
and geotechnical recommendations, implementation of the THSP would have a less than significant 
impact related to expansive soils. 

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

Mitigation Measure GEO 4.6-4: During excavation activities and prior to the placement of fill on 
the site, a certified geotechnical engineer shall be retained by the Project Applicant/future Project 
Applicants to evaluate subgrade soils for the extent of their expansive potential. For areas found 
to contain soft, potentially expansive clays, the soil shall be removed (i.e., over excavated) and/or 
stabilized prior to the placement and compaction of fill. Stabilization techniques include, but are 
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not limited to, the placement of 18 inches of ½-inch to ¾-inch crushed rock over stabilization fabric 
(such as Mirafi 500X or equivalent), placement of larger, angular stabilization rock (1-inch to 3-
inch, clean) and use of chemical treatments such as lime to reduce the soil’s expansive potential. 
In addition, building construction alternatives, such as the use of alternative foundation types (i.e., 
post-tension, piles, etc.) versus end-bearing foundations, shall be considered and implemented 
where appropriate. Final techniques shall be (a) developed by a certified geotechnical engineer or 
engineering geologist and (b) reviewed and approved by the City prior to issuance of a grading 
permit. [This is Mitigation Measure 4.6-4 in the THSP SEIR] 

As the land area covered by the proposed Project is within the same development footprint covered by 
the adopted THSP, the proposed Project would have the potential to be located in highly expansive soils.  
With Implementation of above mitigation measure, the proposed Project’s impact as a result of expansive 
soils would be less than significant. This would not be a new specific impact or an 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 have soils incapable of adequately supporting the use of septic tanks 
or alternative waste water disposal systems where sewers are not available for the disposal of waste 
water? 

No septic tanks would be used as part of the proposed Project. As a result, no impacts associated with the 
use of septic tanks would occur as part of the proposed Project’s implementation. Thus, no further analysis 
is required.  

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new geologic impact to occur, nor an increase 
in the severity of a geologic 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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VI I I . GREENHOUSE GAS EMISSIONS 
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adopted for the purpose of reducing the emissions of 
greenhouse gases? 

     

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Would the project generate greenhouse gas emissions, either directly or indirectly, that 
may have a significant impact on the environment? 

The THSP SEIR found that GHG emissions generated by the proposed Specific Plan (both construction and 
operational-related) would exceed the applicable threshold set forth in SJVAPCD’s guidance because the 
proposed Project’s GHG emissions cannot feasibly be reduced to a less than significant level despite the 
incorporation of numerous sustainability measures.  The impact was identified as significant and 
unavoidable.  Mitigation Measure GHG 4.7-1 in the THSP SEIR would reduce but would not eliminate the 
significant impact. 

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

Mitigation Measure GHG 4.7-1: The Project shall include, but not be limited to, the following list 
of design features.  These features shall be incorporated into the design of the Project to ensure 
consistency with adopted statewide plans and programs to the extent feasible.  Project applicants 
shall demonstrate the incorporation of design features of the Project prior to the issuance of 
building or occupancy permits, as noted below. 

Transportation 
• Provide pedestrian connections to the off-site circulation network (building permit triggers).   
• For commercial uses, implement a trip reduction program, for which all employees shall be 

eligible to participate (occupancy permit). 
• Provide a ride sharing program, for which all employees shall be eligible to participate 

(occupancy permit). 
• Provide amenities for non-motorized transportation (i.e., secure bicycle storage, changing 

rooms, and showers) (building permit). 
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• Provide transit shelters for all transit stops within the Project (building permit triggers and 
coordination with TRACER.). 

• Include traffic calming measures at Project intersections and on roadways where feasible 
(tentative map). 

• Employers shall provide parking cash-out programs for employees (100 percent of employees 
eligible).  

Energy Efficiency 
• Design buildings to be energy efficient and meet or exceed Title 24 requirements (per Measure 

E-1 of the City’s Sustainability Action Plan (building permit). 
• Install “cool” roofs and cool pavements, and strategically placed trees as applicable.  
• Install high efficiency lighting, and energy efficient heating and cooling systems (building 

permit). 
• Install high energy efficient appliances (clothes washers, dishwashers, fan, and refrigerators) 

(occupancy permit).  
• Install programmable thermostats (building permit). 
• Design buildings to reduce energy use through solar orientation and take advantage of 

landscaping and sun screens (building permit).  
• Reduce unnecessary outdoor lighting (building permit). 

Water Conservation and Efficiency 
• Install water-efficient irrigation systems (building permit).  
• Landscaping shall consist of drought tolerant native species with water-efficient 

characteristics (building permit). 
• Comply with Municipal Code Section 21.20.050, Efficient Landscape Standards (building 

permit). 
• Install water-efficient fixtures (e.g., faucets, toilets, showers) (building permit). 
• Install infrastructure for recycled water per the City’s Infrastructure Master Plan (building 

permits). 

Solid Waste  

• Reuse and recycle construction and demolition waste (including, but not limited to, soil, 
vegetation, concrete, lumber, metal, and cardboard) (building permit). 

• Provide interior and exterior storage areas for recyclables and adequate recycling containers 
located in public areas (occupancy permit). [This is Mitigation Measure 4.7-1 in the THSP SEIR]  

The proposed Project would result in a net increase of medium density residential units and open space, 
and a net decrease of general highway commercial uses, as compared to the THSP (See Table 1: Land Use 
Plan Buildout 2030).  The Project proposes land uses that are less intense (including reduction in 
developable acres and fewer peak hour vehicle trips) than those analyzed in the THSP SEIR and the above 
mitigation measure from the THSP SEIR is applicable to the proposed Project. The overall reduction in 
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intensity proposed by the Project, and the change in type of land uses within the Project site, would 
incrementally reduce emissions. However, the severity of the impact would not change.   

Despite the implementation of the above mitigation measure, the impact would remain significant and 
unavoidable. This finding is supported by the THSP SEIR because the proposed Project is consistent with 
the overall land use density and intensity allowed by the THSP.  Thus, the proposed Project would not 
result in a new specific impact or an 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 conflict with an applicable plan, policy or regulation adopted for the 
purpose of reducing the emissions of greenhouse gases? 

According to the THSP SEIR, full buildout of the project would potentially conflict with or otherwise 
interfere with achievement of CARB’s Scoping Plan, the City’s Sustainability Action Plan, the California 
Attorney General’s Office, or the California Air Pollution Control Officer’s Association (CAPCOA) applicable 
measures. However, THSP SEIR Mitigation Measure AQ 4.7-1 would lessen the impact to less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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. 

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

See Mitigation Measure GHG 4.7-1 above.   

The proposed Project would not result in a potentially significant conflict with an applicable plan, policy 
or regulation adopted for the purpose of reducing the emissions of GHGs.  The proposed Project is less 
intense compared to the land uses considered in the THSP SEIR. With implementation of the mitigation 
from the THSP SIER, the proposed Project would be consistent with local and regional plans designed to 
reduce GHG emissions.  Therefore, the proposed Project would not conflict or interfere with the 
achievement of an applicable GHG emissions reduction plan. With implementation of the above 
mitigation measure, impacts would not be altered any greater than what was previously analyzed and 
remain less than significant. 

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new greenhouse gas impact to occur, nor an 
increase in the severity of a greenhouse gas 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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IX. HAZARDS AND HAZARDOUS MATERIALS 
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of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to 
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RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a)  Would the project create a significant hazard to the public or the environment through 
the routine transport, use, or disposal of hazardous materials? 

As identified in the THSP SEIR, implementation of the THSP would have a less than significant impact 
related to the public with respect to hazardous materials with mitigation incorporated. The types of uses 
and facilities allowed in the THSP Area may generate, store, use, distribute or dispose of hazardous 
materials such as industrial waste, oils, solvents, paints, diesel fuel, hydraulic fluid and corrosives. With 
implementation of Mitigation Measure HAZ 4.8-1, implementation of the THSP would have a less than 
significant impact. Mitigation Measure HAZ 4.8-1 would require facilities that exceed the threshold 
specified by Health & Safety Code Section 25532(l) to prepare and implement a Risk Management Plan. 

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

Mitigation Measure HAZ 4.8-1: Facilities that store, handle or use regulated substances as defined 
in the California Health and Safety Code 25532 (g) in excess of threshold quantities shall prepare 
and implement, as necessary, risk management plans (RMP) for determination of risks to the 
community.  The RMP will be reviewed and approved by the San Joaquin County Environmental 
Health Department (EHD) through the Certified Unified Program Agencies (CUPA) process. [This is 
Mitigation Measure 4.8-1 in the THSP SEIR]  

Upon development of the Project site, hazardous materials would be limited to those associated with 
common household fertilizers, pesticides, paint, solvent, and petroleum products. Because these 
materials would be used in very limited quantities, they are not considered a significant hazard to the 
public. With Implementation of the above mitigation measure, the proposed Project’s impact on creating 
significant hazards to the public or the environment through the routine transport, use, or disposal of 
hazardous materials would be less than significant. This is consistent with the impact conclusions of the 
THSP SEIR. No new specific impact would result, nor would 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 (b) Would the project create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the likely release of hazardous 
materials into the environment? 

As identified in the THSP SEIR, implementation of the THSP would have a less than significant impact 
related to release of hazardous materials into the environment. A review of regulatory databases 
maintained by County, State, and Federal agencies found no documentation of hazardous materials 
violations or discharge on the THSP Area. The Phase I and II ESAs completed for the THSP SEIR identified 
two underground crude oil pipelines (both located within the THSP Area) and adjacent former sanitary 
landfills and former gasoline service stations that may have the potential to impact the THSP Area. The 
THSP SEIR concluded that with implementation of Mitigation Measure HAZ 4.8-2a and 4.8-2b, 
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implementation of the THSP would have a less than significant impact. Mitigation Measure HAZ 4.8-2a 
and 4.8-2b would require a qualified Site Characterization specialist to conduct a site characterization at 
the Project regarding the active pipelines prior to issuance of building permits, in consultation with 
Conoco Phillips, Shell and the San Joaquin Environmental Hazards Division. 

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

Mitigation Measure HAZ 4.8-2a: Prior to issuance of grading permits, a Phase II ESA focused on 
soil sampling and soil vapor sampling shall be conducted near the location of the underground 
crude oil pipelines, as determined by a qualified Phase II/Site Characterization specialist. The 
sampling shall be conducted in consultation with Conoco Phillips, Shell and the San Joaquin (EHD), 
with regard to potential contaminated soils from pipeline leaks.  Upon completion of site 
characterization activities, the Site Characterization specialist shall recommend remedial 
activities, if necessary, subject to approval of the City of Tracy Engineering Division.in consultation 
with the appropriate pipeline operators and the San Joaquin Environmental Health Department 
This recommendation from the Phase II ESA shall be implemented to the satisfaction of EHD.  [This 
is Mitigation Measure 4.8-2a in the THSP SEIR] 

Mitigation Measure HAZ 4.8-2b: Prior to issuance of grading permits, the Project Applicant shall 
work with Conoco Phillips and Shell to implement and observe a site damage-prevention plan to 
the satisfaction of the City of Tracy Engineering Division. This may potentially include the 
following: 

• Designing a site development plan incorporating permanent land use over the pipeline right-
of-way that minimizes the potential for damage to the lines (as discussed above, this is already 
an integrated plan design feature, but is listed here because it is an important component of 
a damage prevention plan); 

• Prominently marking the line locations prior to site development, maintaining markings 
throughout the development process, and final marking after work is complete; 

• Communicate plans for significant excavation or land contouring work; 

• Identify changes in land contour that could significantly reduce the soil cover over the 
pipelines; 

• Evaluate the effects of heavy construction vehicles crossing the lines, designate areas for 
heavy construction vehicles to cross the lines, and provide temporary fill or other temporary 
protection over the lines where necessary; 

• Minimize installations of new buried utilities and services across the existing pipelines; 

• Evaluate whether the existing lines should be lowered to increase vertical separation between 
the pipelines and new surface features; and 
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• Develop other damage-prevention measures as may be necessary. 

In addition to the damage prevention measures listed above, the Project Applicant and the pipeline 
operators should consider other measures for reducing risk suggested in the Pipelines and 
Informed Planning Alliance (PIPA) recommended practices on informed land use. PIPA 
recommended practices are not “mandated”, but they are best management practices intended 
to reduce risk and enhance pipeline safety. [This is Mitigation Measure 4.8-2b in the THSP SEIR] 

As identified in Figure 4.8-4 on the THSP SEIR, a PPL 16-inch pipeline crosses at the southwest corner of 
the Project site and the Project site would be located approximately 0.3 mile east of the proposed school 
site previously identified in the THSP SEIR. Because the land area covered by the proposed Project is within 
the same development footprint covered by the adopted THSP, the proposed Project would have the 
potential to create a significant hazard to the public or the environment through reasonably foreseeable 
upset and accident conditions involving the likely release of hazardous materials into the environment. 
With implementation of the above mitigation measures, the proposed Project’s impact on release of 
hazardous materials into the environment would be less than significant. This is consistent with the impact 
conclusions of the THSP SEIR. No new specific impact would result, nor would 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 (c) Would the project emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or proposed school? 

As identified in the THSP SEIR, three active crude oil pipelines (Chevron 18-inch pipeline, PPL 16-inch 
pipeline, Shell 20-inch pipeline) and two natural gas pipelines (26-inch natural gas pipeline and 36-inch 
natural gas pipeline) traverse the THSP Area. The proposed school site that was evaluated in the THSP 
SEIR is in close proximity to the Conoco pipeline and the Shell pipeline as shown in Figure 4.8-3 of the 
THSP SEIR. The Conoco pipeline is located approximately 680-700 feet southwest of the proposed school 
site boundary. The Shell pipeline is located approximately 2,250 feet southwest of the proposed school 
site. The THSP SEIR concluded that even though the Shell pipeline is at a significant distance from the 
proposed school site, the main risk issue is the surface flow of crude oil could enter existing drainage 
culverts. The THSP determined that in the future condition, these drainage culverts would be connected 
to the development surface drainage (streets) or underground drainage (subdrains). With implementation 
of Mitigation Measure HAZ 4.8-3, potential impacts associated with flash fire and pool fire heat risk to the 
proposed school would be reduced to less than significant levels.  

The THSP SEIR analyzed the risk analysis for all five pipelines in the THSP Area. The calculated risk for each 
pipeline was determined to be a less than significant threshold and the total cumulative risk for all 
pipelines within the corridor was also determined to be a less than significant. With implementation of 
setback mitigation, Mitigation Measure HAZ 4.8-4, pipeline risk to proposed development within the THSP 
Area would be reduced to less than significant levels.   

The following mitigation measures incorporated herein from the previously certified THSP SEIR are 
applicable to the proposed Project: 
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Mitigation Measure HAZ 4.8-3: The proposed underground storm drain system, roadways, graded 
slopes, and final surface topography shall be designed and constructed in accordance with the 
recommendations outlined in the Liquid Petroleum Pipeline Risk and California Aqueduct Flood 
Risk for the Proposed Tracy Hills School Site, Jefferson School District, City of Tracy, San Joaquin 
County, California prepared by Wilson Geosciences, Inc. dated May 2013 and to the satisfaction of 
the City of Tracy Engineering Division. [This is Mitigation Measure 4.8-3 in the THSP SEIR] 

Mitigation Measure HAZ 4.8-4: In accordance with the Pipeline Safety Hazard Assessment, Tracy 
Hills Specific Plan prepared by PlaceWorks dated September 2014, proposed development 
adjacent to the natural gas and/or crude oil pipelines shall implement the following measures: 

1. Incorporate a minimum 13-foot setback distance from the centerline of the Phillips 66 pipeline 
to the nearest buildings/structures in the proposed development. 

2. Incorporate a minimum setback distance of 25 feet from the centerline of any pipeline within 
the two natural gas pipelines and the Chevron crude oil pipeline. This would result in an 
additional 15 feet on the northeast side of the PG&E easement and an additional 20 feet on 
the southwest side of the easement to be dedicated as open space or public space or used for 
landscaping. 

3. Incorporate designated land uses over the pipeline easements, such as public space, open 
space, or green space, to minimize the potential for third party damage. 

4. Mark the pipeline locations prior to THSP development, maintaining the markings throughout 
the development process, and installing final markings after the work is complete. 

5. Coordinate with the pipeline operators when development calls for excavation or utility 
trenching near the pipelines. 

6. All contractors must initially pothole or hand dig to the proposed depth of the utility trench or 
excavation if working within 25 feet of the pipeline easements. 

7. Consult with the pipeline operators on whether heavy construction vehicles with axle loads 
greater than 15,000 pounds would create stress on the pipelines at their current burial depths 
when crossing the lines and/or easements. Establish temporary fill or other protective 
measures as needed and establish permanent crossing areas for vehicles in excess of 15,000 
pounds. 

8. Avoid placing new utilities and services within the pipeline easements and minimize utility 
crossings over the pipeline easements to the extent feasible. 

9. Select landscaping vegetation with shallow root structures within the setback zone to avoid 
root structures that damage pipeline coatings. 

10. Avoid planting trees that prevent direct observation of the pipelines by aerial patrol. 
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11. Use non-flammable fencing along the pipeline easement. 

12. Manage storm water runoff to prevent erosion of the pipeline bedding. 

13. Maintain access to the pipelines by pipeline personnel and first responders in the event of an 
emergency. 

14. Project Applicants or sales representatives shall disclose to potential occupants regarding the 
proximity of the natural gas and crude oil pipelines, as required in accordance with Assembly 
Bill 1511 – Real Property: Disclosures: Transmission Pipeline. 

15. Home Owners Associations (HOA) shall maintain an emergency contact list with phone 
numbers of the local police, fire department, and pipeline operators (PG&E, Chevron, Phillips 
66, and Shell). 

16. Coordinate with the pipeline companies so that the property occupants are notified if 
excavation or maintenance activities for the pipelines are planned along the pipeline 
easements. 

17. Report any roadwork or underground utility work that involves digging in or near the pipelines 
to the pipeline companies. 

18. Report immediately any odors or leakage from the pipelines to the pipeline operator and local 
emergency response personnel (i.e., the Tracy Fire Department). 

19. HOAs shall maintain at an appropriate on-site location an emergency response plan that 
outlines emergency procedures to be followed in the event of a pipeline release.  

For additional detail refer to the September 2014 Pipeline Safety Hazard Assessment, Tracy Hills 
Specific Plan. [This is Mitigation Measure 4.8-4 in the THSP SEIR] 

The Project site would be located approximately 0.3 mile east of the proposed school site previously 
identified in the THSP SEIR. As shown in Figure 4.8-3 of the THSP EIR, the closest pipeline to the Project 
site is the Conoco Pipeline, which does not cross the Project site. However, in the event a full pipeline 
rupture from the Conoco Pipeline were to occur, the THSP EIR considered hypothetical flow paths that 
could result in “pools” of crude oil.  If a full pipeline rupture were to occur, there is the potential crude oil 
could flow in a down gradient towards the Project site. As illustrated in Figure 4.8-3 of the THSP EIR, a 
hypothetical 600-foot diameter crude oil pool resulting from a full pipeline rupture of the Conoco Pipeline 
could be located within the Project site (mapped as Oil Pool ‘C’).  The THSP SEIR concluded that a full 
breach of the Conoco pipeline up slope from the proposed school site and the Project site, or the drainages 
leading to Pools A, B and C, should produce no impact at the proposed school site from liquid pool fire.  

Given the type of land uses proposed on the Project site, and the distance to the nearest school, the 
Project would not involve a significant transport, use, storage, or risk of upset of hazardous materials 
within one-quarter mile of any schools. With implementation of the mitigation measures described above, 
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the proposed Project’s impact in regards to emitting hazardous emissions or handling hazardous or 
acutely hazardous materials, substances, or waste within one-quarter mile of a proposed school would be 
less than significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific 
impact would result, nor would 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 be located on a site which is included on a list of hazardous materials 
sites compiled pursuant to Government Code Section 65962.5 and as a result, would create a significant 
hazard to the public or the environment? 

As identified in the THSP EIR, the THSP Area is not included on a hazardous sites list compiled pursuant to 
California Government Code Section 65962.5. The proposed Project does not include improvements 
outside the area previously analyzed in the THSP SEIR. Therefore, the propose Project would not be 
located on a site that is included on a list of hazardous materials sites compiled pursuant to Government 
Code Section 65962.5 and there would be no impact and no further analysis is required.  

Threshold (e) Would the project be located within an airport land use plan, or where such a plan has 
not been adopted, within two miles of a public airport or public use airport, result in a safety hazard for 
people residing or working in the project area? 

A portion of the THSP Area is located within the Tracy Municipal Airport, Traffic Pattern Zone 7 in the 2009 
San Joaquin Airport Land Use Compatibility Plan (ALUCP) as shown in Figure 4.10-2 of the THSP SEIR. As 
identified in the THSP SEIR, the San Joaquin ALUCP specifies sensitive land uses and structure heights 
which are restricted within these zones. Given the conflict of allowable land uses within the M-1 Light 
Industrial designation, the Inner Approach/Departure Zone 2 and the Inner Turning Zone 3, the THSP SEIR 
concluded there would be a potentially significant impact with implementation of the THSP Area. With 
implementation of Mitigation Measure LU 4.10-1, potential impacts regarding compatibility with the 
existing land use plans and policies to a less- than- significant level by ensuring that tentative and final 
maps comply with 2009 ALUCP. With implementation of Mitigation Measure HAZ 4.8-6, potential impacts 
regarding retention basins attracting wildlife that could be hazardous to aircrafts associated with the Tracy 
Municipal Airport would be less-than-significant.  

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

Mitigation Measure HAZ 4.8-6: The proposed retention basins have been designed and 
constructed in accordance with the recommendations outlined in the Federal Aviation 
Administration Advisory Circular No. 150/5200-33B to control hazardous wildlife. In the event that 
the basins do not have a drawdown time of 48 hours following a storm event, the Project Applicant 
shall fund and the City shall use physical barriers, such as bird balls, wires, grids, pillows or netting, 
to prevent access of hazardous wildlife to open water and minimize aircraft-wildlife interactions 
which shall be approved and inspected by the City. In addition, all vegetation in or around the 
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basins that provide food or cover for hazardous wildlife should be eliminated. [This is Mitigation 
Measure 4.8-6 in the THSP SEIR] 

Refer to Mitigation Measure LU 4.10-1 in Section X, Land Use.  

As identified in Figure 4.10-2 of the THSP SEIR, the Project site would be within the San Joaquin ALUCP 
Traffic Pattern Zone 7 and Airport Influence Area Zone 8. The THSP SEIR includes a list of conditions that 
are applicable to the Project because the project site is within the Traffic Pattern Zone 7. These conditions 
state: 

• No limit on residential dwelling units per acre 

• The maximum non-residential intensity should be no more than 450 persons per ace 

• 10 percent of the land is required to remain in open space 

• Prohibited uses include hazards to flight and outdoor stadiums 

• Airspace review is required for objects greater than 100 feet tall 

Given that the allowed maximum building height in the MDR Zoning District and General Highway 
Commercial Zoning District is 35 feet and 45 feet, respectively, future development within the Project 
site would not be greater than 100 feet tall. In addition, the proposed retention basins within the 
Project site would be required by Mitigation Measure HAZ 4.8-6 to be designed and constructed in 
accordance with the recommendations outlined in the Federal Aviation Administration Advisory Circular 
No. 150/5200-33B to control against wildlife that could be hazardous to aircrafts associated with the 
Tracy Municipal Airport. With implementation of the above mitigation measures, the proposed Project’s 
impact on the San Joaquin ALUCP would be less- than- significant. This is consistent with the impact 
conclusions of the THSP SEIR. No new specific impact would result, nor would 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 (f) Would the project be located within the vicinity of a private airstrip, result in a safety 
hazard for people residing or working in the project area? 

The proposed Project area is not located within 2 miles of a private airstrip. Based on the nature of the 
proposed Project, and given that the THSP site is not located within two miles of a private airstrip, no 
impact would occur. The proposed Project would not cause a new impact to occur and no further analysis 
is required. 

Threshold (g) Would the project impair implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan? 

The City’s General Plan Safety Element includes policies that require the City to provide fire and 
emergency response facilities and personnel necessary to meet residential and employment growth in 
the City. Mitigation Measures PSR 4.12-1, 4.12-2, and 4.12-3 in the Public Services Section of the THSP 
SEIR require future Project Applicants within the THSP pay the applicable impact fees, which ensure 
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payment of a proportionate share toward the planned facilities. Compliance with the General Plan and 
providing adequate emergency planned facilities within and near the THSP Area, implementation of the 
THSP would result in a less than significant impact with respect to interference with an adopted 
emergency response plan or emergency evacuation plan. 

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

Refer to Mitigation Measures PSR 4.12-1, 4.12-2, and 4.12-3 in Section XII, Public Services and 
Utilities.  

As discussed in the THSP SEIR, the Project Applicant would be required to pay applicable impact fees to 
ensure payment of a proportionate share toward the planned facilities. With implementation of the above 
mitigation measures, the proposed Project’s impact on interference with an adopted emergency response 
plan or emergency evacuation plan would be less than significant. This is consistent with the impact 
conclusions of the THSP SEIR. No new specific impact would result, nor would 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 (h) Would the project expose people or structures to a significant risk of loss, injury or 
death involving wildland fires, including where wildlands are adjacent to urbanized areas? 

The THSP Area is zoned “Moderate” in the Local Responsibility Area and “Un-zoned” in the State 
Responsibility Area, which represent the lowest fire severity. Although the THSP Area is within a low fire 
severity zone, the THSP Area is adjacent to conservation easements, which are covered primarily with 
grass and brush, which is considered a flammable material. The City requires brush management of any 
land that is covered with flammable material such as grass, brush, or forest covered land and adjacent to 
structures. With implementation of Mitigation Measures HAZ 4.8-8a, 4.8-8b and 4.8-8c in the THSP SEIR, 
grasses and brush within 100 feet of structures would be required to be mowed to a height of no more 
than 4 inches or disced in order to minimize the amount of fuel to sustain or allow the spread of fire, 
reducing potential impacts to a less than significant level. 

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

  To mitigate the fire protection hazards associated with wildland fires, the Applicant shall: 

Mitigation Measure HAZ 4.8-8a: Provide a 100-foot firebreak between developed areas and any 
land that is covered with flammable material such as grass, brush, or forest covered land, including 
conservation easements (including but not limited to CE 1, CE 2, and CE 3), but excluding 
conservation corridors. Grasses or weeds including the conservation corridor, that can be expected 
to burn shall be cattle grazed, disked or mowed to a height of no more than 4 inches pursuant to 
the terms of the adopted Preserve Management Plan (dated October 2011), and in accordance 
with City of Tracy Municipal Code in order to minimize the amount of fuel to sustain or allow the 
spread of fire. [This is Mitigation Measure 4.8-8a in the THSP SEIR] 
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Mitigation Measure HAZ 4.8-8b: Provide fire department access to all easement corridors and 
conservation easements (including but not limited CE 1, CE 2, and CE 3) for the purpose of 
suppressing wildland fires outside of firebreaks. [This is Mitigation Measure 4.8-8b in the THSP 
SEIR] 

Mitigation Measure HAZ 4.8-8c: All new buildings that are located on the south side of I-580 and 
immediately adjacent to conservation easements (including but not limited to portions of CE 1, 
Southern CE 2, and CE 3) shall include measures that increase the likelihood that a structure would 
withstand intrusion by fire. This shall be accomplished by constructing those buildings on the edge 
of development to the standards of the California Building Code, Chapter 7A, Building and 
Construction Methods for Exterior Wildfire Exposure. [This is Mitigation Measure 4.8-8c in the 
THSP SEIR] 

Implementation of the proposed Project would result in development of medium density residential uses 
and open spaces uses within the Project site, increasing the number the residential structures compared 
to what was analyzed in in the THSP SEIR. The increase in residential uses compared to the previously 
analyzed commercial uses within the Project site would expose less people for longer because residents 
would be residing within the Project site. However, as identified in the previously certified THSP SEIR, 
there is only a limited fire threat to the THSP Area. In addition, the Project site would not expand beyond 
the boundaries of the development beyond those considered in the THSP.  With implementation of the 
above mitigation measures, the proposed Project’s impact in regards to exposing people or structures to 
a significant risk of loss, injury or death involving wildland fires, including where wildlands are adjacent to 
urbanized areas would be less than significant. This is consistent with the impact conclusions of the THSP 
SEIR. No new specific impact would result, nor would 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. 

Cumulative Impacts  

As discussed above, the proposed Project would not cause a new hazardous materials impact to occur, 
nor an increase in the severity of a hazardous material 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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X.  HYDROLOGY AND WATER QUALITY 

WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Violate any water quality standards or waste 
discharge requirements?              

b. Substantially deplete groundwater supplies or 
interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater table 
level (e.g., the production rate of pre-existing 
nearby wells would drop to a level which would not 
support existing land uses or planned uses for which 
permits have been granted)? 

             

c. Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, in a manner which 
would result in substantial erosion or siltation on- or 
off-site? 

         

d. Substantially alter the existing drainage pattern of 
the site or area, including through the alteration of 
the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a 
manner which would result in flooding on- or off-
site? 

         

e. Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial 
additional sources of polluted runoff? 

         

f. Otherwise substantially degrade water quality?          

g. Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or 
Flood Insurance Rate Map or other flood hazard 
delineation map? 

     

h. Place within a 100-year flood hazard area structures 
which would impede or redirect flood flows?          

i. Expose people or structures to a significant risk of 
loss, injury or death involving flooding, including 
flooding as a result of the failure of a levee or dam? 

         

j. Inundation by seiche, tsunami, or mudflow?          
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RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Would the project violate any water quality standards or waste discharge 
requirements? 

As determined in the THSP SEIR, the buildout of the THSP would have a less than significant impact in 
respect to violation of water quality with the implementation of the terminal retention/percolation basins 
or other facilities. Construction activities for buildout of the THSP Area, which would include site 
development, infrastructure, and the storm drain system would require a National Pollutant Discharge 
Elimination System (NPDES) permit. As determined in the THSP SEIR, future development of the THSP 
Area would be responsible for obtaining and complying with NPDES permit requirements. Implementation 
of BMPs during construction, would minimize water quality impacts to a less- than- significant level. 

After construction, stormwater from buildout of the THSP Area could have the potential to degrade water 
quality to open space along the I-580, California Aqueduct and/or Delta Mendota Canal. Retention basins 
would provide attenuation storage and opportunities for pollutants to settle and be retained within the 
basin and provide opportunities for recharge. As determined in the THSP SEIR, retention basins would be 
utilized to satisfy the requirements set forth in the City’s Storm Water Quality Control Manual (SWQC) 
and NPDES for new development areas. In addition, proposed open channels and existing drainage swales 
would be used for storm runoff from some of the upslope offsite sub-basins to downstream terminal 
retention/percolation basins or other facilities. Thus, impacts to water quality would be less- than- 
significant with the implementation of the terminal retention/percolation basins, open channels and 
drainage swales as determined in the THSP SEIR. 

The proposed Project would result in an increase of medium density residential development and open 
space, compared to what was previously analyzed in the THSP SEIR. Potential water quality impacts 
associated with the proposed Project would include short-term construction-related 
erosion/sedimentation and long-term operational stormwater discharge. If not managed properly, 
grading and construction activities could cause soils and other pollutants to enter the storm drain system. 
During heavy rains, this may degrade stormwater quality at downstream locations. To minimize water 
quality impacts associated with the proposed Project, construction activities would be required to comply 
with a SWPPP, consistent with the NPDES. Additionally, the proposed Project would also implement 
stormwater control measures such as Low Impact Development (LID) and Best Management Practices 
(BMP’s) per the City’s Manual of Stormwater Quality Control Standards for New Development and 
Redevelopment, as analyzed in the THSP SEIR. 

After construction, stormwater from the proposed Project site would be directed to the on-site retention 
basins. Development of the proposed Project would have a decrease in impervious surfaces through 
construction of buildings, parking areas, roadways, and other improvements because the proposed 
Project would have less developable acres compared to what was previously analyzed in the THSP SEIR. A 
decrease in impervious surfaces would result in a lower  potential for runoff from the THSP Area. However, 
the proposed Project would still be required to incorporate to the extent feasible, low impact 
development (LID) features, including directing drainage from impervious surfaces to bioswales for 
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infiltration as part of BMPs per the City’s Manual of Stormwater Quality Control Standards. In addition, as 
required in the THSP, development projects greater than 100,000 square feet are required to implement 
specific controls, as identified in the City’s SWQC Manual, and to submit a Storm Water Quality Control 
Plan (SWQCP) that demonstrates that the proposed Project would conform to all requirements of the City 
standards. Compliance with NPDES permit requirements and implementation of BMPs during 
construction would ensure the proposed Project’s impact on water quality standards or waste discharge 
requirements would be less than significant. This is consistent with the impact conclusions of the THSP 
SEIR. No new specific impact would result, nor would 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 (b) Would the project substantially deplete groundwater supplies or interfere with 
groundwater recharge such that there would be a net deficit in aquifer volume or a lowering of the local 
groundwater table level? 

As identified in the THSP SEIR, implementation of the THSP would not have an adverse impact on 
groundwater recharge. The Water Supply Assessment prepared for the THSP SEIR concluded that the 
City’s existing and additional planned future water supplies are sufficient to meet the City’s existing and 
projected future water demands, including those future water demands associated with the THSP to the 
year 2035 under all hydrologic conditions.  

Development of the proposed Project would have a decrease in impervious surfaces through construction 
of buildings, parking areas, roadways, and other improvements because the proposed Project would have 
less developable acres compared to what was previously analyzed in the THSP SEIR. A decrease in 
impervious surfaces would result in a lower potential to impact groundwater recharge. However as 
identified in the THSP SEIR, on-site bioswales would still be included to facilitate groundwater recharge as 
part of buildout of the THSP Area as part of BMPs per the City’s Manual of Stormwater Quality Control 
Standards. Therefore, similar to the approved THSP, implementation of the proposed Project would not 
deplete groundwater supplies or interfere with groundwater recharge, any greater than already analyzed 
in the THSP SEIR and this impact would be less than significant This is consistent with the impact 
conclusions of the THSP SEIR. No new specific impact would result, nor would 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 (c) Would the project substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river, in a manner which would result in 
substantial erosion or siltation on- or off-site? 

As identified in the THSP SEIR, with mitigation, implementation of the THSP would have a less than 
significant impact with respect to substantial erosion or siltation on- or off-site. The Tracy Hills Storm 
Drainage Master Plan (SDMP) was prepared as a guidance document to identify the primary framework 
of storm drainage facilities needed to serve future land development under the buildout condition for the 
THSP Project Area. Individual development projects within the THSP would be required to provide site-
specific or project-specific storm drainage solutions that would be consistent with the overall 
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infrastructure approach within the Tracy SDMP. The THSP SEIR determined that buildout of the THSP 
would increase erosion and sedimentation through the removal of vegetation during construction of THSP 
infrastructure. Implementation of the THSP would result in an increase in flow rates and volumes of runoff 
with an increase in the amount of impervious surface such as buildings, streets and parking areas. 
However, with implementation of Mitigation Measure HYDRL 4.9-1a and 4.9-2 in the THSP SEIR, potential 
impacts on erosion and sedimentation would be less than significant.  

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

Mitigation Measure HYDRL 4.9-1a: Prior to issuance of a grading or building permit, whichever 
occurs first, all Project Applicants shall demonstrate to the City of Tracy compliance with NPDES 
General Construction Activities Storm Water Permit Requirements established by the Clean Water 
Act (CWA), including the preparation of a Storm Water Pollution Prevention Plan (SWPPP).  The 
SWPPP shall identify specific types and sources of stormwater pollutants, determine the location 
and nature of potential impacts, and specify appropriate control measures to eliminate any 
potentially significant impacts on receiving water quality from stormwater runoff.  The SWPPP 
shall comply with the most current standards established by the Central Valley RWQCB. Best 
Management Practices shall be selected from a menu according to site requirements and shall be 
subject to approval by the City Engineer and Central Valley RWQCB. [This is Mitigation Measure 
4.9-1a in the THSP SEIR] 

Mitigation Measure HYDRL 4.9-2: All Project Applicants shall submit and obtain City approval of 
a drainage plan to the City of Tracy for on-site post-construction BMP drainage improvements 
consistent with the Tracy Hills Storm Drain Master Plan.  Once City approval is received, all Project 
Applicants shall construct the drainage improvements as necessary and in accordance with the 
timing described in the Tracy Hills Storm Drain Master Plan. [This is Mitigation Measure 4.9-2 in 
the THSP SEIR] 

Development of the Project site would have the potential to alter drainage patterns, as compared to 
existing conditions, from increased erosion and sedimentation through the removal of vegetation during 
construction activities. Development of the proposed Project would result in a decrease in impervious 
surfaces through construction of buildings, parking areas, roadways, and other improvements because 
the proposed Project would have less developable acres compared to what was previously analyzed in 
the THSP SEIR. A decrease in impervious surfaces would result in a lower potential to impact the drainage 
pattern. With implementation of the above mitigation measures, the proposed Project’s impact on the 
existing drainage pattern of the Project site would be less than significant. This is consistent with the 
impact conclusions of the THSP SEIR. No new specific impact would result, nor would 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.   
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Threshold (d) Would the project substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river, or substantially increase the rate or 
amount of surface runoff in a manner which would result in flooding? 

As identified in the THSP SEIR, majority of the THSP Area is not located within the 100-year and 500-year 
floodplains. Development of the THSP Area would convert a primarily undeveloped site to a developed 
one, which would increase flow rates, frequency, and volumes of runoff by introducing streets, buildings,  
parking areas, and other impervious surfaces within the THSP Area. Flows from the off-site, upstream 
drainages tributary to the THSP would be intercepted and conveyed through a combination of open 
channels and underground storm drain system and discharge to the proposed retention basins. The 
retention basins would capture increases in peak flow as result of development and would substantially 
reduce or eliminate downstream flow. With implementation of the drainage improvements described in 
the SDMP, it is unlikely that the THSP Area would result in or be affected by flooding. Therefore, 
implementation of the THSP would have a less than significant impact on the rate or amount of surface 
runoff resulting in flooding. 

Development of the Project site would have the potential to alter drainage pattern through introduction 
of streets, buildings, parking area, and other impervious surfaces from buildout of the Project site. The 
proposed Project would have less developable acres compared to what was previously analyzed in the 
THSP SEIR. Thus, a decrease in developable acres would result in a lower potential to alter the existing 
drainage pattern of the Project site. With implementation of the drainage improvements as described in 
the SDMP and THSP SEIR, the proposed Project’s impact on surface runoff which would result in flooding 
would be less than significant. This is consistent with the impact conclusions of the THSP SEIR. No new 
specific impact would result, nor would 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 create or contribute runoff water, which would exceed the capacity 
of existing or planned storm water drainage systems or provide substantial additional sources of 
polluted runoff? 

As identified in the THSP SEIR, with mitigation, implementation of the THSP would have a less than 
significant impact in respect to runoff water that exceeds the capacity of existing or planned storm water 
drainage systems. As discussed in Section 4.8, Hazards and Hazardous Materials of the THSP SEIR, the 
types of uses and facilities allowed in the THSP Project Area may generate, store, use, distribute or dispose 
of hazardous materials such as industrial waste, oils, solvents, paints, diesel fuel, hydraulic fluid and 
corrosives. With implementation of Mitigation Measures HYDRL 4.9-1a, 4.9-1b, 4.9-2, and 4.9-3, potential 
impacts from polluted runoff 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 HYDRL 4.9-1a and 4.9-2 above. 
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Mitigation Measure HYDRL 4.9-1b: Prior to issuance of a grading or building permit, whichever 
occurs first, all Project Applicants shall submit to the City Engineer for review a draft copy of the 
Notice of Intent (NOI) and SWPPP.  After approval by the City, the NOI and SWPPP shall be sent to 
the State Water Resources Control Board for approval. [This is Mitigation Measure 4.9-1b in the 
THSP SEIR] 

Mitigation Measure HYDRL 4.9-3: All Project Applicants shall implement the following measures: 

1. Shall implement sound Integrated Pest Management (IPM) principles and practices in an effort 
to minimize the use of pesticides in common landscaped areas, open space areas, or park 
areas.  These programs shall include setting acceptable thresholds of infestations and a 
process for determining the best prevention or treatment method for a given pest.  Pest 
problems in common landscaped areas, open space areas, or park maintenance shall be 
managed through prevention and treatment using physical, mechanical and biological 
controls.  The use of toxic pesticides will be implemented only after other non-toxic approaches 
or products have been determined infeasible.  Fertilizers shall be applied sparingly, and shall 
be derived from natural sources, such as fish emulsion or manure. 

2. Shall cooperate with the City to create a public education program for future business owners 
to increase their understanding of water quality protection, which should include but not be 
limited to:  

• Hazardous material use controls;  

• Hazardous materials exposure controls; 

• Hazardous material disposal and recycling. 

3. Encourage the use of alternative methods to avoid hazardous materials to the extent feasible, 
and prohibit the dumping of hazardous materials in open space areas or the storm drain 
system. [This is Mitigation Measure 4.9-3 in the THSP SEIR] 

As discussed in the previously certified THSP SEIR, the THSP would be designed to include storm drainage 
solutions as part of its land plan to accommodate the THSP’s drainage as well as drainage from certain 
other existing surrounding use and adhere to the City’s Storm Drainage Master Plan, which has plans for 
improvements that accommodate development proposed under the THSP.  

Implementation of the proposed Project would have the potential to increase local runoff volumes, 
frequency, and flow rates compared to existing conditions. The proposed Project would have the potential 
to contribute runoff water, which would exceed the capacity of existing or planned storm water drainage 
systems or provide substantial additional sources of polluted runoff. Because the proposed Project would 
have less developable acres compared to what was previously analyzed in the THSP SEIR, a decrease in 
developable acres would result in a lower potential to contribute more runoff than previously analyzed in 
the THSP SEIR. With implementation of above mitigation measures, the proposed Project’s impact on 
increased runoff water would be less than significant. This is consistent with the impact conclusions of the 
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THSP SEIR. No new specific impact would result, nor would 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 (f) Would the project otherwise substantially degrade water quality? 

As identified in the THSP SEIR, with mitigation, implementation of the THSP would have a less than 
significant impact on degradation of water quality. As discussed above in Threshold (e), with 
implementation of Mitigation Measures HYDRL 4.9-1a, 4.9-1b, 4.9-2, and 4.9-3, implementation of the 
THSP would not substantially degrade water quality. 

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

See Mitigation Measures HYDRL 4.9-1a, 4.9-1b, 4.9-2 and 4.9-3 above. 

The proposed Project would have the potential to degrade water quality through erosion or siltation from 
construction and operation activities. The proposed Project would have less developable acres compared 
to what was previously analyzed in the THSP SEIR; a decrease in developable acres would result in a lower 
potential to degrade water quality than previously analyzed in the THSP SEIR. With implementation of the 
above mitigation measures, the proposed Project’s impact on water quality would be less than significant. 
This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would result, nor 
would 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 (g) Would the project place housing within a 100-year flood hazard area as mapped on a 
federal Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

The THSP SEIR identified that the THSP Area is located in 100-year and 500-year floodplains areas 
associated with Corral Hollow Creek (FEMA Flood Insurance Rate Map (FIRM) Panel No. 06077C0740F for 
San Joaquin County, California and Incorporated Areas dated October 16, 2009). However, as identified 
in the THSP SEIR, there are no residential uses proposed within the 100-year and 500-year floodplains. 
Thus, the THSP SEIR identified that no impact would occur.   

While Figure 4.9-3A and Figure 4.9-3B of the THSP SEIR mapped the Project site as being partially within 
the 100-year and 500-year floodplain areas, FEMA has since issued a Letter of Map Amendment clarifying 
that the Project site is n o t  located in an area “inundated by the flood having a 1-percent chance of 
being equaled or exceeded in any given year”6. As such, the Project site is not located within the 100-
year floodplain and there would be no impact associated with placing housing within a 100-year flood 
hazard area. No new specific impact would result, nor would 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. 

6 FEMA Letter of Map Amendment. Case No 20-09-0208A. January 10, 2020. 
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Threshold (h) Would the project place structures within a 100-year flood hazard area, which would 
impede or redirect flood flows? 

As identified in the THSP SEIR, the majority of the development within the THSP Area would be located 
outside of the 100-year floodplain and therefore, the floodplain would not impact development. However, 
as described above, a small portion of the THSP was mapped in the THSP SEIR as being located in 100-year 
and 500-year floodplains for Corral Hollow Creek. The easternmost edge of the THSP Area where General 
Highway Commercial land uses  encroach into approximately 2.2 acres of the 500-year flood elevation 
and 0.1 acres of the 100-year flood elevation. Depending on the ground at the proposed building locations, 
development within this area may need to elevate building finished floors a minimum of 1 foot above the 
100-year flood elevation for Corral Hollow Creek, and possibly, meet the requirements to withstand a 200-
year flood per the Urban Level of Flood Protection (ULOP) Criteria. Senate Bill 5 establishes a requirement 
that “urban areas” and “urbanizing areas” apply a 200-year return period storm level of protection 
standard to new development in locations meeting certain criteria no later than 36 months after the 
Central Valley Flood Protection Plan is adopted by the State. Additionally, the City’s Storm Drain 
Management Plan has been designated to accommodate the 100-year flood event in accordance with City 
design standards. With implementation of Mitigation Measure HYDRL 4.9-4 in the THSP SEIR, potential 
impacts associated with placing structures within the 100-year floodplain were found to be less than 
significant. 

While Figure 4.9-3A and Figure 4.9-3B of the THSP SEIR mapped the Project site as being partially within 
the 100-year and 500-year floodplain areas, FEMA has since issued a Letter of Map Amendment clarifying 
that the Project site is located in an area “inundated by the flood having a 1-percent chance of being 
equaled or exceeded in any given year”7. As such, the Project site is not located within the 100-year 
floodplain and there would be no impact associated with placing structures within a 100-year flood hazard 
area. No new specific impact would result, nor would 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 (i) Would the project expose people or structures to a significant risk of loss, injury or 
death involving flooding, including flooding as a result of the failure of a levee or dam? 

As identified in the THSP SEIR, the THSP is not located within the dam inundation risk areas. As a result, 
no impacts would occur as a result of the failure of a levee or dam. Because the proposed Project would 
be within the same footprint as previously analyzed in the THSP,  there would be no impact and no further 
analysis is required. 

Threshold (j) Would the project result in inundation by seiche, tsunami or mudflow? 

As identified in the THSP SEIR, the THSP is located inland across several mountain ranges from the Pacific 
Ocean and is not downstream of any significant body of water. Therefore, there is no risk of exposure to 
inundation by seiche or tsunami and no impact would occur. Because implementation of the proposed 

                                              
7 FEMA Letter of Map Amendment. Case No 20-09-0208A. January 10, 2020.  
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Project would be still be located within the same footprint of the THSP Area, the proposed Project would 
not result in inundation by seiche, tsunami or mudflow. Similar to the THSP, there would be no impact 
and no further analysis is required. 

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new hydrological impact to occur, nor an 
increase in the severity of a hydrological 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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XI. LAND USE AND PLANNING 

WOULD THE PROJECT: 

Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

Would the project:      

a. Physically divide an established community?        

b. Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the 
project (including, but not limited to the general plan, 
specific plan, local coastal program, or zoning 
ordinance) adopted for the purpose of avoiding or 
mitigating an environmental effect? 

        

c. Conflict with any applicable habitat conservation plan 
or natural community conservation plan?         

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a)  Would the project physically divide an established community? 

As identified in the THSP SEIR, implementation of the THSP Area would not have the potential to divide 
an established community. While new development, improvements, and intensification of the THSP Area 
would occur under the THSP, implementation of the THSP would not physically divide an established 
community and impacts would be less than significant. 

Currently the Project site has a General Plan designation of Commercial and the surrounding land uses 
immediate to the east of the Project site are also designated as Commercial. The Project site and 
surrounding areas are currently characterized by undeveloped land. The proposed Project would convert 
the undeveloped land to urbanized development. Because the project site is currently vacant and does 
not have any established communities on site, implementation of the proposed Project would not 
physically divide an established community. Thus, impacts would be less than significant. This is consistent 
with the impact conclusions of the THSP SEIR. No new specific impact would result, nor would 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 (b) Would the project conflict with any applicable land use plan, policy, or regulation of an 
agency with jurisdiction over the project (including, but not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an 
environmental effect? 

As identified in the previously certified EIR for the THSP, implementation of the THSP Area would not 
conflict with land use plans, policies, or regulations. Implementation of the previously approved THSP 
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required a General Plan Amendment to amend the General Plan Land Use Map to reflect the proposed 
land use changes identified in Figure 3-3 of the THSP SEIR. As determined in the THSP SEIR, impacts related 
to the consistency with the General Plan were found to be less than significant. As determined in the THSP 
SEIR, zoning districts identified in the THSP Area were determined to be consistent with the City’s zoning. 
As a result, impacts would be less than significant. As discussed in Section VIII, Hazards and Hazardous 
Materials of the THSP SEIR, a portion of the northeast corner of the THSP Area is located  within the Tracy 
Municipal Airport, Traffic Pattern Zone 7 in the 2009 San Joaquin ALUCP as shown in Figure 4.10-2 of the 
THSP SEIR. With implementation of Mitigation Measure LU-4.10-1, potential impacts regarding 
compatibility with the existing land use plans and policies to a less- than- significant level by ensuring that 
tentative and final maps comply with 2009 ALUCP. 

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

Mitigation Measure LU 4.10-1: All tentative and final maps within the THSP shall conform to the 
provisions of the 2009 ALUCP (or the ALUCP in effect at the time of Project Applicant submissions), 
including but not limited to: 

o Land use restrictions of the ALUCP; 

o All proposed school sites within a 2 mile radius of the airport runway must obtain 
approval by the State Department of Transportation Division of Aeronautics. [This is 
Mitigation Measure 4.10-1 in the THSP SEIR] 

 
The previously approved THSP is consistent with the Tracy General Plan designation of THSP area such 
that the mix of proposed land uses are consistent with the statistical profile evaluated in the General Plan. 
Overall, the proposed Project is consistent with the underlying land use and zoning designations that have 
been included in local and regional planning efforts. As shown in Table 1: Land Use Plan Buildout (2035), 
the proposed Project would have less developable acres compared to what was previously analyzed in 
the THSP SEIR. The proposed Project would allow up to 25.7 developable acres of residential uses. 
Previously analyzed in the THSP SEIR was 30.4 developable acres of commercial uses within the Project 
site, therefore the proposed Project has a decrease of 4.7 developable acres compared to the THSP. Under 
the General Highway Commercial Zoning District, there are no requirements for development standards 
except a maximum building height of 45 feet. Under the Medium Density Residential (MDR) Zoning 
District, there is a maximum building height of 35 feet. Given that the maximum allowable building height 
in the MDR Zoning District is less than that of the General Highway Commercial Zoning District, and the 
proposed Project would result in a total of 4.7 fewer developable acres than the THSP, land uses would 
not be more intense than those considered for the Project site in the THSP. Further, the number of people 
utilizing the Project site daily would be less intense than previously considered in the THSP SEIR. The 
vehicle trips generated by the proposed Project would be less than considered in the THSP because the 
land uses that would otherwise be generating jobs and commercial visitors would be replaced by 
residential housing units. Compared to the THSP, the proposed Project would result in an overall daily 
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a.m. peak hour decrease of approximately 1,059 trips, and an overall daily p.m. peak hour trips decrease 
of approximately 1,919 trips (see Section XV, Transportation). 

As identified in Figure 4.10-2 of the THSP SEIR, the Project site would be within the San Joaquin ALUCP 
Traffic Pattern Zone 7 and Airport Influence Area Zone 8. The THSP SEIR includes a list of conditions that 
are applicable to the Project because the project site is within the Traffic Pattern Zone 7 (See Section VIII, 
Hazards and Hazardous Materials). The Project would not conflict with conditions in Traffic Pattern Zone 
7 because the Project would have less intense land uses than what was previously analyzed in the THSP 
SEIR. With implementation of the above mitigation measure, the proposed Project’s impact on land use 
plans, policies, or regulations would be less than significant. This is consistent with the impact conclusions 
of the THSP SEIR. No new specific impact would result, nor would 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 (c) Would the project conflict with any applicable habitat conservation plan or natural 
community conservation plan? 

As identified in the THSP SEIR, implementation of the THSP Area would not conflict with any habitat 
conservation plan or natural community conservation plans. The THSP is located within the Southwest 
Zone and Central/Southwest Transition Zone designated by the SJMSCP. Specifically, Phase 1 of the THSP 
is located in the Central/Southwest Transition Zone and the area west of I-580 is located in the Southwest 
Zone. By participating in the SJMSCP, applicants would be required to comply with all relevant conditions 
of the use agreement, including the Incidental Take Minimization Measures defined in Section 5.2 of the 
SJMSCP. With implementation of Mitigation Measure BIO 4.4-1h, 4.4-1j, 4.4-1m, and 4.4-4a no impact 
relative to inconsistency with habitat conservation plans would occur.  

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

Refer to Mitigation Measure BIO 4.4-1h, 4.4-1j, 4.4-1m, and 4.4-4a in Section IV, Biological 
Resources.  

Because the Project site is within the same footprint of the THSP and within the SJMSCP, the proposed 
Project would have the potential to conflict with the SJMCP. With implementation of the above mitigation 
measures, the proposed Project’s impact with the SJMCP would be less than significant. This is consistent 
with the impact conclusions of the THSP SEIR. No new specific impact would result, nor would 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. 

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new land use impact to occur, nor an increase 
in the severity of a land use 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 
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new cumulative impact to occur, nor an increase in the severity of a cumulative impact previously 
disclosed. 
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XII. MINERAL RESOURCES 

WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Result in the loss of availability of a known mineral 
resource that would be of value to the region and 
the residents of the state? 

     

b. Result in the loss of availability of a locally- 
important mineral resource recovery site delineated 
on a local general plan, specific plan or other land 
use plan? 

     

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Would the project result in the loss of availability of a known mineral resource that would 
be of value to the region and the residents of the state? 

The main mineral resources found in San Joaquin County, and Tracy are sand and gravel (aggregate), which 
are primarily used for construction materials like asphalt and concrete. The City of Tracy has an adopted 
Aggregate Mining Overlay zone, which has been approved by the State Division of Mines and Geology 
(Resolution 2000-12 of State Division of Mines and Geology). In order to protect aggregate land and 
mitigate conflicts between mining activities and urban uses, the 2011 Tracy General Plan designates lands 
with production quality mineral reserves as Aggregate in the southern portion of Tracy. Of the area 
classified by the State Division of Mines and Geology as having potentially significant mineral deposits, 
the City has designated the bulk of this area as Aggregate in the 2011 General Plan. Some additional areas 
identified as having potentially significant aggregate deposits are designated as Industrial in the General 
Plan. The City and State have agreed to protect identified areas south of Linne Road for aggregate uses 
and allow for urban development north of Linne Road (much of which has already occurred). 

There is a small aggregate area south of the California Aqueduct, along Corral Hollow Road that is within 
the THSP Area. Impacts to mineral resources within the THSP Area was determined to be less than 
significant in the 2011 General Plan EIR.  

Within the Project site, the proposed Project would result in a net increase of medium density residential 
units and open space uses and a net decrease of commercial uses, as compared to the THSP (See Table 1: 
Land Use Plan Buildout). The Project site is located inside of the small aggregate area identified in the 
THSP SEIR; however, the Project would not expand the boundaries of development beyond those 
considered in the THSP. Thus, the proposed Project would not have the potential for new impacts to 
mineral resources and impacts in regards to the loss of availability of a known mineral resource would be 
considered less than significant. This is consistent with the impact conclusions of the THSP SEIR. No new 
specific impact would result, nor would the impact previously identified be any more severe as a result of 
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the proposed Project. Therefore, the proposed Project would be consistent with the effects of 
implementation of the THSP. 

Threshold (b) Would the project result in the loss of availability of a locally- important mineral resource 
recovery site delineated on a local general plan, specific plan or other land use plan? 

The THSP Area has not been used for mineral resource recovery and is not delineated as a mineral 
resource recovery site on any land use plans. As the Project site is not currently used (or planned for use) 
as a mineral resource recovery site, no impacts to mineral resources would occur. This is consistent with 
the impact conclusions of the THSP SEIR. No new specific impact would result and no further analysis is 
required. 

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new mineral impact to occur, nor an increase 
in the severity of a mineral impact previously disclosed in the THSP SEIR. 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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XIII. NOISE 

WOULD THE PROJECT: 

Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Exposure of persons to or generation of noise levels in 
excess of standards established in the local general 
plan or noise ordinance, or applicable standards of 
other agencies? 

     

b. Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels?      

c. A substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing 
without the project? 

     

d. A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

     

e. For a project located within an airport land use plan 
or, where such a plan has not been adopted, within 
two miles of a public airport or public use airport, 
would the project expose people residing or working 
in the project area to excessive noise levels? 

     

f. For a project within the vicinity of a private airstrip, 
would the project expose people residing or working 
in the project area to excessive noise levels? 

     

RESPONSES TO CHECKLIST QUESTIONS 

A noise impact analysis was performed for the previously certified THSP SEIR to evaluate the potential for 
noise and vibration impacts resulting from Specific Plan implementation. The results and findings as they 
apply to the proposed Project are summarized herein.  

Noise sources in the THSP area consist of vehicular traffic on nearby roadways, including I-580, Lammers 
Road, Corral Hollow Road, Linne Road, Tracy Boulevard, and Eleventh Street. According to the THSP SEIR, 
on-site noise levels were measured on March 30, 2013 to document noise levels at the existing land uses. 
Noise levels were based on readings at two Long-Term Locations and four Short Term Locations, which 
included four locations on roadways near the Phase 1a area.  The noise environment of the proposed 
Project site is dominated by traffic along Interstate 580 and Corral Hollow Road.  

Because the land uses included in the proposed Project are less intense than those considered for the 
Project site in the THSP, noise sources generated by the proposed Project would also be similar and 
include sources such as, vehicle traffic, emergency generators, trash compactors, and rooftop mechanical 
equipment.  
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Threshold (a) Exposure of persons to or generation of noise levels in excess of standards established in 
the local general plan or noise ordinance, or applicable standards of other agencies? 

According to the THSP SEIR, future mobile traffic noise levels generated along heavily-traveled roadways 
may result in potentially significant impacts for existing sensitive receptors and future buildings in the 
Specific Plan Area; 8 refer to Section XII (c) below.  THSP SEIR Mitigation Measures NOI 4.11-1; 4.11-3a; 
4.11-3b; 4.11-3c; 4.11-3d; and 4.11-3e and adherence to Municipal Code requirements would lessen 
stationary noise impacts to less than significant.  

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

Mitigation Measure NOI 4.11-1: Prior to the issuance of demolition permits or ground disturbing 
activities (whichever occurs first), the Contractor shall demonstrate to the satisfaction of the City 
of Tracy Engineering and Building Divisions that the Project complies with the following: 

• Construction contracts specify that all construction equipment, fixed or mobile, shall be 
equipped with properly operating and maintained mufflers and other state required noise 
attenuation devices. 

• Property occupants located adjacent to the Project boundary shall be sent a notice, at least 15 
days prior to commencement of construction of each phase, regarding the construction 
schedule of the Project. A sign, legible at a distance of 50 feet shall also be posted at the Project 
construction site. All notices and signs shall be reviewed and approved by the City of Tracy 
Planning Division prior to mailing or posting and shall indicate the dates and duration of 
construction activities, as well as provide a contact name and a telephone number where 
residents can inquire about the construction process and register complaints. 

• The Contractor shall provide evidence that a construction staff member would be designated 
as a Noise Disturbance Coordinator and would be present on-site during construction 
activities. The Noise Disturbance Coordinator shall be responsible for responding to any local 
complaints about construction noise. When a complaint is received, the Noise Disturbance 
Coordinator shall notify the City within 24-hours of the complaint and determine the cause of 
the noise complaint (e.g., starting too early, bad muffler, etc.) and shall implement reasonable 
measures to resolve the complaint, as deemed acceptable by the Planning Division. All notices 
that are sent to residential units immediately surrounding the construction site and all signs 
posted at the construction site shall include the contact name and the telephone number for 
the Noise Disturbance Coordinator. 

• During construction, stationary construction equipment shall be placed such that emitted 
noise is directed away from sensitive noise receivers. 

                                              
8 THSP Draft EIR, page 4.11-22. 
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• Construction activities shall occur between the hours of 7:00 AM and 10:00 PM daily pursuant 
to Section 9.12.030 and Section 4.12.820 of the Tracy Municipal Code. [This is Mitigation 
Measure 4.11-1 in the THSP SEIR] 

Mitigation Measure NOI 4.11-3a: Prior to issuance of any Building Permit, the Project applicant 
shall demonstrate, to the satisfaction of the City of Tracy, compliance with the following:  

• To the extent possible, all mechanical equipment shall be oriented away from the nearest 
noise sensitive receptors; and 

• All mechanical equipment shall be screened and enclosed to minimize noise or the equipment 
shall be factory rated at a noise level that would comply with the noise limits set forth in the 
City’s Municipal Code. [This is Mitigation Measure 4.11-3a in the THSP SEIR] 

Mitigation Measure NOI 4.11-3b: Where a commercial zone abuts a residential zone or residential 
use, all deliveries of goods and supplies; trash pick-up (including the use of parking lot trash 
sweepers); and the operation of machinery or mechanical equipment which emits noise levels in 
excess of 65 dBA, as measured from the closest property line to the equipment, shall only be 
allowed between the hours of 7:00 AM and 10:00 PM, unless otherwise specified in an approved 
conditional use permit or other discretionary approval. [This is Mitigation Measure 4.11-3b in the 
THSP SEIR] 

Mitigation Measure NOI 4.11-3c: All feasible sound attenuation shall be incorporated into the 
parking areas (i.e., landscaping and brushed driving surfaces), such that noise from parking area 
has been minimized to the greatest extent practicable such that parking lot noise would not exceed 
the standards indicated in Tracy Municipal Code Section 4.12.750 (General Sound Level Limits).  
[This is Mitigation Measure 4.11-3c in the THSP SEIR] 

Mitigation Measure NOI 4.11-3d: Prior to the issuance of Building Permits, any residential 
development within 2,040 feet of the I-580 centerline shall be designed in compliance with the 
California Building Code (CBC) and an Acoustical Noise Analysis shall be prepared to ensure that 
the City of Tracy’s exterior and interior noise level standards defined in General Plan Figure 9-3, 
Land Use Compatibility for Community Noise Environment, are met at all residential, commercial, 
and recreational land uses. The analysis shall verify that residences are adequately shielded and/or 
located at an adequate distance from mobile noise sources. Residential buildings or structures 
shall be designed to ensure interior noise levels do not exceed 45 dBA. In addition, individual 
developments shall, to the extent feasible, implement site-planning techniques such as the 
following:  

• Increasing the distance between the noise source and the receiver; 

• Using non-noise sensitive structures such as garages to shield noise-sensitive areas; 

• Orienting buildings to shield outdoor spaces from a noise source; 
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• Incorporating architectural design strategies, which reduce the exposure of noise-sensitive 
spaces to stationary noise sources (i.e., placing bedrooms or balconies on the side of the house 
facing away from noise sources). These design strategies shall be implemented as required by 
the City to comply with City noise standards; 

• Incorporating noise barriers, walls, or other sound attenuation techniques, as required by the 
City to comply with City noise standards; and 

• Modifying elements of building construction (i.e., walls, roof, ceiling, windows, and other 
penetrations), as necessary to provide sound attenuation. This may include sealing windows, 
installing thicker or double-glazed windows, locating doors on the opposite side of a building 
from the noise source, or installing solid-core doors equipped with appropriate acoustical 
gaskets. [This is Mitigation Measure 4.11-3d in the THSP SEIR] 

Mitigation Measure NOI 4.11-3e: Prior to the issuance of Grading Permits, any residential 
development associated with the THSP Buildout (i.e., development other than Phase 1a) located 
within 260 feet of the Union Pacific Railroad corridor shall have an Acoustical Analysis prepared 
to fully analyze acoustical impacts and develop measures, if required, to ensure that the City’s 
exterior standards of 70 dBA would be achieved for the proposed land uses that are subject to 
noise from train pass-bys. The analysis shall conduct detailed train noise modeling to verify that 
residences are adequately shielded and/or located at an adequate distance from the rail corridor 
to comply with the City’s exterior standards. The analysis shall also ensure that interior noise levels 
do not exceed 45 dBA. [This is Mitigation Measure 4.11-3e in the THSP SEIR] 

The proposed Project area consists of the majority of the area north of the I-580 and east of Corral Hollow 
Road in the THSP. The nearest sensitive receptor is located approximately 575 feet north of the Project 
site. At this distance, construction and operational noise levels would remain low. Given that the Project 
has proposed less intense land uses, stationary noise impacts would be less than the stationary noise 
impacts analyzed in the THSP SEIR. With implementation of the above mitigation measures, impacts to 
noise levels would not be altered any greater than what was previously analyzed and remain less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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 (b) Exposure of persons to or generation of excessive groundborne vibration or 
groundborne noise levels? 

According to the THSP SEIR, neither the City of Tracy nor the County of San Joaquin establishes thresholds 
for excessive vibration. Therefore, the United States Department of Transportation (Federal Transit 
Administration [FTA]) criteria of 2.0 inch-per-second PPV for the evaluation of potential human annoyance 
and potential for structural damage to result from vibration is used.  

Construction of the proposed buildings has the potential to produce short-term construction vibration 
effects and operational vibration as a result of proposed Project’s traffic and mechanical equipment 
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operations.  Construction of the proposed Project would generate short-term construction vibration 
during site preparation and construction of the buildings, paving and related activities. Vibration from 
construction activities rarely reaches the levels that can damage structures, but groundborne vibration 
and noise can reach perceptible and audible levels in buildings that are very close to the construction site. 
Even with vibration reduction measures, such as use of vibration attenuating construction equipment 
(static rollers) and discretionary scheduling of the noisiest construction activities, groundborne vibration 
from construction within the Specific Plan Area when in close proximity to sensitive receptors would be a 
potentially significant impact relative to perception and annoyance.  

With respect to the proposed Project, short-term construction vibration impacts could result at adjacent 
sensitive receptors (residential uses) in the THSP Area.  Vibration effects would be reduced by a 
combination of appropriate equipment and process selection, as well as implementation of proper 
administrative controls (refer to Mitigation Measure NOI 4.11-1 above).  Even with these vibration 
reduction approaches, it is still possible that individual, site-specific developments could exceed either 
the annoyance threshold and/or the architectural damage threshold.  This potential situation would be 
exacerbated with the use of standard pile driving techniques.  As such, groundborne vibration from 
construction could result in a potentially significant impact with respect to perception or architectural 
damage.  The proposed Project would also implement best practices for construction activities (as 
specified in Mitigation Measure NOI 4.11-1), which would reduce groundborne noise and vibration from 
construction.   

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

See Mitigation Measure NOI 4.11-1 above.   

With implementation of the above mitigation measure, construction vibration levels as a result of 
construction for the proposed Project construction would be less than significant. This is consistent with 
the impact conclusions of the THSP SEIR. No new specific impact would result, nor would 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 (c) Would the project result in a substantial permanent increase in ambient noise levels in 
the project vicinity above levels existing without the project? 

As discussed in the previously certified THSP SEIR, Specific Plan implementation would cause a substantial 
noise increase to most nearby roadways within and in close proximity to the Specific Plan limits during 
Long Range Plus THSP Buildout Conditions. 9  The Specific Plan impact was identified as significant and 
unavoidable. According to the THSP SEIR, impacts would occur on off-site roadways where it is infeasible 
to implement mitigation measures. Therefore, impacts to off-site uses from traffic noise remain significant 
and unavoidable. The proposed Project would include land uses that are developmentally less intense 
than those analyzed in the THSP SEIR.  While the Tracy Hills Specific Plan Amendment for Phase KT Project 

                                              
9 THSP Draft EIR, page 4.11-22.  
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- Transportation Consistency Analysis Memo (2019) found a decrease of 1,059 a.m. peak hour trips and a 
decrease of 1.919 p.m. peak hour trips compared to the THSP. Similar to the THSP, mitigation measures 
would not be feasible to apply on off-site roadways and the proposed Project would also result in a 
significant and unavoidable impact related to future mobile traffic noise. 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.     

The previously approved THSP SEIR evaluated stationary source noise impacts such as mechanical 
equipment, slow moving delivery/supply trucks, activities at the loading docks, parking lots, landscape 
maintenance, and outdoor pools. As the THSP is primarily vacant, the previously approved EIR found new 
noise sources would be introduced as a result of the proposed Project and THSP buildout. However, THSP 
SEIR mitigation measures 4.11-3a; 4.11-3b; 4.11-3c; 4.11-3d; 4.11-3e and adherence to Municipal Code 
requirements would lessen impacts to less than significant. Given that off-site effects cannot be mitigated, 
this impact would remain significant and unavoidable overall. However, as the Project proposes a 
reduction in commercial uses, there would be an incremental reduction to this impact.  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 (d) Would the project result in a substantial temporary or periodic increase in ambient 
noise levels in the project vicinity above levels existing without the project? 

Noise emissions from construction of the proposed Project would be localized and occur intermittently 
for varying periods of time.  The highest construction noise levels associated with construction would be 
generated during grading, excavation, and foundation work, with lower noise levels occurring during 
building construction and finishing.  According to the THSP EIR, potentially significant impacts from 
construction noise could occur with Specific Plan implementation.  The Project is proposing less intense 
building development compared with the THSP. Construction of the proposed Project would include 
similar construction equipment and schedule than previously analyzed in the THSP EIR.  Therefore, 
notable temporary sound level increases would not be greater than previously evaluated.  

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

See Mitigation Measure NOI 4.11-1 above.   

With implementation of the above mitigation measure, the proposed Project would reduce the potential 
for a substantial temporary or periodic increase in ambient noise levels to occur by requiring the 
preparation of a Construction Noise Management Plan. With mitigation, the impact is less than significant.  
This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would result, nor 
would 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. 
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Threshold (e)  For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project expose people 
residing or working in the project area to excessive noise levels? 

According to the THSP SEIR, the THSP Area is located approximately 0.22 miles west of the Tracy Municipal 
Airport. The Project site is located approximately 0.5 miles southwest of the Tracy Municipal Airport. 
According to the San Joaquin County Airport Land Use Compatibility Plan Update (ALUCP) the airport has 
approximately 59,701 operations, primarily performed by single engine piston aircrafts involved in flight 
training. The Project site not located within any CNEL Airport Noise Contours. Therefore, the proposed 
Project would not expose persons residing or working in the proposed Project area to excessive airport 
related noise levels and no impact would occur. No further analysis is required.    

Threshold (f) For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 

According to the THSP SEIR, the THSP Area is not located within two miles of a private airstrip.  Therefore, 
the proposed Project is not located within a distance of two miles from a private airstrip.  Due to the 
distance separation, the proposed Project would not expose persons to excessive airport-related noise 
levels. Similar to the THSP, there would be no impact and no further analysis is required.  

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new noise impact to occur, nor an increase 
in the severity of a noise 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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XIV. POPULATION AND HOUSING 

WOULD THE PROJECT: 

Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Induce substantial population growth in an area, 
either directly (for example, by proposing new homes 
and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 

     

b. Displace substantial numbers of existing housing, 
necessitating the construction of replacement 
housing elsewhere? 

     

c. Displace substantial numbers of people, necessitating 
the construction of replacement housing elsewhere?      

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a) Would the project induce substantial population growth in an area, either directly (for 
example, by proposing new homes and businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

As identified in the previously certified EIR prepared for the THSP, the THSP would include construction 
of new residential areas. The THSP SEIR found that buildout of the THSP would not exceed the maximum 
dwelling units or non-residential square footage already anticipated in the certified 2011 General Plan EIR 
for the THSP Area. The General Plan EIR did not find any significant impacts related to population, 
employment or housing, thus implementation of the THSP would not induce population growth, which 
has not already been anticipated in the 2011 General Plan EIR. The THSP EIR determined that 
displacement of the five existing houses in the THSP Area would not substantiate the need for 
construction of replacement housing. As a result, the THSP SEIR found impacts related to population and 
housing would be less-than-significant. 

As shown in Table 1, buildout of the THSP Area projected 5,499 dwelling units for the buildout of THSP 
from residential uses. Using a multiplier of 3.27 persons per household (pph), approximately 17,981 
residents were projected for the buildout of the THSP. 10 As shown in Table 1 and Table 4.13-18a, Project 
Buildout (Post 2035) Trip Generation of the THSP SEIR, approximately 1,751 employees were projected 
for the buildout of the THSP from commercial land uses.  

Within the Project site, the proposed Project would result in a net increase of medium density residential 
units and open space uses and a net decrease of commercial uses, as compared to the THSP (See Table 1: 

                                              
10 The THSP SEIR had determined the THSP does not exceed the maximum dwelling units or non-residential square footage already 
anticipated in the certified 2011 General Plan EIR for the THSP Area. The City of Tracy 2011 General Plan EIR used a multiplier of 
3.27 pph based on the 2008 Department of Finance estimate to determine total buildout of the City. Thus, for the purposes of this 
analysis, a multiplier of 3.27 pph is used to determine buildout of the THSP.  
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Land Use Plan Buildout).  The proposed Project would result in the increase of 21.3 acres of residential 
use and 5.6 acres of open space uses and decrease 26.9 acres of commercial land uses [see Table 1, Land 
Use Buildout (2035)]. The addition of medium density residential uses on the Project site would result in 
an additional 191 dwelling units on the Project site. As a result of the proposed Project, the THSP Area 
would have a total of 5,690 dwelling units at buildout, as compared to 5,499 dwelling units considered in 
the THSP SEIR. This would be an increase of 3.5 percent in comparison to the dwelling units considered in 
the THSP SEIR.   

Consistent with the THSP SEIR assumptions of 3.27 persons per household (pph), implementation of the 
proposed Project would result in an increase of 62511 new residents in the THSP Area from what was 
previously determined in the THSP SEIR. This would result in an increase of 3.5 percent, a total of 18,606 
residents at buildout of the THSP as compared to the 17,981 residents assumed in the THSP SEIR.  

Based on the employee per square feet of building space assumed in Table 4.13-18a, Project Buildout 
(Post 2035) Trip Generation of the THSP SEIR, implementation of the proposed Project would result in a 
decrease of commercial land uses. This would equate to a decrease of 461 employees in the THSP Area 
from what was previously determined in the THSP SEIR. As shown in Table 3: Comparison of Employee 
Projections. This would result in a total of 1,290 employees from commercial uses at buildout of the THSP 
as compared to the 1,751 employees from commercial uses assumed in the THSP SEIR. Implementation 
of the proposed Project would increase the number of residents on the Project site, but decrease the 
number of jobs projected for buildout of the THSP due to the decrease of commercial uses, which are land 
uses that typically provide job growth. As a result, the job- housing ratio would result in more housing and 
less jobs than previously identified in the THSP SEIR.  

Table 3: Comparison of Employee Projections  

Land Use 
Employee 

per SF 

THSP Proposed Project 
Difference Between 
THSP and Proposed 

Project 

SF 
# 

employee 
SF 

# 
employee 

SF 
# 

employee 

Commercial 0.00231 758,944 1,751 493,186 1,290 -559,092 -461 
 

The 2011 General Plan EIR determined total buildout of the General Plan would result in approximately 
151,500 people and 46,800 housing units. 12 The City has a Growth Management Ordinance (GMO) that 
limits residential permits to an average of 600 units per year, a maximum of 750 units in any single year. 
This is intended to meet the goals and policies of the General Plan, including concentrated growth, and 
infill development. The City’s GMO would help to reduce the potential impacts from future development 
by managing growth in a manner that is commensurate with available services and utilities. Residential 
growth under the General Plan was determined to be limited by the GMO in the 2011 General Plan EIR. 
                                              
11 The City of Tracy 2011 General Plan EIR (page 3-41) used a multiplier of 3.27 persons per household (pph) based on the 2008 Department of 
Finance estimate to determine total buildout. The project number of new residents was determined by multiplying 709 dwelling units x 3.27 
pph = 2,318 people  
12 City of Tracy 2011 General Plan EIR, page 4.2-13 
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The GMO would allow for 600 building permits per year between 2013 and 2025. The additional 191 
dwelling units associated with implementation of the proposed Project would be within the maximum of 
750 units allowed by the GMO. Therefore, growth associated with the Project would not exceed the 
growth planned for the THSP Area in the 2011 General Plan. This is consistent with the impact conclusion 
of the THSP EIR. No new specific impact would result, nor would 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 (b) Would the project displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere? 

Threshold (c) Would the project displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere? 

As determined in the previously certified EIR for the THSP, five single-family homes would likely be 
demolished and replaced with new single family and multi-family homes. Since the THSP includes the 
construction of new residential areas, the displacement of the five existing houses would not substantiate 
the need for construction of replacement housing. Therefore, impacts related to population and housing 
were determined to be less than significant. 

Development of the proposed Project would occur on currently undeveloped land. Thus, impact would be 
less than significant.  This is consistent with the impact conclusions of the THSP SEIR. No new specific 
impact would result, nor would 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.   

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new population and housing impact to occur, 
nor an increase in the severity of a population and housing 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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XV.  PUBLIC SERVICES, RECREATION, AND UTILITIES 

WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Would the project result in substantial adverse 
physical impacts associated with the provision of new 
or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the 
construction of which could cause significant 
environmental impacts, in order to maintain 
acceptable service ratios, response times or other 
performance objectives for any of the public services: 

     

i. Fire protection?            

ii. Police protection?            

iii. Schools?            

iv. Parks?            

v. Other public facilities?            

b. Would the project increase the use of existing 
neighborhood and regional parks or other 
recreational facilities such that substantial physical 
deterioration of the facility would occur or be 
accelerated? 

           

c. Does the project include recreational facilities or 
require the construction or expansion of recreational 
facilities which might have an adverse physical effect 
on the environment? 

           

d. Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board? 

           

e. Require or result in the construction of new water or 
wastewater treatment facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

           

f. Require or result in the construction of new storm 
water drainage facilities or expansion of existing 
facilities, the construction of which could cause 
significant environmental effects? 

           

g. Have sufficient water supplies available to serve the 
project from existing entitlements and resources, or 
are new or expanded entitlements needed? 
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WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

h. Result in a determination by the wastewater 
treatment provider which serves or may serve the 
project that it has adequate capacity to serve the 
project’s projected demand in addition to the 
provider’s existing commitments? 

           

i. Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid waste 
disposal needs? 

           

j. Comply with federal, state, and local statutes and 
regulations related to solid waste?            

RESPONSES TO CHECKLIST QUESTIONS 

Threshold (a)  Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental impacts, in 
order to maintain acceptable service ratios, response times or other performance objectives for any of 
the public services? 

 i. Fire Protection 

The THSP SEIR identified that development of the THSP would include two fire stations within the THSP 
Area, which would be adequately equipped to provide fire services for the buildout of the THSP once 
implemented13. As determined in the THSP SEIR, buildout of the THSP would not exceed the City’s planned 
growth level, additional service population was already accounted for in the Citywide Public Safety Master 
Plan and would not require additional fire protection facilities beyond what has been planned. 
Additionally, all project applicants of individual projects within the THSP Area would be required to pay a 
fair and equitable amount to the City’s Public Buildings impact fee to offset the capital costs for fire 
protection and emergency service facilities. As a result, development within the THSP Project Area would 
not exceed the maximum dwelling units or non-residential square footage approved in 2016, or the 
maximum dwelling units square footage contemplated by the City’s General Plan. Fire protection needs 
would not be altered by implementation of the THSP with implementation of Mitigation Measures PSR 

                                              
13 Subsequently, the City of Tracy Fire Department determined, Standards of Response Coverage report, that only one fire station 
would be needed to serve the THSP Area. Personal communication with Fire Chief Randy Bradley on January 28, 2020.  
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4.12-1 and 4.12-3. Implementation of Mitigation Measures PSR 4.12-1 and 4.12-3 would reduce potential 
impacts on fire protection to a less than significant level. 

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

Mitigation Measure PSR 4.12-1: As part of the application process for each individual 
development under the Specific Plan, the Project applicant shall be required to pay the applicable 
development impact fees. [This is Mitigation Measure 4.12-1 in the THSP SEIR] 

Mitigation Measure PSR 4.12-3: As determined by the Fire Chief and in accordance with adopted 
standards of coverage Prior to final inspection or certificate of occupancy for the 289th house 
within Tracy Hills, a fire station and all related equipment shall be constructed and operational in 
Phase 1A to serve Tracy Hills in accordance with the Citywide Public Safety Master Plan.  Additional 
station(s) shall subsequently be constructed and operational, the design of which shall be in 
accordance with the Citywide Public Safety Master Plan, and adopted standards of coverage, to 
the satisfaction of the Fire Chief. [This is Mitigation Measure 4.12-3 in the THSP SEIR] 

Implementation of the proposed Project would increase population growth in the THSP Area by proposing 
an increase of 191 dwelling units compared to the THSP SEIR. As discussed above, the increase of 191 
dwelling units from implementation of the proposed Project would result in 625 new residents that were 
not considered in the THSP SEIR. However, the THSP SEIR assumed the Project site would be developed 
with commercial uses, which would also create demand on fire services. The THSP SIER assumed that two 
fire stations within the THSP Area would be constructed. Implementation of the proposed Project would 
increase the number of residents on the Project site, but decrease the number of jobs projected for 
buildout of the THSP due to the decrease of commercial uses, which are land uses that typically provide 
job growth. As a result, the Project would result in more housing and less jobs than previously identified 
in the THSP SEIR. As discussed in the Section XIII, Population and Housing, the additional 191 dwelling 
units associated with implementation of the proposed Project would be within the maximum of 750 units 
allowed by GMO. Therefore, growth associated with the Project would not exceed the growth planned 
for the THSP Area in the 2011 General Plan. The proposed Project, with implementation of the mitigation 
measures identified above, would not result in the need to construct additional fire stations, beyond those 
identified in the THSP SEIR. Given that no additional fire stations would be required to serve the proposed 
Project, beyond those identified in the THSP, the proposed Project would not create substantial adverse 
physical impacts associated with constructions of a new fire station. As such, this impact would be less 
than significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact 
would result, nor would 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.  

ii. Police Protection 

As identified in the THSP SEIR, development of the THSP would include construction of a new police 
substation located closer to the THSP than the current primary station. As determined in the THSP SEIR, 
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buildout of the THSP would not exceed the City’s planned growth level, additional service population was 
already accounted for in the Citywide Public Safety Master Plan, and would not require additional law 
enforcement facilities beyond what has been planned. Additionally, individual development projects 
under the THSP would be required to pay the applicable impact fees, which ensure payment of a 
proportionate share towards the planned facilities. As a result, development within the THSP Project Area 
would not exceed the maximum dwelling units or non-residential square footage previously approved in 
2016, or the maximum dwelling units square footage contemplated by the City’s General Plan. Law 
enforcement needs would not be altered by implementation of the THSP with implementation of 
Mitigation Measures PSR 4.12-4a and 4.12-5b. Implementation of Mitigation Measures PSR 4.12-4a and 
4.12-5b would reduce potential impacts on fire protection to a less than significant level. 

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

Mitigation Measure PSR 4.12-4a: The Project applicant of individual projects within the THSP 
Project Area shall consult with the Police Department during preliminary stages of site design to 
review safety features, determine their adequacy, and suggest design and/or physical 
improvements to the proposed site plan. This is achieved through the City’s development review 
process, which currently is coordinated with various City Departments’ review of new development 
proposals. [This is Mitigation Measure 4.12-4a in the THSP SEIR] 

Mitigation Measure PSR 4.12-5b: As part of the application process for each individual 
development under the Specific Plan, the Project applicant shall be required to pay the applicable 
development impact fees. [This is Mitigation Measure 4.12-5b in the THSP SEIR] 

Implementation of the proposed Project would increase population growth in the THSP Area by proposing 
an increase of 191 dwelling units compared to the THSP SEIR. As discussed above, the increase of 191 
dwelling units from implementation of the proposed Project would result in 625 new residents that were 
not considered in the THSP SEIR. However, the THSP SEIR assumed the Project site would be developed 
with commercial uses, which would also create demand on police services. The THSP SIER noted that the 
Citywide Public Safety Master Plan proposes the construction of a new police substation located closer to 
the THSP Area than the current primary police station; however the new substation would not be 
associated with the THSP. Implementation of the proposed Project would increase the number of 
residents on the Project site, but decrease the number of jobs projected for buildout of the THSP due to 
the decrease of commercial uses, which are land uses that typically provide job growth. As a result, the 
Project would result in more housing and less jobs than previously identified in the THSP SEIR. As discussed 
in the Section XIII, Population and Housing, the additional 191 dwelling units associated with 
implementation of the proposed Project would be within the maximum of 750 units allowed by GMO. 
Therefore, growth associated with the Project would not exceed the growth planned for the THSP Area in 
the 2011 General Plan. The proposed Project, with implementation of the mitigation measures identified 
above, would not result in the need to construct additional police stations, beyond those identified in the 
THSP SEIR. Given that no additional police stations would be required to serve the proposed Project, 
beyond those identified in the THSP, the proposed Project would not create substantial adverse physical 
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impacts associated with constructions of a new police station. As such, this impact would be less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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.  

iii. Schools 

As identified in the THSP SEIR, implementation of the THSP could substantially increase the population of 
school children in the City of Tracy, requiring construction of new facilities or modification of existing 
facilities to accommodate the growth of the student body. Development of the THSP Area was estimated 
to generate 3,520 new students in grades K–8. As discussed in the THSP SEIR, three elementary schools 
(K-8) were proposed throughout the THSP Area. Although the final number and locations of the schools 
would be determined in accordance with the Jefferson School District Facilities Master Plan as the THSP 
is built out. Implementation of the approved THSP would generate a maximum of 5,499 dwelling units. 
The Jefferson School District uses an elementary student generation factor of 0.44 grade K-5 students per 
dwelling unit, 0.2 grade 6-8 students per dwelling unit, and 0.3 grade 9-12 students per dwelling unit to 
estimate projected student population. 14 Based on these generation rates, 2,420 grade K-5 and 1,100 
grade 6-8 students would be generated by the buildout of the proposed residential land uses in the THSP 
SEIR. As discussed in the THSP SEIR, Jefferson School District schools are operating near or above capacity 
and the student enrollment generated by the THSP would exceed current school district capacity. Each 
individual development application would be subject to the requirement to pay applicable impact fee in 
accordance with SB 50 or pay applicable fee subject to school mitigation agreements with the Tracy 
Unified School District and Jefferson School District. Under Section 65996 of the California Government 
Code, the payment of such fees is deemed to fully mitigate the impacts of new development on school 
facilities. Therefore, THSP impacts in this regard were determined to be less than significant. 

As discussed above, implementation of the proposed Project would result in an increase of 191 dwelling 
units compared to the assumptions of the THSP. The 191 dwelling units from implementation of the 
proposed Project would result in 625 new residents that were not considered in the THSP SEIR. Using the 
generation rates from THSP SEIR, an increase of 84 grade K-5, 38 grade 6-8 students, and 57 grade 9-12 
students and would be generated by the proposed Project. As discussed in the THSP SEIR, the final number 
of schools and locations of the schools would be determined in accordance with the Jefferson School 
District Facilities Master Plan as the THSP is built out. Furthermore, each individual development 
application, including the proposed Project, would be subject to the requirement to pay the applicable 
impact fee in accordance with SB 50. Under Section 65996 of the California Government Code, the 
payment of such fees is deemed to fully mitigate the impacts of new development on school facilities. 
Given that the THSP SEIR did not identify the number or location of schools to be constructed to 
accommodate the THSP-associated growth, and that the proposed Project would pay the applicable 
impact fees, new students associated with the proposed Project could potentially be accommodated in 
the schools that would have been planned for the rest of the approved THSP. In such a case, no new 
schools would need to be constructed, beyond those identified in the THSP SEIR, and as such no physical 
impacts associated with constructing additional schools would occur. Therefore, this impact would be less 

                                              
14 THSP Draft EIR, page 4.12-38 
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than significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact 
would result, nor would 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.  

iv-v. Would the project result in substantial adverse physical impacts associated with the provision of 
new or physically altered parks and other recreational facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios or other performance 
objectives? 

Threshold (b)  Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would occur or be 
accelerated? 

Threshold (c)  Does the project include recreational facilities or require the construction or expansion 
of recreational facilities which might have an adverse physical effect on the environment? 

As identified in the THSP SEIR, development of the THSP would include up to three acres of neighborhood 
park land or one acre of community park land per 1,000 population. Neighborhood and community parks 
which would be distributed throughout the residential areas. Active play and sports parks proposed by 
the THSP may feature play fields, ball fields, children play areas, picnic areas, tennis courts, and open 
lawns. Park features may be interconnected by nature walks and bikeways within the greenways and 
parkways. The THSP SEIR determined that new residents in the THSP would use the new parks within the 
THSP more than the City’s existing facilities given proximity to their neighborhoods, condition of the new 
facilities and the ability to walk or bicycle to many of the parks. Therefore, implementation of the THSP 
would result in a less than significant impact with regard to the substantial physical deterioration of 
existing facilities. 

Implementation of the proposed Project would increase population growth in the THSP Area by proposing 
an increase of 191 dwelling units compared to the THSP. As discussed above, the increase of 191 dwelling 
units from implementation of the proposed Project would result in 625 new residents that were not 
considered in the THSP SEIR. The THSP stated that, “each tentative subdivision map shall either include 
adequate neighborhood park land to bring the total neighborhood park land within the tentative map 
approved portion of the Specific Plan to three acres per 1,000 population, or the developer shall 
demonstrate how future tentative map areas of the Specific Plan will include park land to achieve the 
minimum three acres per 1,000 population requirement, and otherwise comply with the Parks Master 
Plan.”15 The proposed Project would include an additional 5.6 acres of land designated as Conservation 
Corridors, as compared to the approved THSP, which would not permit development. The inclusion of this 
5.6 acres would allow for adequate neighborhood park land at a ratio exceeding three acres per 1,000 
population. As such, this impact would be less than significant. This is consistent with the impact 
conclusions of the THSP SEIR. No new specific impact would result, nor would the impact previously 

                                              
15 THSP, page 2-19 
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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 exceed wastewater treatment requirements of the applicable 
Regional Water Quality Control Board? 

The City of Tracy provides wastewater services throughout the City and the THSP Area. Impacts to 
wastewater treatment requirements were analyzed in the previously certified THSP SEIR for buildout of 
the THSP Area. As described in the previously certified THSP SEIR, the City’s Waste Water Treatment Plant 
releases effluent into the Old River, therefore the City is subject to NPDES permitting requirements, as 
implemented by the RWQCB. To accommodate future planned growth, including the buildout of the THSP 
Area, the City plans to implement a wastewater treatment system upgrade in accordance with the 
Wastewater Master Plan (WWMP) and as evaluated in the related environmental documentation.  

Since buildout of the proposed Project would be utilizing the City’s wastewater treatment facilities, 
anticipated wastewater generated by the increase of proposed residential land uses in the proposed 
Project would not be expected to result in an exceedance of any wastewater treatment requirements of 
the applicable RWQCB any greater than previously analyzed in the THSP SEIR. Therefore, impacts would 
be considered less than significant. This is consistent with the impact conclusions of the THSP SEIR. No 
new specific impact would result, nor would 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 require or result in the construction of new water or wastewater 
treatment facilities or expansion of existing facilities, the construction of which could cause significant 
environmental effects? 

The City of Tracy provides water and wastewater services throughout the City and the THSP Area.  Impacts 
to existing water and wastewater treatment facilities were analyzed in the previously certified THSP SEIR 
for buildout of the THSP Area. Although buildout of the THSP Area would require new water facilities and 
would eventually require the construction of additional wastewater conveyance and wastewater 
treatment facilities, the environmental impacts that may result from the construction of these facilities 
were evaluated and mitigated through the environmental review process for the adoption of the City’s 
Water System Master Plan (WSMP) and the Wastewater Master Plan (WWMP). According to the THSP 
SEIR, because implementation of the THSP would require the construction of yet-to-be-built WSMP 
facilities, and may require the construction of certain interim improvements pending completion of WSMP 
improvements, the THSP would have potentially significant impacts. With implementation of Mitigation 
Measures PSR 4.12-6, 4.12-7a and 4.12-8b, impacts would be reduced to a less than significant impact. 

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



 Addendum EIR 

 

Addendum to the Tracy Hills Specific Plan SEIR  February 2020 
City of Tracy Page–99 

Mitigation Measure PSR 4.12-6: Developers of subsequent phases of the Project (beyond Phase 
1a) will be required to prepare SB 221 analysis for each subsequent phase of development. [This is 
Mitigation Measure 4.12-6 in the THSP SEIR] 

Mitigation Measure PSR 4.12-7a: As part of the development process for each individual site-
specific development under the Specific Plan, the City shall review flow monitoring, at the 
applicant’s cost, to determine available capacity. If the City determines, based on technical and 
legal constraints and other relevant data, that existing capacity is available to serve the 
development at issue, then no further mitigation is required.  However, if the City determines, 
based on technical and legal constraints and other relevant data, that existing capacity is not 
available to serve the development at issue, then the improvements as identified in the Master 
Plan must be constructed that are necessary to create the additional capacity required, subject to 
any applicable credit and/or reimbursement provisions, as determined by the City. [This is 
Mitigation Measure 4.12-7a in the THSP SEIR] 

Mitigation Measure PSR 4.12-8b: As part of the development process for each individual site-
specific development under the Specific Plan, the applicant shall pay its applicable development 
impact fees for wastewater facilities prior to issuance of first certificate of occupancy. [This is 
Mitigation Measure 4.12-8b in the THSP SEIR] 

As discussed above, implementation of the proposed Project would increase the projected number of 
dwelling units in the THSP Area by 191 dwelling units than previously analyzed in the THSP SEIR. Future 
development that may occur under the proposed Project would be located within the same footprint of 
the THSP Area. As discussed in the THSP SEIR, the City plans to implement a wastewater treatment system 
upgrade as outlined in the WWMP. Because future development that may occur under the proposed 
Project would be located in the same footprint of the THSP, these future developments would also be 
serviced by the wastewater treatment system upgrades. With implementation of the above mitigation 
measures, the proposed Project’s impact on new water or wastewater facilities would be less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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 (f)  Would the project require or result in the construction of new storm water drainage 
facilities or expansion of existing facilities, the construction of which could cause significant 
environmental effects? 

As discussed in Section IX (Hydrology and Water Quality) and the THSP SEIR, the construction of new 
stormwater drainage facilities or expansion of existing facilities would be required for buildout of the THSP 
Area as well as individual development projects. The storm drainage infrastructure within the THSP Area 
would incorporate terminal retention basins as the means of managing runoff from new development via 
storage and percolation. These basins are depicted in Figure 4.9-4 of the THSP SEIR. As discussed in the 
THSP SEIR, storm water runoff generated by buildout of the THSP would be self-contained and would not 
utilize any existing downstream City storm drainage facilities. The drainage improvements discussed in 
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the THSP SEIR would accommodate projected runoff from the THSP Area. Thus, implementation of the 
THSP would not exceed the capacity of the proposed stormwater drainage system. 

As discussed in Section IX, Hydrology and Water Quality, development of the proposed Project would have 
a decrease in impervious surfaces through construction of buildings, parking areas, roadways and other 
improvements because the proposed Project would have less developable acres compared to what was 
previously analyzed in the THSP SEIR. A decrease in impervious surfaces would result in a lower potential 
for runoff from the THSP Area. Because changes proposed as part of the proposed Project would be 
located within the same footprint as what was previously analyzed in the THSP SEIR, storm water runoff 
generated by implementation of the proposed Project would be self-contained and would not utilize any 
existing downstream City storm drainage facilities any greater than previously analyzed in the THSP SEIR. 
Implementation of the proposed Project would not require new stormwater drainage facilities, the 
construction of which would cause significant environmental effects. This would not be a new specific 
impact or an 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 (g)  Would the project have sufficient water supplies available to serve the project from 
existing entitlements and resources, or are new or expanded entitlements needed? 

As described in the Water Supply Assessment (WSA) conducted for the previously certified THSP SEIR, the 
THSP Area would be served by the City from its existing and future portfolio of water supplies. The WSA 
conducted for the THSP Area concluded that the City’s existing and planned water supplies would be 
sufficient to meet the water demand for any hydrologic conditions to the year 2035. No water supply 
shortages are anticipated for any hydrologic conditions based on Year 2035 water demands. As 
determined in the THSP SEIR, for all hydrologic conditions, the City’s existing and additional water supplies 
are sufficient to meet the City’s Year 2035 water demands. Thus, implementation of the THSP would be 
of a less than significant level regarding water supply. 

As discussed above, implementation of the proposed Project would increase the projected number of 
dwelling units in the THSP Area by 191 dwelling units than previously analyzed in the THSP SEIR. The 
proposed Project would also result in a decrease of 265,758 square feet of commercial uses.  

According to the THSP WSA, medium density residential in the THSP Area would have a potable water 
demand of 310 gallons per day per dwelling unit (gpd/du). Commercial uses would have a potable water 
demand of 1,784 gpd. As such, the proposed Project would result in a decrease of net potable water 
demand of 5 acre feet per year (af/yr) over the approved THSP because the proposed Project would have 
less developable acres compared to what was previously analyzed in the THSP SEIR.  

The City is currently under contract with the United States Bureau of Reclamation (USBR) for the delivery 
of water to the City from the Central Valley Project (CVP). The City’s current contract, an Interim Renewal 
Contract, is effective January 1, 2014 through February 29, 2016 and includes up to 20,000 af/yr of water 
supplies. This contract amount includes the initial 10,000 af/yr from the City’s initial contract with the 
USBR (entered into in 1974), 7,500 af/yr from approved assignments from Banta Carbona Irrigation 
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District (BCID) and West Side Irrigation District (WSID), and 2,500 af/yr from an additional assignment 
from WSID which was exercised in December 2013.  

Regarding groundwater, according to the THSP SEIR, a 2,300 af/yr increase of the average annual 
operational groundwater yield above the groundwater yield recommended in the 1990 
Kennedy/Jenks/Chilton study (6,700 af/yr) could be provided within the estimated sustainable yield of the 
Tracy Sub-basin in the City, without adverse impact to groundwater resources or quality in the City over 
a 50-year timeframe. This expansion of groundwater usage to 9,000 af/yr would be within the City’s 
estimated share of the aquifer’s sustainable yield of 22,000 af/yr of the 28,000 acre feet/year total (which 
includes groundwater usage within West Side Irrigation District, Naglee-Burk Irrigation District, Plain View 
Water District (now part of the Byron Bethany Irrigation District), and Banta-Carbona Irrigation 
District).Groundwater Management Policy was adopted by the City in 2001 to establish a maximum 
annual groundwater extraction rate of 9,000 af/yr.  

The proposed Project would result in a decrease of net potable water demand of 5 af/yr from the 
proposed Project, which would be less than previously analyzed in the THSP SEIR. Therefore, the City 
would have sufficient water supplies to serve the proposed Project. This impact would be less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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 (h) Would the project result in a determination by the wastewater treatment provider 
which serves or may serve the project that it has adequate capacity to serve the project’s projected 
demand in addition to the provider’s existing commitments? 

As explained in Threshold (e), the City of Tracy would provide wastewater services to the THSP Area. 
Buildout of the THSP Area would eventually require the construction of additional wastewater conveyance 
and wastewater treatment facilities, but not as a result of implementation of THSP Area solely. 
Environmental impacts that may result from the construction of these facilities were evaluated and 
mitigated through the environmental review process for the adoption of the City’s Wastewater Master 
Plan (WWMP)16.  

To avoid impacts associated with wastewater treatment, the THSP SEIR required that the THSP pay 
appropriate development impact fees. Payment of these development impact fees was determined to 
reduce this potentially significant impact to a less than significant level. 

As discussed above, implementation of the proposed Project would increase the projected number of 
dwelling units in the THSP Area by 191 dwelling units than previously analyzed in the THSP SEIR. Future 
development that may occur under the proposed Project would be located within the same footprint of 
the THSP Area. As discussed in the THSP SEIR, the City plans to implement a wastewater treatment system 
upgrade as outlined in the WWMP. Because future development that may occur under the proposed 

                                              
16 THSP Draft EIR, page 4.12-44 
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Project would be located in the same footprint of the THSP, these future developments would also be 
serviced by the wastewater treatment system upgrades.  

The proposed Project would pay the appropriate development impact fees and coordinate with the City 
to ensure that the City’s future wastewater treatment capacity is adequate to service the proposed 
Project. Regardless of any additional demand on the City’s wastewater treatment provided caused by the 
proposed Project, payment of development impact fees would ensure this impact is less than significant. 
This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would result, nor 
would 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 (i) Would the project be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs? 

The THSP Area would be served by the Foothill Sanitary Landfill, which has sufficient capacity to serve the 
City of Tracy through the year 2082. As determined in the THSP SEIR, the buildout of the THSP Area is 
considered a small addition to the overall tons per day the City of Tracy currently generates. 17 For these 
reasons, solid waste disposal needs from implementation of the THSP can be met and existing landfill and 
associated impacts are less than significant.  

The proposed Project would result in an increase of medium density residential development and open 
space and decrease in commercial uses, compared to what was previously analyzed in the THSP SEIR. As 
discussed above, implementation of the proposed Project would increase the projected number of 
dwelling units in the THSP Area by 191 dwelling units. Because future development that may occur under 
the proposed Project would be located in the same footprint of the THSP, solid waste generated by these 
future developments would be sent to the same Foothill Sanitary Landfill.  

Based upon the current generation factor of 7.52 pounds per person per day (the residential, commercial, 
industrial average), the proposed Project would result in an additional 1,233 pounds of solid waste per 
day, or 0.62 tons. 18 The THSP SEIR assumed that the THSP would generate approximately 54 tons of solid 
waste per day. Given the small addition to the overall tons the THSP and the City of Tracy currently 
generates, the landfill would have capacity to serve the proposed Project and this impact would be less 
than significant.  This is consistent with the impact conclusions of the THSP SEIR. No new specific impact 
would result, nor would 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. 

                                              
17 THSP Draft EIR, page 4.12-47 
18 [+652 residents] + [- 461 employees] = [+164 people in THSP Area as result of proposed Project]; [164 people] * [7.52 lbs 
waste/person/day] = [1,233 lbs waste/day]  
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Threshold (j) Would the project comply with federal, state, and local statutes and regulations related 
to solid waste? 

The City of Tracy has implemented 43 waste diversion programs and is currently exceeding its State 
residential disposal rate target by over 50 percent. 19 The THSP SEIR determined that the waste diversion 
programs, together with adherence to the CALGreen Code, are sufficient to ensure that implementation 
of the THSP would comply with applicable statues and regulations and the impact was found to be less 
than significant.  

Similar to the THSP, the proposed Project would comply with applicable statutes and regulations, 
including the City's waste diversion programs and the CALGreen Code, and the impact would be less than 
significant. This is consistent with the impact conclusions of the THSP SEIR. No new specific impact would 
result, nor would 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.  

Cumulative Impacts 

As discussed above, the proposed Project would not cause a new public services, recreation, or utilities 
impact to occur, nor an increase in the severity of any public services, recreation, or utilities impacts 
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. 

 

 

                                              
19 THSP Draft EIR, page 4.15-45 
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XV I .  TRANSPORTATI ON/T RAFFI C 

WOULD THE PROJECT: 
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a. Conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the 
performance of the circulation system, taking into 
account all modes of transportation including mass 
transit and non-motorized travel and relevant 
components of the circulation system, including but 
not limited to intersections, streets, highways and 
freeways, pedestrian and bicycle paths, and mass 
transit? 

     

b. Conflict with an applicable congestion management 
program, including, but not limited to level of service 
standards and travel demand measures, or other 
standards established by the county congestion 
management agency for designated roads or 
highways? 

     

c. Result in a change in air traffic patterns, including 
either an increase in traffic levels or a change in 
location that results in substantial safety risks? 

     

d. Substantially increase hazards due to a design feature 
(e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? 

     

e. Result in inadequate emergency access?      

f. Conflict with adopted policies, plans, or programs 
regarding public transit, bicycle, or pedestrian 
facilities, or otherwise decrease the performance or 
safety of such facilities? 

     

RESPONSES TO CHECKLIST QUESTIONS 

A Traffic Consistency Analysis was prepared by Kimley-Horn and Associates, Inc. (October 2019) for the 
proposed Project to evaluate whether the proposed Project would generate more traffic than what was 
evaluated in the previously certified THSP SEIR. The results of the traffic analysis are summarized herein 
and address existing traffic conditions in the surrounding area, estimated Project trip generation and 
distribution, future traffic growth, and an assessment of the Project-related impacts on the roadway 
system.  

Project Trip Generation 

The number of project trips anticipated to be generated by the proposed Project was calculated using the 
adopted trip generation rates in the THSP SEIR and the ITE Trip Generation Manual. The trip generation 
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for the proposed land use changes were calculated using the ITE land use codes for General Highway 
Commercial, Medium Density Residential, and Open Space.  

The trip generation calculation included a comparison between the previously certified THSP SEIR buildout 
trips and the proposed Project buildout trips. This comparison is provided below in Table 4: Trip 
Generation. The total trips generated for the approved THSP is 7,831 (3,947 IN / 3,884 OUT) a.m. peak 
hour trips and 14,064 (7,048 IN / 7,016 OUT) p.m. peak hour trips. Based on the proposed amended THSP, 
the proposed Project is anticipated to generate 6,772 (3,251 IN / 3,521 OUT) a.m. peak hour trips and 
12,145 (6,158 IN / 5,987 OUT) p.m. peak hour trips.  

Comparison of the trip generation for the THSP SEIR analysis and the proposed Project buildout trips 
indicates the overall a.m. peak hour trips decrease by approximately 1,059 trips, and the overall p.m. peak 
hour trips decrease by approximately 1,919 trips.  
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Table 4: Trip Generation 

 
Notes: 
DU = Dwelling Units, Emp. = Employees 
1. Trip generation rates and Approved Specific Plan Buildout trips taken from the Tracy Hills Specific Plan Recirculated Draft Subsequent 
Environmental Impact Report, October, 2015 
2. The EIR used 0.48 for the AM peak hour school trip generation rate calculations instead of the 0.45 that was listed 
3. The bold and underlined land uses denote proposed changes. 
Source: Kimley-Horn, September, 2019  

Threshold (a) Conflict with an applicable plan, ordinance or policy establishing measures of 
effectiveness for the performance of the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel and relevant components of the 
circulation system, including but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? 

The traffic impact analysis prepared for THSP SEIR identified that buildout of the Project would require 
significant improvements to Corral Hollow Road and require the construction of Lammers Road as defined 
in the City’s Traffic Management Plan (TMP) to facilitate full development of the THSP. This is due to the 
unique location of the THSP Area, magnitude of the THSP, and access to I-580 at the Corral Hollow Road 
interchange and the proposed Lammers Road interchange. Both these interchanges are included in the 
TMP and the City is currently collecting TIFs and seeking grant funding to implement the planned 



 Addendum EIR  

 

Addendum to the Tracy Hills Specific Plan SEIR  February 2020 
City of Tracy Page–107 

improvements. The THSP SEIR previously concluded that if, at the time interchange improvements are 
required to provide adequate capacity to mitigate the project impacts, the City does not have sufficient 
funds for implementation, the Project Applicant may be required to fund the improvements upfront and 
enter into a reimbursement agreement with the City or receive a TIF credit. 

A trigger analysis was performed to see to what extent the THSP can be developed with TMP identified 
improvements at the Corral Hollow interchange for 2035 conditions. The analysis indicated an 
approximate equivalent number of single family dwelling units of 2,536 that can be built, at which point, 
the operational degradation along Corral Hollow would merit the construction of Lammers Road and the 
I-580 interchange, or result in major improvements to the Corral Hollow interchange. Table 4.13-21 of the 
THSP SEIR identified buildout of the THSP would result in increased V/C ratios to greater than 0.89 at some 
locations. Impacts were found to be significant and unavoidable. As identified in the THSP SEIR, 
implementation of Mitigation Measure 4.13-7b would reduce impacts related to overcapacity traffic 
conditions, but would still remain significant and unavoidable because the City cannot control the timing 
of the improvements as they fall outside of their immediate control. 

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

Mitigation Measure TRANS 4.13-7b: The Applicant shall pay the applicable City TIF, County TIF, 
SJCOG RTF, the JPA TIF, and any other applicable transportation fees that may be in place when 
individual projects are processed under the THSP in accordance with applicable laws and 
regulations. [This is Mitigation Measure 4.13-7b in the THSP SEIR] 

While the trip generation with the proposed Project is less than the approved THSP SEIR, the trip 
distribution is different because land uses that would otherwise be generating jobs would be replaced by 
residential housing units. The trip generation for buildout of the THSP would be less than previously 
anticipated because the traffic volumes associated with implementation of the proposed Project would 
be less than previously analyzed in the THSP SEIR. Thus, the impacts to the circulation system would be 
less intense than previously analyzed in the THSP SEIR. As shown in Table 4: Trip Generation, the trip 
generation comparison, the Project would generate less trips in both the a.m. and p.m. peak hours 
compared to the previously approved THSP. None of the identified intersection improvements in Table 
4.13-68 of the THSP SEIR are anticipated to change nor are any new mitigation measures required as an 
implementation of the proposed Project. Under cumulative conditions, implementation of the proposed 
Project would generate less trips in both the a.m. and p.m. peak hours compared to the previously 
approved THSP. The Project Applicant would still be required to pay the applicable transportation fees as 
identified in Mitigation Measure TRANS 4.13-7b. In addition, the Project Applicant would be required to 
provide access to the Project site consistent with city standards and the City of Tracy TMP in effect at the 
time of Project approval. With implementation of Mitigation Measure TRANS 4.13-7b, impacts would not 
be any greater than previously analyzed in the THSP SEIR. Thus, the proposed Project would cause neither 
a new impact to occur, nor an increase in the severity of an impact previously disclosed. . 
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Threshold (b) Conflict with an applicable congestion management program, including, but not limited 
to level of service standards and travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways? 

As identified in the previously certified THSP SEIR, the THSP complies with the San Joaquin Congestion 
Management Program (CMP) and the CMP LOS standard of D or better is maintained on all the CMP routes 
as identified in Tables 4.13-48 and 4.13-49 in the THSP SEIR. The THSP includes a range of travel demand 
management (TDM) strategies that are consistent with those identified in the City’s station area plans of 
the General Plan and the San Joaquin Council of Governments (SJCOG) TDM goals. As such, the THSP SEIR 
concluded that no impacts would result from implementation of the THSP. 

Implementation of the proposed Project would not result in a conflict with an applicable CMP or travel 
demand measure as the proposed Project would generate less trips in both AM and PM peak hours 
compared to the previously approved THSP. Thus, the proposed changes would not result in conflict with 
an applicable CMP or TDM strategies any greater than previously analyzed in the THSP SEIR.  

Threshold (c) Result in a change in air traffic patterns, including either an increase in traffic levels or a 
change in location that results in substantial safety risks? 

The proposed Project does not include any aviation components or structures where height would be an 
aviation concern. Additionally, no substantial new air traffic would be generated at the local airports in 
San Joaquin County as a result of the proposed Project. No associated traffic impacts would occur.  

Threshold (d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

As discussed in the previously certified THSP SEIR, the City reviews each development project, and would 
require conformance with City standards in terms of driveway design and location, traffic controls, and 
other traffic engineering requirements. Since roadway and intersection designs would be required to 
meet the City of Tracy roadway design criteria requirements, hazard impacts are considered less than 
significant. The proposed Project roadway system, including facilities for vehicles (autos, trucks and 
buses), bicyclists and pedestrians, would also be required to be designed in conformance with the City of 
Tracy Transportation Master Plan, including all design guidelines contained therein, as well as in 
conformance with the City’s standard plans. With conformance with the City standards in terms of 
driveway design and location, traffic controls, and other traffic engineering requirements, the proposed 
Project’s impact on design features would be less-than-significant. This determination of less than 
significant impact is supported by the previously certified SEIR prepared for the THSP. The proposed 
Project would cause neither a new impact to occur, nor an increase in the severity of an impact previously 
disclosed.  

Threshold (e) Result in inadequate emergency access? 

The previously certified SEIR prepared for the THSP indicated that emergency access during buildout 
conditions would be significant and unavoidable as a result of future traffic congestion resulting from 
THSP implementation. Mitigation measures were assigned to the THSP to reduce the severity of impacts 
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to emergency access. Therefore, Project-specific emergency access impacts are considered less than 
significant. This determination of less than significant impact is supported by the previously certified SEIR 
prepared for the THSP. The proposed Project would cause neither a new impact to occur, nor an increase 
in the severity of an impact previously disclosed. As such, no further analysis is required. 

Threshold (f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease the performance or safety of such facilities? 

As discussed in the THSP, Project applicants are required to work cooperatively with the City to modify 
and expand transit routes and pedestrian facilities as necessary and when feasible to efficiently 
accommodate demand. Projected transit route extensions were identified at the time of THSP adoption 
and future bus stop locations would be determined at the time of Tentative Subdivision Map approval.   

The THSP includes design guidelines and elements to promote pedestrian circulation by creating 
pathways, linkages, and visual connections between buildings; and by including multiple connections to 
public sidewalks and pathways between buildings and areas throughout the THSP Area to foster 
connectivity. As discussed in the THSP SEIR, implementation of the THSP Project would result in potentially 
significant impacts to bicycle and pedestrian modes when developed. The THSP Area would include 
pedestrian and bicycle facilities internal to the THSP Area and that connect to the existing pedestrian 
system via street frontage improvements that include sidewalks and bicycle paths. Impacts were found to 
be less-than-significant. As identified in the THSP SEIR, implementation of Mitigation Measure 4.13-2 
would require compliance with Policy P4 and P6 under General Plan Policy CIR-3 so that the bicycle and 
pedestrian improvement connections would connect from the THSP to the Citywide Network. However, 
impacts were still found to be significant and unavoidable. 

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

Mitigation Measure TRANS 4.13-2: To achieve compliance with CIR-3 Policy P4 and P6, the bicycle 
and pedestrian improvement connections from the THSP to the Citywide Network shall be 
implemented when the roadway infrastructure is required as determined at approval of each final 
map or issuance of building permits by the City Engineer. The pedestrian and bicycle facilities are 
included in the City of Tracy’s typical cross sections and in the City TIF.  Bicycle and pedestrian 
facilities within the THSP area shall be implemented with each building permit application/final map 
approval. Widening Corral Hollow Road and constructing and widening Lammers Road shall be in 
place when the project generates 2,588 AM peak hour trips. [This is Mitigation Measure 4.13-2 in 
the THSP SEIR] 

Under cumulative conditions (Phase 1a + the proposed Project), the buildout of the THSP would generate 
less trips in both the a.m. and p.m. peak hours compared to the previously approved THSP. Under 
cumulative conditions, the buildout of the THSP would generate approximately 1,647 a.m. peak trips, 
which would be below the 2,588 a.m. peak hour trip threshold identified in Mitigation Measure TRANS 
4.13-2. However, the proposed Project would still be required to achieve compliance with CIR-3 Policy P4 
and P6 to improve bicycle and pedestrian improvement connections from THSP to the Citywide Network 
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when the road infrastructure is required as determined at approval of each final map or issuance of 
building permits by the City Engineer. Thus, the proposed Project would not conflict with adopted policies, 
plans, or programs regarding public transit, bicycle, or pedestrian facilities, or otherwise decrease the 
performance or safety of such facilities any greater than already analyzed in the THSP SEIR. The proposed 
Project’s impact would be less than previously analyzed in the THSP, however buildout of THSP would still 
remain significant and unavoidable in this regard, consistent with the effects of implementation of the 
THSP.  

Cumulative Impacts 

Under Cumulative Conditions the City of Tracy Transportation Master Plan (TMP) Roadway improvements 
are assumed to be in place. The Trip Generation results in Table 4: Trip Generation indicate cumulative 
conditions consistency between the proposed Project and the THSP SEIR. Project applicants would also 
pay the City of Tracy Traffic Impact Fees to fund the Cumulative Improvements identified in the City 
Transportation Master Plan to offset potential cumulative impacts. 

Project applicants would also be required to implement the Mitigation Measures identified above from 
the certified THSP SEIR. Cumulative Project impacts would be considered Significant and Unavoidable 
since the proposed Project would contribute to the cumulative significant and unavoidable impacts 
previously identified in the THSP SEIR. Additional environmental review is not required since this impact 
was addressed and would not exacerbate the previously identified impacts in the THSP SEIR.   
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XIX. MANDATORY FINDINGS OF SIGNIFICANCE 

RESPONSES TO CHECKLIST QUESTIONS 

a – c. As described throughout the analysis above, the proposed Project would not result in any significant 
impacts to the environment that cannot be mitigated to a less than significant level through the 
application of uniformly applied development policies and/or standards that were not already anticipated 
in the THSP SEIR. The proposed Project is required to implement a range of standard and uniformly applied 
development policies and standards, as well as any previously identified mitigation measures, all of which 
are identified in the previously certified THSP SEIR, which would reduce the majority of potentially 
significant impacts to a less than significant level. The cumulative impacts associated with development 
of the proposed Project were considered and found not to be cumulatively considerable. Further, 
cumulative impacts of the proposed Project would be consistent with those analyzed and disclosed in the 
previously certified THSP SEIR. The proposed Project would not result in any cumulative impacts that were 
not contemplated in the previously certified THSP SEIR. The proposed Project would not result in any 
peculiar site-specific impacts, impacts to biological resources or impacts to cultural and/or historical 
resources that were not contemplated in the previously certified THSP SEIR. The proposed Project would 
cause neither a new impact to occur, nor an increase in the severity of an impact previously disclosed.  

 

WOULD THE PROJECT: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Does the project have the potential to degrade the 
quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten 
to eliminate a plant or animal community, reduce the 
number or restrict the range of a rare or endangered 
plant or animal or eliminate important examples of the 
major periods of California history or prehistory? 

    
 

 

 

b. Does the project have impacts that are individually 
limited, but cumulatively considerable? ("Cumulatively 
considerable" means that the incremental effects of a 
project are considerable when viewed in connection with 
the effects of past projects, the effects of other current 
projects, and the effects of probable future projects)? 

     

c. Does the project have environmental effects which will 
cause substantial adverse effects on human beings, 
either directly or indirectly? 
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DETERMINATION OF APPROPRIATE CEQA DOCUMENTATION 

Section 15162 ‒ Subsequent EIRs and Negative Declarations 

(a) When an EIR has been certified or a negative declaration adopted for a project, no subsequent 
EIR shall be prepared for that project unless the lead agency determines, on the basis of 
substantial evidence in light of the whole record, one of more of the following: 

(1)  Substantial changes are proposed in the project which will require major revisions of the 
previous EIR or negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects. 

The City of Tracy proposes to implement the Amendment within the context of the THSP, as described in 
this Addendum.  As discussed in the Environmental Impact Analysis section of this Addendum, no new or 
substantially more severe significant environmental effects beyond what was evaluated in the THSP SEIR 
would occur. Additionally, the minor revisions to MM 4.4-3b, MM 4.8-2a, and MM 4.12-3 in the THSP SEIR 
would not create new significant environmental effects or create a substantial increase in the severity of 
previously identified significant effects. 

(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR or negative declaration due 
to the involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified significant effects. 

As documented herein, no circumstances associated with the location, type, setting, or operations of the 
proposed Amendment have substantively changed beyond what was evaluated in the THSP SEIR; and 
none of the proposed Amendment elements would result in new or substantially more severe significant 
environmental effects than previously identified. Additionally, the minor revisions to MM 4.4-3b, MM 4.8-
2a, and MM 4.12-3 in the THSP SEIR would not create new significant environmental effects or create a 
substantial increase in the severity of previously identified significant effects. No major revisions to the 
Tracy Hills Specific Plan SEIR are required. 

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete or the negative declaration was adopted, shows any of the following: 

(A) The project will have one or more significant environmental effects not discussed in the 
previous EIR or negative declaration; 

No new significant environmental effects beyond those addressed in the Tracy Hills Specific Plan SEIR were 
identified. Additionally, the minor revisions to MM 4.4-3b, MM 4.8-2a, and MM 4.12-3 in the THSP SEIR 
would not create significant environmental effects or create a substantial increase in the severity of 
previously identified significant effects. 
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(B) Significant effects previously examined will be substantially more severe than shown in 
the previous EIR.  

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but 
the project proponents decline to adopt the mitigation measure or alternative; or 

No mitigation measures or alternatives were found infeasible in the certified THSP SEIR. Additionally, the 
minor revisions to MM 4.4-3b, MM 4.8-2a, and MM 4.12-3 in the THSP SEIR would not create significant 
environmental effects or create a substantial increase in the severity of previously identified significant 
effects. 

(D) Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or 
alternative. 

No other mitigation measures or feasible alternatives have been identified that would substantially 
reduce significant impacts. Additionally, the minor revisions to MM 4.4-3b, MM 4.8-2a, and MM 4.12-3 in 
the THSP SEIR would not create significant environmental effects or create a substantial increase in the 
severity of previously identified significant effects. 

(b) If changes to a project or its circumstances occur or new information becomes available after 
adoption of a negative declaration, the lead agency shall prepare a subsequent EIR if required 
under subsection (a). Otherwise, the lead agency shall determine whether to prepare a 
subsequent negative declaration, an addendum, or no further documentation.  

(c) Once a project has been approved, the lead agency’s role in project approval is completed, unless 
further discretionary approval on that project is required.  Information appearing after an 
approval does not require reopening of that approval. If after the project is approved, any of the 
conditions described in subsection (a) occurs, a subsequent EIR or negative declaration shall only 
be prepared by the public agency which grants the next discretionary approval for the project, if 
any. In this situation, no other Responsible Agency shall grant an approval for the project until the 
subsequent EIR has been certified or subsequent negative declaration adopted. 

None of the conditions listed in subsection (a) would occur as a result of the proposed Amendment. No 
subsequent EIR is required. 

Section 15164 ‒ Addendum to an EIR or Negative Declaration 

(a) The lead agency or responsible agency shall prepare an addendum to a previously certified EIR if 
some changes or additions are necessary, but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred. 
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As described above, none of the conditions described in the State CEQA Guidelines Section 15162 calling 
for the preparation of a subsequent EIR have occurred. 

(b) An addendum to an adopted negative declaration may be prepared if only minor technical 
changes or additions are necessary or none of the conditions described in Section 15162 calling 
for the preparation of a subsequent EIR or negative declaration have occurred. 

None of the conditions described in Section 15162 calling for preparation of a subsequent EIR would occur 
as a result of the proposed Amendment. Additionally, the minor revisions to MM 4.4-3b, MM 4.8-2a, and 
MM 4.12-3 in the THSP SEIR would not create significant environmental effects or create a substantial 
increase in the severity of previously identified significant effects. Therefore, an Addendum to the certified 
Final SEIR is the appropriate CEQA document for the proposed Amendment. 

(c) An addendum need not be circulated for public review but can be included in or attached to the 
final EIR or adopted negative declaration. 

This Addendum will be attached to the Final SEIR and maintained in the administrative record files at the 
City of Tracy. 

(d) The decision-making body shall consider the addendum with the final EIR or adopted negative 
declaration prior to making a decision on the project. 

The City of Tracy will consider this Addendum with the Final SEIR prior to making a decision on the 
proposed Amendment. 

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162 
should be included in an addendum to an EIR, the lead agency’s required findings on the project, 
or elsewhere in the record.  The explanation must be supported by substantial evidence. 

This document provides substantial evidence for City of Tracy records to support the preparation of this 
Addendum for the proposed Amendment. 

CONCLUSION 

This Addendum has been prepared in accordance with the provisions of the State CEQA Guidelines to 
document the finding that none of the conditions or circumstances that would require preparation of a 
subsequent EIR, pursuant to Sections 15162 and 15164 of the State CEQA Guidelines, exist in connection 
with the proposed Amendment. No major revisions would be required to the Tracy Hills Specific Plan SEIR 
prepared for the City of Tracy as a result of the proposed Specific Plan Amendment. No new significant 
environmental impacts have been identified. Since the certification of the Final EIR, there has been no 
new information showing that mitigation measures or alternatives once considered infeasible are now 
feasible, or showing that there are feasible new mitigation measures or alternatives substantially different 
from those analyzed in the EIR that the City declined to adopt. Additionally, the minor revisions to MM 
4.4-3b, MM 4.8-2a, MM 4.12-3 in the THSP SEIR would not create significant environmental effects or 
create a substantial increase in the severity of previously identified significant effects. Therefore, 
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preparation of a subsequent EIR is not required and the appropriate CEQA document for the proposed 
Amendment is this Addendum to the City of Tracy THSP SEIR.  No additional environmental analysis or 
review is required for the proposed Specific Plan Amendment.  This document will be maintained in the 
administrative record files at City of Tracy City Hall.
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MITIGATION, MONITORING, AND REPORTING PROGRAM 

A number of mitigation measures required to avoid and reduce potentially significant adverse impacts of the proposed THSP Project. Mitigation measures from the EIR prepared for the THSP SEIR are applicable to the proposed Project. To mitigate the 
proposed Project’s impacts, the mitigation measures listed below would be implemented as part of the proposed Project. This Amendment includes text edits to Mitigation Measures (MM) 4.4-3b, MM 4.8-2a, and MM 4.12-3. Changes are provided in 
revision marks with underline for new text and strike out for deleted text. 

 

Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

Aesthetics 

 
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, s ite-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] 
 
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 i s Mitigation Measure 4.1-2 in the THSP SEIR] 
 
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 Ci ty of Tracy. Beyond these measures, there is no feasible mitigation. [This is Mitigation Measure 4.1-3 in the THSP SEIR] 
 
Mitigation Measure AES 4.1-4: To decrease l ight spillage and glare to the maximum extent practicable, a ll individual 
developments under the THSP shall be required to: 

• Prior to final inspection or certificate of occupancy, a ll 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 Ci ty s tandards. [This is Mitigation Measure 4.1-4 in the THSP SEIR] 

 
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 Ci ty of Tracy. Beyond these measures, there is no feasible mitigation. [This is Mitigation Measure 4.1-5 in the THSP SEIR] 
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Agricultural and Forestry 
Resources 

Mitigation Measure AG 4.2-1: As  part of the development process for individual s ite-specific development projects, the 
agricultural mitigation fee adopted by the Ci ty shall be paid for each acre of Prime Farmland to be developed. The fees shall be 

Prior to construction. 
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Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

col lected by the City at the time building permits are issued for such site-specific development projects, or as otherwise required 
by the Ci ty. 
The majority of the 2,200 acres identified as Farmland of Local Importance has historically been utilized as grazing land with no 
infrastructure in place to i rrigate and actively farm. For the portion of the 2,200 acres  of Farmland of Loca l Importance 
his torically utilized as grazing land, the Project established of a conservation easement to ensure that over 3,500 acres of grazing 
land would be preserved in perpetuity. The recording of this conservation easement on 3,500 acres of open space has been 
identified as a  Project Design Feature that has been implemented. For any of the 2,200 acres of Farmland of Local Importance 
that has been actively farmed, the City’s adopted agricultural mitigation fee shall be paid for each acre of Farmland of Local 
Importance 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 Ci ty. Though the Ci ty’s Municipal Code identifies the Tracy Hills site as 
exempt from the City’s adopted fee, the Project Applicant has agreed to payment of the fee as described within this mitigation 
measure. [This is Mitigation Measure 4.2-1 in the THSP SEIR] 
 
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] 
 
Mitigation Measure AG 4.2-3: As  part of the development process for individual s ite-specific development projects, the 
agricultural mitigation fee adopted by the Ci ty shall be paid for each acre of Prime Farmland to be developed. The fees shall be 
col lected by the City at the time building permits are issued for such site-specific development projects, or as otherwise required 
by the Ci ty.  
The majority of the 2,200 acres identified as Farmland of Local Importance has historically been utilized as grazing land with no 
infrastructure in place to i rrigate and actively farm. For the portion of the 2,200 acres  of Farmland of Loca l Importance 
his torically utilized as grazing land, the Project established a  conservation easement to ensure that over 3,500 acres of grazing 
land would be preserved in perpetuity.  The recording of these conservation easements on 3,500 acres of open space has been 
identified as a  Project Design Feature that has been implemented.  For any of the 2,200 acres of Farmland of Local Importance 
that has been actively farmed, the City’s adopted agricultural mitigation fee shall be paid for each acre of Farmland of Local 
Importance 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 Ci ty. Though the Ci ty’s Municipal Code identifies the Project site as 
exempt from the City’s adopted fee, the Project Applicant has agreed to payment of the fee as described within this mitigation 
measure. [This is Mitigation Measure 4.2-3 in the THSP SEIR] 
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Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

Air Quality 

 

 

 

 

 

 

 

 

 

 

 

Mitigation Measure AQ 4.3-1a: Prior to the issuance of any grading permit the City Engineer and the Chief Building Official shall 
confi rm 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: 

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

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

• Al l  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, a ll material shall be covered, or effectively wetted to l imit visible dust 
emissions, and at least six inches of freeboard space from the top of the container shall be maintained; 

• Al l  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 i s expressly prohibited except where preceded or accompanied 
by sufficient wetting to limit the visible dust emissions.) (Use of blower devices is expressly forbidden.); 

• Fol lowing the addition of materials to, or the removal of materials from, the surface of outdoor storage piles, said piles 
shall be effectively s tabilized of fugitive dust emissions utilizing sufficient water or chemical s tabilizer/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 s i te with 150 or more vehicle trips per day shall prevent carryout and trackout; 
• Limit traffic speeds on unpaved roads to 15 mph; 
• Ins tall sandbags or other erosion control measures to prevent s ilt run-off to public roadways from s ites with a slope 

greater than one percent; 
• Ins tall wheel washers for all exiting trucks, or wash off all trucks and equipment leaving the THSP Project Area; and 
• Fugi tive dust emanating from the Project site shall not exceed 20 percent opacity, per SJVAPCD Regulation VIII. 
• Appl icant shall consult with the County Public Health Services Department or Ca lifornia Department of Public Health 

to develop a Valley Fever Dust Management Plan that addresses Valley Fever exposure. The Plan shall be provided to 
the Ci ty 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 Ci ty prior to i ssuance 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 
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Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

1, 2015, encourage the use of equipment over 50 horsepower that are on-site for more than 5 days to meet the Tier 
4 s tandards, i f available and feasible. A l ist of construction equipment by type and model year shall be maintained by 
the construction contractor onsite, which shall be available for Ci ty review upon request. 

• Use of alternative-fueled or catalyst-equipped diesel construction equipment, i f available and feasible; and 
• Clearly posted s igns 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 are not available to meet the emissions reductions targets 
outl ined 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 ca lculate the amount of the fees required to offset 
the Project’s impacts. The applicant shall document, to the Ci ty’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 i ssuance 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 4.3-4a: New sensitive land uses including residential, hospital, medical offices, and day care facilities 
located within 500 feet of the I-580 freeway shall be designed to include a ir filtration systems with efficiencies equal to or 
exceeding a  Minimum Efficiency Reporting Value (MERV) 13 (or equivalent system) as defined by the American Society of 
Heating, Refrigerating and Air Conditioning Engineers (ASHRAE) Standard 52.2. The average particle size efficiency (PSE) removal 
based on ASHRAE Standard 52.2 for MERV 13 i s approximately 75 percent for 0.3 to 1.0 μg/m3 (DPM) and 90 percent for 1.0 to 
10 μg/m3 (PM10 and PM2.5). [This is Mitigation Measure 4.3-4a 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 
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Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

systems with fresh air filtration. For operable windows or other sources of ambient air filtration, installation of a central heating, 
venti lation, and a ir conditioning (HVAC) system that includes high efficiency fi lters 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] 
 

 
 

 

Biological Resources 

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] 
 
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 Si te proposed for development, 

individual plant(s) or populations shall plant be avoided whenever possible by delineation and observing a  no 
dis turbance 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 activates 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 Si te 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 Ki t Fox Prior to or During Ground 
Dis turbing Activities (1999)" and the USFWS "San Joaquin Ki t 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 
s i te 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.  
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•  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 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 
l imit 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 mi le.  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 wi ll 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 
l imits 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. Al l  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, Ca lifornia 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. 
9. Developer shall provide a  sensitive species identification and avoidance education program for a l l  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] 
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Mitigation Measure BIO 4.4-1e: Prior to commencement of ground disturbing activities in a ll 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 Si te 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 i s applicable to Areas A, B and C of the Project. 

1. If an active nest site is found, the Project will a llow 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 Ca lifornia Tiger Sa lamander (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 
pos itive 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 
i s  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 wi ll be on s ite during a ll activities that may result in the take of CTS. The biologist will be given 
the authority to s top 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.  

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 s terile hay bales. 

6. A worker tra ining 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 ra iny nights when CTS are most 
l ikely to be moving between their breeding ponds and upland habitat. To the extent possible, nighttime construction 
wi l l 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 a ll 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. 
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1. Survey wi ll occur during the wet season (generally October 15 to April 15), no more than 48 hours before new ground 
dis turbance. 

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 i s  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 
activi ties 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 
fa l l 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: Al l  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 s tatus flora and fauna.  
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 
thi rty (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 
sui table habitat for the burrowing owl and raptor nests shall be restriction to periods outside the breeding season for this 
species.  The breed season for burring 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 
activi ty 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 a ll 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 burros shall be excavated with hand tools by a qualified biologist when 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to and during 
construction. 

 
 
 
 
 
 
 
 
 
 
 

Prior to construction. 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Development Services, 
Engineering, Planning 

 
 
 
 
 
 
 
 
 
 
 

Development Services,  
Planning 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Compliance with project 
conditions of approval. 

 
 
 
 
 
 
 
 
 
 
 

Compliance with project 
conditions of approval. 

 
 
 
 
 



Mitigation, Monitoring, and Reporting Program  

Addendum to the Tracy Hills Specific Plan SEIR   February 2020 
City of Tracy Page–124 

Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

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 
ini tiation 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 
fol lowing guidelines: 

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 bi rds 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 Ci ty 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 Ca l ifornia Fish and Game Code, any vegetation clearing within the Project Si te 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 
activi ties. If a lapse in Project activi ty 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 
del ineate all environmentally sensitive areas that are to be protected in place and remain undisturbed during construction.  
Envi ronmentally sensitive areas would include wetland, 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 
phys ical 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 
fol lowing 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 
i ts  own vol ition or a  qualified biologist wi ll relocate the organism to the nearest burrow that i s 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 confi rm 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] 
 
Mitigation Measure BIO 4.4-3a: The project area includes numerous small episodic drainage features.  If adverse effects to 
them cannot be avoided, then the Project shall notify the appropriate regulatory agency (i .e., USACE, CDFW and RWQCB) prior 
to impacting the feature, to comply with the requisite permitting requirements. 

1. Section 401 of the CWA requires a  water quality certification for discharges and/or adverse impacts to regulated 
waterways and aquatic environments.  The RWQCB is empowered to enforce this regulation through the Water 
Quality Certification Program. For this Project, activities may require a CWA Section 401 Water Quality Certification 
(WQC).   
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2. Section 1600 of the California Fish and Game Code (CFGC) regulates substantial alteration of waters and their adjacent 
riparian lands within the State.  For this Project, activities may require Lake and Streambed Alteration Notification.   

3. If impacts to special aquatic resource areas are ultimately unavoidable within the Project Site, then the applicant 
should develop an informal plan to offset or compensate for adverse effects to these resources to ensure rapid and 
favorable action during any warranted permitting processes.  With regard to Waters of the State, the Project has 
voluntarily elected to offset locales associated with permanent losses, at a  mitigation to impact ratio of 3:1, and 1:1 
for temporary disturbances to regulated waters, riparian habitats or other sensitive natural communities in all areas 
where Project related activities would be expected to adversely affect watercourses, s treams, drainages, and their 
tributaries.  The offset associated with permanent losses would occur by purchasing conservation credits from an 
approved mitigation bank, in-lieu fee program, or equivalent resource agency-approved process.    

4. Avoidance measures being utilized by the Project include but are not be l imited to the fol lowing: 1) complete 
avoidance of wetlands and other water features; 2) construction of structures to maintain natural floodplains; 3) 
ins tallation of open channel drainages, swales or bottomless culvert systems to maintain the integrity of natural water 
features; 4) installation of culverts for wildlife crossings in sensitive and unique habitats to allow connectivity among 
water features or natural lands; 5) use natural/biological materials in armoring of structures (i.e. bridges, culverts, 
etc.) to the greatest extent practical; 6) when feasible, install exclusionary fencing to guide wi ldlife away from 
roadways and into water features or sensitive habitats; and 7) consult with regulatory agencies to determine the most 
envi ronmentally sound methods and alternatives prior to Project implementation.  [This is Mitigation Measure 4.4-3a 
in the THSP SEIR] 

 
Mitigation Measure BIO 4.4-3b: Prior to any ground disturbing activities, a wetland delineation shall be prepared by a  qualified 
biologist to document A Jurisdictional Determination would be required from the USACE documenting isolated conditions and 
lack of jurisdictional authority on the Project site. [This is Mitigation Measure 4.4-3b in the THSP SEIR] 
 
Mitigation Measure BIO 4.4-3c:  A RWQCB Report of Waste Discharge (ROWD) pursuant to the Ca lifornia Water Code Section 
13260 would need to be acquired for impacts to “waters of the State” under the jurisdictional authority of the RWQCB. [This is 
Mitigation Measure 4.4-3c in the THSP SEIR] 
 
Mitigation Measure BIO 4.4-3d: A CDFW Streambed Al teration Agreement shall a lso be obtained, where necessary under 
applicable laws and regulations, for any proposed Project activi ties that would affect State waters regulated by the CDFW within 
the Project Site. [This is Mitigation Measure 4.4-3d in the THSP SEIR] 
 
Mitigation Measure BIO 4.4-4a: A 100-foot setback from the Ca lifornia 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.  These measure 
ensures that known wildlife movement corridors remain intact, and allow for an appropriate number and size of permeable 
wi ldlife passages through Project boundaries, ensuring connectively to areas that a lready 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] 
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Cultural Resources 

Mitigation Measure CUL 4.5-1b: Construction Personnel Training 
Construction supervisory personnel shall be notified of the existence of cultural resources and required to keep personnel and 
equipment away from these areas. A qualified archeologist (see definition under MM 4.5-1a) shall be notified prior to initiation 
of construction activities. During construction and operations, personnel and equipment shall be restricted to the project work 
s i te. [This is Mitigation Measure 4.5-1b in the THSP SEIR] 

Mitigation Measure CUL 4.5-2a: Training and Reporting 
Prior to the initiation of disturbing activities associated with the Project area, all construction personnel shall be alerted to the 
potential for encountering buried or unanticipated cultural and paleontological remains, including prehistoric and/or historical 
resources. Construction personnel shall be instructed that upon discovery of buried cultural materials, all work within a 30 
meter vicinity of the find will be halted immediately, and the lead agency will be notified. Once the find has been identified by 
a  qualified archaeologist, the lead agency shall make the necessary plans for treatment of the find(s) and for the evaluation and 
mitigation of impacts if the find is found to be an historical resource per State CEQA Guidelines as discussed in Section 4.5.4.2. 
[This is Mitigation Measure 4.5-2a in the THSP SEIR] 

Mitigation Measure CUL 4.5-2b: Human Remains 
If human remains are encountered during ground disturbing activities, all work within a  30 meter vicinity of the find will be 
ha l ted immediately, and the City of Tracy and the San Joaquin County Coroner shall be notified. If the remains are determined 
to be Native American, the Native American Heritage Commission shall be notified within 24 hours as required by Public 
Resources Code §5097.94 and §5097.98. The Native American Heritage Commission shall notify the designated Most Likely 
Descendant(s), who will in turn provide recommendations for the treatment of the remains within 48 hours of being granted 
access to the find. [This is Mitigation Measure 4.5-2b in the THSP SEIR] 

Mitigation Measure CUL 4.5-3a: Paleontological Monitoring 
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Paleontological spot check monitoring by a  tra ined pa leontologist (a  tra ined paleontologist should have a  Bachelor of 
Arts/Bachelor of Science in anthropology or related field with an emphasis in paleontology OR adequate training and experience 
in paleontological field methods, and work under the direct supervision of a  qualified paleontologist) of excavations deeper 
than five feet in depth within the Project area, and spot check monitoring of any excavation in valleys in the eastern portion of 
the Project area against the hills in several of the washes (all areas of the Oro Loma Formation as mapped on the USGS Geology 
Map (Dibble 2006)) shall be performed by a tra in paleontologist. [This is Mitigation Measure 4.5-3a in the THSP SEIR] 
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Geology and Soils 

Mitigation Measure GEO 4.6-4: During excavation activities and prior to the placement of fill on the site, a certified geotechnical 
engineer shall be retained by the Project Applicant/future Project Applicants to evaluate subgrade soils for the extent of their 
expansive potential. For areas found to contain soft, potentially expansive clays, the soil shall be removed (i.e., over excavated) 
and/or s tabilized prior to the placement and compaction of fill. Stabilization techniques include, but are not limited to, the 
placement of 18 inches of ½-inch to ¾-inch crushed rock over stabilization fabric (such as Mirafi 500X or equivalent), placement 
of larger, angular stabilization rock (1-inch to 3-inch, clean) and use of chemical treatments such as lime to reduce the soil’s 
expansive potential. In addition, building construction alternatives, such as the use of alternative foundation types (i .e., post-
tension, piles, etc.) versus end-bearing foundations, shall be considered and implemented where appropriate. Final techniques 
shall be (a) developed by a  certified geotechnical engineer or engineering geologist and (b) reviewed and approved by the City 
prior to issuance of a grading permit. [This is Mitigation Measure 4.6-4 in the THSP SEIR] 
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Greenhouse Gas Emissions 

Mitigation Measure GHG 4.7-1: The Project shall include, but not be limited to, the following list of design features.  These 
features shall be incorporated into the design of the Project to ensure consistency with adopted statewide plans and programs 
to the extent feasible.  Project applicants shall demonstrate the incorporation of design features of the Project prior to the 
i ssuance of building or occupancy permits, as noted below. 
Transportation 

• Provide pedestrian connections to the off-site ci rculation network (building permit triggers).   
• For commercial uses, implement a  trip reduction program, for which all employees shall be eligible to participate 

(occupancy permit). 
• Provide a ride sharing program, for which all employees shall be eligible to participate (occupancy permit). 
• Provide amenities for non-motorized transportation (i .e., secure bicycle s torage, changing rooms, and showers) 

(bui lding permit). 
• Provide transit shelters for all transit stops within the Project (building permit triggers and coordination with TRACER.). 
• Include traffic ca lming measures at Project intersections and on roadways where feasible (tentative map).Employers 

shall provide parking cash-out programs for employees (100 percent of employees eligible).  
Energy Efficiency 

• Des ign buildings to be energy efficient and meet or exceed Ti tle 24 requirements (per Measure E-1 of the Ci ty’s 
Sustainability Action Plan (building permit). 

• Ins tall “cool” roofs and cool pavements, and s trategically placed trees as applicable.  
• Ins tall high efficiency lighting, and energy efficient heating and cooling systems (building permit). 
• Ins tall high energy efficient appliances (clothes washers, dishwashers, fan, and refrigerators) (occupancy permit).  
• Ins tall programmable thermostats (building permit). 

 
 

Prior to construction. 
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• Des ign buildings to reduce energy use through solar orientation and take advantage of landscaping and sun screens 
(bui lding permit).  

• Reduce unnecessary outdoor l ighting (building permit). 
Water Conservation and Efficiency 

• Ins tall water-efficient i rrigation systems (building permit).  
• Landscaping shall consist of drought tolerant native species with water-efficient characteristics (building permit). 
• Comply with Municipal Code Section 21.20.050, Efficient Landscape Standards (building permit). 
• Ins tall water-efficient fixtures (e.g., faucets, toilets, showers) (building permit). 
• Ins tall infrastructure for recycled water per the Ci ty’s Infrastructure Master Plan (building permits). 

Sol id Waste  
• Reuse and recycle construction and demolition waste (including, but not limited to, soil, vegetation, concrete, 

lumber, metal, and cardboard) (building permit). 

• Provide interior and exterior s torage areas for recyclables and adequate recycling containers located in public areas 
(occupancy permit). [This is Mitigation Measure 4.7-1 in the THSP SEIR]  

 

Hazards and Hazardous Materials 

Mitigation Measure HAZ 4.8-1: Faci lities that s tore, handle or use regulated substances as defined in the Ca lifornia Health and 
Safety Code 25532 (g) in excess of threshold quantities shall prepare and implement, as necessary, ri sk management plans 
(RMP) for determination of ri sks to the community.  The RMP wi ll be reviewed and approved by the San Joaquin County 
Envi ronmental Health Department (EHD) through the Certified Unified Program Agencies (CUPA) process. [This is Mitigation 
Measure 4.8-1 in the THSP SEIR]  

Mitigation Measure HAZ 4.8-2a: Prior to i ssuance of grading permits, a Phase II ESA focused on soil sampling and soil vapor 
sampling shall be conducted near the location of the underground crude oil pipelines, as determined by a  qualified Phase II/Site 
Characterization specialist. The sampling shall be conducted in consultation with Conoco Phillips, Shell and the San Joaquin 
(EHD), with regard to potential contaminated soils from pipeline leaks.  Upon completion of site characterization activities, the 
Si te Characterization specialist shall recommend remedial activities, i f necessary, subject to approval of the Ci ty of Tracy 
Engineering Division in consultation with the appropriate pipeline operators and the San Joaquin Envi ronmental Health 
Department.  This recommendation from the Phase II ESA shall be implemented to the satisfaction of EHD.  [This is Mitigation 
Measure 4.8-2a in the THSP SEIR] 

Mitigation Measure HAZ 4.8-2b: Prior to i ssuance of grading permits, the Project Applicant shall work with Conoco Phillips and 
Shell to implement and observe a site damage-prevention plan to the satisfaction of the Ci ty of Tracy Engineering Division. This 
may potentially include the following: 

• Des igning a site development plan incorporating permanent land use over the pipeline right-of-way that minimizes 
the potential for damage to the lines (as discussed above, this is already an integrated plan design feature, but is listed 
here because it is an important component of a damage prevention plan); 

• Prominently marking the line locations prior to site development, maintaining markings throughout the development 
process, and final marking after work is complete; 

 
Prior to construction. 
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• Communicate plans for significant excavation or land contouring work; 
• Identify changes in land contour that could significantly reduce the soil cover over the pipelines; 
• Evaluate the effects of heavy construction vehicles crossing the lines, designate areas for heavy construction vehicles 

to cross  the l ines, and provide temporary fill or other temporary protection over the lines where necessary; 
• Minimize installations of new buried utilities and services across the existing pipelines; 
• Evaluate whether the existing lines should be lowered to increase vertical separation between the pipelines and new 

surface features; and 
• Develop other damage-prevention measures as may be necessary. 

In addition to the damage prevention measures l isted above, the Project Applicant and the pipeline operators should consider 
other measures for reducing risk suggested in the Pipelines and Informed Planning Alliance (PIPA) recommended practices on 
informed land use. PIPA recommended practices are not “mandated”, but they are best management practices intended 
to reduce risk and enhance pipeline safety. [This is Mitigation Measure 4.8-2b in the THSP SEIR] 

Mitigation Measure HAZ 4.8-3: The proposed underground storm drain system, roadways, graded s lopes, and final surface 
topography shall be designed and constructed in accordance with the recommendations outlined in the Liquid Petroleum 
Pipeline Risk and California Aqueduct Flood Risk for the Proposed Tracy Hills School Site, Jefferson School District, Ci ty of Tracy, 
San Joaquin County, Ca lifornia prepared by Wilson Geosciences, Inc. dated May 2013 and to the satisfaction of the City of Tracy 
Engineering Division. [This i s Mitigation Measure 4.8-3 in the THSP SEIR] 

Mitigation Measure HAZ 4.8-4: In accordance with the Pipeline Safety Hazard Assessment, Tracy Hills Specific Plan prepared by 
PlaceWorks dated September 2014, proposed development adjacent to the natural gas and/or crude oil pipelines shall 
implement the following measures: 

1. Incorporate a  minimum 13-foot setback distance from the centerline of the Phi llips 66 pipeline to the nearest 
bui ldings/structures in the proposed development. 

2. Incorporate a minimum setback distance of 25 feet from the centerline of any pipeline within the two natural gas 
pipelines and the Chevron crude oil pipeline. This would result in an additional 15 feet on the northeast side of the 
PG&E easement and an additional 20 feet on the southwest side of the easement to be dedicated as open space or 
public space or used for landscaping. 

3. Incorporate designated land uses over the pipeline easements, such as public space, open space, or green space, to 
minimize the potential for third party damage. 

4. Mark the pipeline locations prior to THSP development, maintaining the markings throughout the development 
process, and installing final markings after the work is complete. 

5. Coordinate with the pipeline operators when development calls for excavation or utility trenching near the pipelines. 
6. Al l  contractors must initially pothole or hand dig to the proposed depth of the utility trench or excavation i f working 

within 25 feet of the pipeline easements. 
7. Consult with the pipeline operators on whether heavy construction vehicles with axle loads greater than 15,000 

pounds would create stress on the pipelines at their current burial depths when crossing the lines and/or easements. 
Es tablish temporary fi ll or other protective measures as needed and establish permanent crossing areas for vehicles 
in excess of 15,000 pounds. 
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8. Avoid placing new utilities and services within the pipeline easements and minimize utility crossings over the pipeline
easements to the extent feasible.

9. Select landscaping vegetation with shallow root s tructures within the setback zone to avoid root s tructures that
damage pipeline coatings.

10. Avoid planting trees that prevent direct observation of the pipelines by aerial patrol.
11. Use non-flammable fencing along the pipeline easement.
12. Manage s torm water runoff to prevent erosion of the pipeline bedding.
13. Maintain access to the pipelines by pipeline personnel and first responders in the event of an emergency.
14. Project Applicants or sales representatives shall disclose to potential occupants regarding the proximity of the natural 

gas  and crude oi l pipelines, as required in accordance with Assembly Bi ll 1511 – Real Property: Disclosures:
Transmission Pipeline.

15. Home Owners Associations (HOA) shall maintain an emergency contact list with phone numbers of the local police,
fi re department, and pipeline operators (PG&E, Chevron, Phillips 66, and Shell).

16. Coordinate with the pipeline companies so that the property occupants are notified i f excavation or maintenance
activi ties for the pipelines are planned along the pipeline easements.

17. Report any roadwork or underground uti lity work that involves digging in or near the pipelines to the pipeline
companies.

18. Report immediately any odors or leakage from the pipelines to the pipeline operator and local emergency response 
personnel (i.e., the Tracy Fi re Department).

19. HOAs  shall maintain at an appropriate on-site location an emergency response plan that outlines emergency
procedures to be followed in the event of a pipeline release. 

For additional detail refer to the September 2014 Pipeline Safety Hazard Assessment, Tracy Hills Specific Plan. [This is Mitigation 
Measure 4.8-4 in the THSP SEIR] 

Mitigation Measure HAZ 4.8-5: The Project Applicant shall secure all necessary approvals through the California Department of 
Education and Department of Toxic Substances Control for the proposed school site in THSP Phase 1. [This is Mitigation Measure 
4.8-5 in the THSP SEIR] 

Mitigation Measure HAZ 4.8-6: The proposed retention basins have been designed and constructed in accordance with the 
recommendations outlined in the Federal Aviation Administration Advisory Ci rcular No. 150/5200-33B to control hazardous 
wi ldlife. In the event that the basins do not have a  drawdown time of 48 hours following a s torm event, the Project Applicant 
shall fund and the Ci ty shall use physical barriers, such as bi rd balls, wires, grids, pillows or netting, to prevent access of 
hazardous wildlife to open water and minimize aircraft-wildlife interactions which shall be approved and inspected by the City. 
In addition, all vegetation in or around the basins that provide food or cover for hazardous wildlife should be eliminated. [This 
i s  Mitigation Measure 4.8-6 in the THSP SEIR] 

Refer to Mitigation Measure LU 4.10-1 in Section X, Land Use.  

Prior to construction. 

Prior to construction. 

Prior to construction. 
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Planning 

Development Services, 
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Refer to Mitigation Measures PSR 4.12-1, 4.12-2, and 4.12-3 in Section XII, Public Services and Utilities.  

To mitigate the fire protection hazards associated with wildland fires, the Applicant shall: 

Mitigation Measure HAZ 4.8-8a: Provide a  100-foot firebreak between developed areas and any land that is covered with 
flammable material such as grass, brush, or forest covered land, including conservation easements (including but not limited to 
CE 1, CE 2, and CE 3), but excluding conservation corridors. Grasses or weeds including the conservation corridor, that can be 
expected to burn shall be cattle grazed, disked or mowed to a height of no more than 4 inches pursuant to the terms of the 
adopted Preserve Management Plan (dated October 2011), and in accordance with City of Tracy Municipal Code in order to 
minimize the amount of fuel to sustain or allow the spread of fi re. [This is Mitigation Measure 4.8-8a  in the THSP SEIR] 

Mitigation Measure HAZ 4.8-8b: Provide fi re department access to a l l easement corridors and conservation easements 
(including but not l imited CE 1, CE 2, and CE 3) for the purpose of suppressing wildland fires outside of firebreaks. [This is 
Mitigation Measure 4.8-8b in the THSP SEIR] 

Mitigation Measure HAZ 4.8-8c: Al l  new buildings that are located on the south side of I-580 and immediately adjacent to 
conservation easements (including but not limited to portions of CE 1, Southern CE 2, and CE 3) shall include measures that 
increase the likelihood that a structure would withstand intrusion by fi re. This shall be accomplished by constructing those 
bui ldings on the edge of development to the standards of the California Building Code, Chapter 7A, Building and Construction 
Methods for Exterior Wildfire Exposure. [This is Mitigation Measure 4.8-8c in the THSP SEIR] 

Prior to and during 
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Prior to and during 
construction.  
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Compliance with project 
conditions of approval. 

 
 
 

Compliance with project 
conditions of approval. 

 
 

Compliance with project 
conditions of approval. 

 
 
 

Hydrology and Water Quality 

Mitigation Measure HYDRL 4.9-1a: Prior to issuance of a grading or building permit, whichever occurs first, all Project Applicants 
shall demonstrate to the Ci ty of Tracy compl iance with NPDES General Construction Activi ties Storm Water Permit 
Requirements established by the Clean Water Act (CWA), including the preparation of a Storm Water Pollution Prevention Plan 
(SWPPP).  The SWPPP shall identify specific types and sources of stormwater pollutants, determine the location and nature of 
potential impacts, and specify appropriate control measures to eliminate any potentially significant impacts on receiving water 
quality from stormwater runoff.  The SWPPP shall comply with the most current s tandards established by the Central Valley 
RWQCB. Best Management Practices shall be selected from a  menu according to site requirements and shall be subject to 
approval by the Ci ty Engineer and Central Valley RWQCB. [This is Mitigation Measure 4.9-1a in the THSP SEIR] 

Mitigation Measure HYDRL 4.9-1b: Prior to issuance of a grading or building permit, whichever occurs first, all Project Applicants 
shall submit to the Ci ty Engineer for review a  draft copy of the Notice of Intent (NOI) and SWPPP.  After approval by the City, 
the NOI and SWPPP shall be sent to the State Water Resources Control Board for approval. [This is Mitigation Measure 4.9-1b 
in the THSP SEIR] 

Mitigation Measure HYDRL 4.9-2: Al l  Project Applicants shall submit and obtain City approval of a drainage plan to the City of 
Tracy for on-site post-construction BMP drainage improvements consistent with the Tracy Hills Storm Drain Master Plan.  Once 
Ci ty approval is received, all Project Applicants shall construct the drainage improvements as necessary and in accordance with 
the timing described in the Tracy Hills Storm Drain Master Plan. [This is Mitigation Measure 4.9-2 in the THSP SEIR] 

Mitigation Measure HYDRL 4.9-3: Al l  Project Applicants shall implement the following measures: 

 
Prior to construction. 

 
 
 
 
 
 
 

Prior to construction. 
 
 
 
 

Prior to and during 
construction. 

 

 
Development Services, 
Engineering, Planning 

 
 
 
 
 
 

Development Services, 
Engineering 

 
 

 
Development Services, 
Engineering, Planning 

 

 
Compliance with project 
conditions of approval. 

 
 
 
 
 
 

Compliance with project 
conditions of approval. 

 
 
 

Compliance with project 
conditions of approval. 

 



Mitigation, Monitoring, and Reporting Program  

Addendum to the Tracy Hills Specific Plan SEIR   February 2020 
City of Tracy Page–133 

Mitigation, Monitoring, and Reporting Program 

Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party 

Monitoring/ 

Reporting Method 

1. Shall implement sound Integrated Pest Management (IPM) principles and practices in an effort to minimize the use of 
pesticides in common landscaped areas, open space areas, or park areas.  These programs shall include setting 
acceptable thresholds of infestations and a process for determining the best prevention or treatment method for a 
given pest.  Pest problems in common landscaped areas, open space areas, or park maintenance shall be managed 
through prevention and treatment using physical, mechanical and biological controls.  The use of toxic pesticides will 
be implemented only after other non-toxic approaches or products have been determined infeasible.  Fertilizers shall 
be applied sparingly, and shall be derived from natural sources, such as fish emulsion or manure. 

2. Shall cooperate with the Ci ty to create a  public education program for future business owners to increase their 
understanding of water quality protection, which should include but not be limited to:  

• Hazardous material use controls;  
• Hazardous materials exposure controls; 
• Hazardous material disposal and recycling. 

3. Encourage the use of a lternative methods to avoid hazardous materials to the extent feasible, and prohibit the 
dumping of hazardous materials in open space areas or the s torm drain system. [This i s Mitigation Measure 4.9-3 in 
the THSP SEIR] 

 
Mitigation Measure HYDRL 4.9-4: Al l  Project Applicants within the 100-year floodplain shall submit and obtain approval of 
grading and building plans that demonstrate that the building’s finished floor elevations are a  minimum of 1 foot above the 
100-year flood elevation for Corral Hollow Creek, and meet the requirements to withstand a 200-year flood per the ULOP 
Cri teria. [This is Mitigation Measure 4.9-4 in the THSP SEIR] 
 

 
 

Prior to and during 
construction. 
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Land Use 

LU 4.10-1: All tentative and final maps within the THSP shall conform to the provisions of the 2009 ALUCP (or 
the ALUCP in effect at the time of Project Applicant submissions), including but not limited to: 

• Land use restrictions of the ALUCP; 

• All proposed school sites within a 2 mile radius of the airport runway must obtain approval by the State 
Department of Transportation Division of Aeronautics. [This is Mitigation Measure 4.10-1 in the THSP 
SEIR] 

Prior to approval of tentative 
and final subdivision maps 

Development and 
Engineering Services 

Review site plans and ALUCP 
requirements 

Noise 

Mitigation Measure NOI 4.11-1: Prior to the i ssuance of demolition permits or ground disturbing activities (whichever occurs 
fi rs t), the Contractor shall demonstrate to the satisfaction of the City of Tracy Engineering and Building Divisions that the Project 
complies with the following: 

• Construction contracts specify that a ll construction equipment, fi xed or mobile, shall be equipped with properly 
operating and maintained mufflers and other s tate required noise attenuation devices. 

• Property occupants located adjacent to the Project boundary shall be sent a  notice, at least 15 days prior to 
commencement of construction of each phase, regarding the construction schedule of the Project. A sign, legible at a 
dis tance of 50 feet shall also be posted at the Project construction site. All notices and signs shall be reviewed and 
approved by the City of Tracy Planning Division prior to mailing or posting and shall indicate the dates and duration of 

Prior to the issuance of 
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construction activities, as well as provide a contact name and a telephone number where residents can inquire about 
the construction process and register complaints. 

• The Contractor shall provide evidence that a construction staff member would be designated as a Noise Disturbance 
Coordinator and would be present on-site during construction activities. The Noise Disturbance Coordinator shall be 
responsible for responding to any local complaints about construction noise. When a complaint is received, the Noise 
Dis turbance Coordinator shall notify the Ci ty within 24-hours of the complaint and determine the cause of the noise 
complaint (e.g., s tarting too early, bad muffler, etc.) and shall implement reasonable measures to resolve the 
complaint, as deemed acceptable by the Planning Division. All notices that are sent to residential units immediately 
surrounding the construction site and all signs posted at the construction site shall include the contact name and the 
telephone number for the Noise Disturbance Coordinator. 

• During construction, s tationary construction equipment shall be placed such that emitted noise is directed away from 
sensitive noise receivers. 

• Construction activities shall occur between the hours of 7:00 AM and 10:00 PM daily pursuant to Section 9.12.030 and 
Section 4.12.820 of the Tracy Municipal Code. [This is Mitigation Measure 4.11-1 in the THSP SEIR] 

 
Mitigation Measure NOI 4.11-3a: Prior to i s suance of any Building Permit, the Project applicant shall demonstrate, to the 
satisfaction of the City of Tracy, compliance with the following:  

• To the extent possible, all mechanical equipment shall be oriented away from the nearest noise sensitive receptors; 
and 

• Al l  mechanical equipment shall be screened and enclosed to minimize noise or the equipment shall be factory rated 
at a  noise level that would comply with the noise l imits set forth in the Ci ty’s Municipal Code. [This is Mitigation 
Measure 4.11-3a in the THSP SEIR] 

 
Mitigation Measure NOI 4.11-3b: Where a  commercial zone abuts a  residential zone or residential use, a ll deliveries of goods 
and supplies; trash pick-up (including the use of parking lot trash sweepers); and the operation of machinery or mechanical 
equipment which emits noise levels in excess of 65 dBA, as measured from the closest property line to the equipment, shall 
only be allowed between the hours of 7:00 AM and 10:00 PM, unless otherwise specified in an approved conditional use permit 
or other discretionary approval. [This is Mitigation Measure 4.11-3b in the THSP SEIR] 
 
Mitigation Measure NOI 4.11-3c: Al l  feasible sound attenuation shall be incorporated into the parking areas (i .e., landscaping 
and brushed driving surfaces), such that noise from parking area has been minimized to the greatest extent practicable such 
that parking lot noise would not exceed the standards indicated in Tracy Municipal Code Section 4.12.750 (General Sound Level 
Limits).  [This is Mitigation Measure 4.11-3c in the THSP SEIR] 
 
Mitigation Measure NOI 4.11-3d: Prior to the issuance of Building Permits, any residential development within 2,040 feet of 
the I-580 centerline shall be designed in compliance with the California Building Code (CBC) and an Acoustical Noise Analysis 
shall be prepared to ensure that the Ci ty of Tracy’s exterior and interior noise level standards defined in General Plan Figure 9-
3, Land Use Compatibility for Community Noise Environment, are met at all residential, commercial, and recreational land uses. 
The analysis shall verify that residences are adequately shielded and/or located at an adequate distance from mobile noise 
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sources. Residential buildings or s tructures shall be designed to ensure interior noise levels do not exceed 45 dBA. In addition, 
individual developments shall, to the extent feasible, implement site-planning techniques such as the following:  

• Increasing the distance between the noise source and the receiver; 
• Using non-noise sensitive s tructures such as garages to shield noise-sensitive areas; 
• Orienting buildings to shield outdoor spaces from a noise source; 
• Incorporating architectural design strategies, which reduce the exposure of noise-sensitive spaces to stationary noise 

sources (i.e., placing bedrooms or balconies on the s ide of the house facing away from noise sources). These design 
s trategies shall be implemented as required by the City to comply with City noise standards; 

• Incorporating noise barriers, walls, or other sound attenuation techniques, as required by the Ci ty to comply with City 
noise standards; and 

• Modifying elements of building construction (i.e., walls, roof, ceiling, windows, and other penetrations), as necessary 
to provide sound attenuation. This may include sealing windows, installing thicker or double-glazed windows, locating 
doors  on the opposite side of a building from the noise source, or installing solid-core doors equipped with appropriate 
acoustical gaskets. [This is Mitigation Measure 4.11-3d in the THSP SEIR] 

 
Mitigation Measure NOI 4.11-3e: Prior to the issuance of Grading Permits, any residential development associated with the 
THSP Bui ldout (i.e., development other than Phase 1a) located within 260 feet of the Union Pacific Railroad corridor shall have 
an Acoustical Analysis prepared to fully analyze acoustical impacts and develop measures, i f required, to ensure that the City’s 
exterior s tandards of 70 dBA would be achieved for the proposed land uses that are subject to noise from tra in pass-bys. The 
analysis shall conduct detailed tra in noise modeling to verify that residences are adequately shielded and/or located at an 
adequate distance from the rail corridor to comply with the City’s exterior s tandards. The analysis shall also ensure that interior 
noise levels do not exceed 45 dBA. [This is Mitigation Measure 4.11-3e in the THSP SEIR] 
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Public Services and Utilities 

Mitigation Measure PSR 4.12-1: As  part of the application process for each individual development under the Specific Plan, the 
Project applicant shall be required to pay the applicable development impact fees. [This is Mitigation Measure 4.12-1 in the 
THSP SEIR] 
 
Mitigation Measure PSR 4.12-2: Prior to i ssuance of the first building permit, the developer shall construct an all-whether, 
emergency vehicle access to all points of the Project site from Lammers Road (including crossings of the Delta Mendota Canal, 
Union Pacific Railroad, and Ca lifornia Aqueduct).  The emergency vehicle access shall be available to police, fire, and all other 
necessary and relevant emergency responders.  The design, location, and maintenance of the access shall meet Ci ty standards 
to the satisfaction of the Fire Chief.  The access shall be continuously maintained by the developer until permanent access is 
developed and accepted for maintenance by the Ci ty. [This is Mitigation Measure 4.12-2 in the THSP SEIR] 
 
Mitigation Measure PSR 4.12-3: As  determined by the Fire Chief and in accordance with adopted standards of coverage Prior 
to final inspection or certificate of occupancy for the 289th house within Tracy Hills, a fire station and all related equipment 
shall be constructed and operational in Phase 1A to serve Tracy Hills in accordance with the Citywide Public Safety Master Plan.  
Additional station(s) shall subsequently be constructed and operational, the design of which shall be in accordance with the 
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Citywide Public Safety Master Plan, and adopted standards of coverage, to the satisfaction of the Fire Chief. [This i s Mitigation 
Measure 4.12-3 in the THSP SEIR] 

Mitigation Measure PSR 4.12-4a: The Project applicant of individual projects within the THSP Project Area shall consult with 
the Police Department during preliminary stages of site design to review safety features, determine their adequacy, and suggest 
des ign and/or physical improvements to the proposed site plan. This is achieved through the Ci ty’s development review process, 
which currently i s coordinated with various Ci ty Departments’ review of new development proposals. [This i s  Mitigation 
Measure 4.12-4a in the THSP SEIR] 

Mitigation Measure PSR 4.12-5b: As  part of the application process for each individual development under the Specific Plan, 
the Project applicant shall be required to pay the applicable development impact fees. [This is Mitigation Measure 4.12-5b in 
the THSP SEIR] 

Mitigation Measure PSR 4.12-6: Developers of subsequent phases of the Project (beyond Phase 1a) will be required to prepare 
SB 221 analysis for each subsequent phase of development. [This is Mitigation Measure 4.12-6 in the THSP SEIR] 

Mitigation Measure PSR 4.12-7a: As  part of the development process for each individual site-specific development under the 
Specific Plan, the Ci ty shall review flow monitoring, at the applicant’s cost, to determine available capacity. If the City 
determines, based on technical and legal constraints and other relevant data, that existing capacity is available to serve the 
development at issue, then no further mitigation is required.  However, if the City determines, based on technical and legal 
constraints and other relevant data, that existing capacity i s not ava ilable to serve the development at i s sue, then the 
improvements as identified in the Master Plan must be constructed that are necessary to create the additional capacity 
required, subject to any applicable credit and/or reimbursement provisions, as determined by the Ci ty. [This i s Mitigation 
Measure 4.12-7a in the THSP SEIR] 

Mitigation Measure PSR 4.12-8b: As  part of the development process for each individual site-specific development under the 
Specific Plan, the applicant shall pay its applicable development impact fees for wastewater facilities prior to issuance of building 
permits. [This is Mitigation Measure 4.12-8b in the THSP SEIR] 

Prior to construction. 

Prior to construction. 

Prior to construction. 

Prior to and during 
construction. 

Prior to construction. 

Development Services, 
Engineering, Planning 

Development Services, 
Planning 

Development Services, 
Planning 

Development Services, 
Engineering, Planning 

Development Services, 
Planning 

Compliance with project 
conditions of approval. 

Compliance with project 
conditions of approval. 

Compliance with project 
conditions of approval. 

Compliance with project 
conditions of approval. 

Compliance with project 
conditions of approval. 

Transportation 

Mitigation Measure TRANS 4.13-7b: The Applicant shall pay the applicable City TIF, County TIF, SJCOG RTF, the JPA TIF, and any 
other applicable transportation fees that may be in place when individual projects are processed under the THSP in accordance 
with applicable laws and regulations. [This is Mitigation Measure 4.13-7b in the THSP SEIR] 

Mitigation Measure TRANS 4.13-2: To achieve compliance with CIR-3 Policy P4 and P6, the bicycle and pedestrian improvement 
connections from the THSP to the Ci tywide Network shall be implemented when the roadway infrastructure i s required as 
determined at approval of each final map or i ssuance of building permits by the Ci ty Engineer. The pedestrian and bicycle 
faci lities are included in the Ci ty of Tracy’s typical cross sections and in the Ci ty TIF.  Bicycle and pedestrian facilities within the 
THSP area shall be implemented with each building permit application/final map approval. Widening Corral Hollow Road and 
constructing and widening Lammers Road shall be in place when the project generates 2,588 AM peak hour trips. [This is 
Mitigation Measure 4.13-2 in the THSP SEIR] 

Triggers as stipulated in Table 
4.13-68 of Tracy Hills Specific 

Plan Subsequent EIR 

Triggers as stipulated in Table 
4.13-68 of Tracy Hills Specific 

Plan Subsequent EIR 

Development Services, 
Engineering  

Development Services, 
Engineering 

Obtain proof of payment and 
retain for administrative record 

Plan review, Site inspection 
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MEMORANDUM 

From:     Frederik Venter and Colin Ogilvie, Kimley‐Horn and Associates 

To:     Scott Claar, City of Tracy 

Date:  October 8, 2019 

Re:  Tracy Hills Specific Plan Amendment for KT Project – Transportation Consistency Analysis

The purpose of this memorandum is to evaluate the consistency of the proposed Tracy Hills Specific Plan (THSP) 
Amendment for the KT Project (Project) with the traffic assumptions and supporting analysis in the previously‐
certified Tracy Hills Subsequent Environmental Impact Report (EIR), dated January 2016.  

Introduction 

It is our understanding that the Project proposes a Specific Plan Amendment to re‐designate properties within the 
current boundaries of the Tracy Hills Specific Plan, specifically in the areas referred to as the KT Project. Notably, 
the Project proposes to re‐designate and shift the land uses/designated zoning districts as follows:  

 General Highway Commercial (GHC): decrease of 35.8 acres
 Medium Density Residential (MDR): increase of 21.3 acres
 General Commercial with Medium Density Residential Overlay: increase of 8.9 acres
 Conservation Easements: increase of 5.6 acres

The land use plan comparison between approved and proposed THSP from the Project application is shown in 
Table 1. Values that are struck through denote the approved land use areas and values that are underlined denote 
the proposed land use areas. 

Attachment E
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Table 1: Summary of Approved THSP and Proposed Amendment to THSP 

 
 
The zoning district maps for the approved Specific Plan and the proposed Specific Plan amendment are shown in 
Figure 1 and Figure 2, respectively. The areas with a proposed land use change are denoted. 
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Figure 1: Approved Tracy Hills Zoning District Map 
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Figure 2: Proposed Tracy Hills Zoning District Map 

 
 

Land Use Changes 
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Trip Generation 

A  trip  generation  comparison  between  the  certified  Subsequent  EIR  Buildout  trips  and  the  proposed  THSP 
Amendment Buildout  trips  is provided below. Two  trip generation comparisons have been completed  for  this 
analysis to analyze the differences if the General Highway Commercial w/Medium Density Residential Overlay is 
developed as commercial only or as residential only: 

 General Highway Commercial – 65,906 square feet 
 Medium Density Residential – 56 dwelling units 

The total trips generated for the approved Specific Plan is 7,831 (3,947 IN / 3,884 OUT) AM peak hour trips and 
14,064 (7,048 IN / 7,016 OUT) PM peak hour trips.  
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Overlay as General Highway Commercial Only 
Table 2 shows the Project trip generation comparison between the approved THSP and the proposed Project with 
the overlay area being comprised of 65,906 square feet of General Highway Commercial.  
 
Based on the proposed amended THSP, the Project is anticipated to generate 7,030 (3,424 IN / 3,606 OUT) AM 
peak hour trips and 12,612 (6,373 IN / 6,239 OUT) PM peak hour trips.  
 
The overall AM peak hour trips decrease by 801, and the overall PM peak hour trips decrease by 1,452.   
 
Table 2: Trip Generation with Overlay as General Highway Commercial Only 

 
Notes: 
DU = Dwelling Units, Emp. = Employees 
1. Trip generation rates and Approved Specific Plan Buildout trips taken from the Tracy Hills Specific Plan Recirculated Draft Subsequent Environmental 
Impact Report, October, 2015 
2. The EIR used 0.48 for the AM peak hour school trip generation rate calculations instead of the 0.45 that was listed 
3. The bold and underlined land uses denote proposed changes. 
Source: Kimley‐Horn, September, 2019 
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A cumulative trip generation for previously approved projects within THSP plus the KT Project was completed to 
compare the new trip generation with the EIR mitigation measures. See Table 3 for the trip generation. The 
cumulative trip generation does not meet any new implementation triggers. 
 
Table 3: Cumulative THSP Trip Generation with KT Project (Commercial Overlay) 

Cumulative Trip Generation 

Project  AM Peak Hour  PM Peak Hour 
Phase 1a  1542  2299 
KT Project ‐ Overlay as General 
Highway Commercial Only  363  668 

Total  1905  2967 
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Overlay as Medium Density Residential Only 

Table 4 shows the Project trip generation comparison between the approved THSP and the proposed Project with 
the overlay area being comprised of 56 Medium Density Residential dwelling units. 
 
Based on the proposed amended THSP, the Project is anticipated to generate 6,772 (3,251 IN / 3,521 OUT) AM 
peak hour trips and 12,145 (6,158 IN / 5,987 OUT) PM peak hour trips.  
 
The overall AM peak hour trips decrease by approximately 1,059, and the overall PM peak hour trips decrease by 
approximately 1,919.  
 

Table 4: Trip Generation with Overlay as Medium Density Residential Only 

 
 
Notes: 
DU = Dwelling Units, Emp. = Employees 
1. Trip generation rates and Approved Specific Plan Buildout trips taken from the Tracy Hills Specific Plan Recirculated Draft Subsequent Environmental 
Impact Report, October, 2015 
2. The EIR used 0.48 for the AM peak hour school trip generation rate calculations instead of the 0.45 that was listed 
3. The bold and underlined land uses denote proposed changes. 
Source: Kimley‐Horn, September, 2019   
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A cumulative trip generation for previously approved projects within THSP plus the KT Project was completed to 
compare the new trip generation with the EIR mitigation measures. See Table 5 for the trip generation. The 
cumulative trip generation does not meet any new implementation triggers. 
 
Table 5: Cumulative THSP Trip Generation with KT Project (Residential Overlay) 

Cumulative Trip Generation 

Project  AM Peak Hour  PM Peak Hour 
Phase 1a  1542  2299 
KT Project ‐ Overlay as Medium 
Density Residential Only  105  201 

Total  1647  2500 

 
 
Conclusion 

Based on the trip generation comparisons the proposed KT Project will generate less trips in both the AM and PM 
peak  hours  compared  to  the  approved  THSP.  Therefore,  no  additional mitigation measures  other  than  those 
previously  identified  will  be  required.  The  Project  also  does  not  trigger  any  mitigation  measures  based  on 
cumulative THSP trip generation. 
 
The Project applicant will be required to provide access to the KT Project consistent with city standards and the 
City of Tracy TMP in effect at the time of Project approval. The access will be subject to review and approval by 
the City Engineer during the conditions of approval process. 
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MEMORANDUM 

From:     Frederik Venter, P.E., Colin Ogilvie, Kimley‐Horn and Associates 
 

To:     Robert Armijo, P.E., City of Tracy 

Date:  February 24, 2020 

Re:  Tracy Hills KT Vesting Tentative Map Review 

               
1. Executive Summary 
This  memorandum  evaluates  the  KT  Vesting  Tentative  Map  (the  “Project”)  provided  by  RJA  (dated 
November 5, 2019, revised February 4, 2020). KT proposes to construct 185 Medium Density Residential 
Dwelling Units and reserve space for 8.59 Acres of General Highway Commercial. This review evaluates 
the internal roadway network with full development of the Tracy Hills Specific Plan (THSP) area east of 
Corral  Hollow  Road  in  order  to  construct  or  reserve  right  of  way  for  the  internal  roadways.  This 
memorandum also reviews several intersections along Corral Hollow Road, from Interstate 580 to Linne 
Road, under Near‐Term Plus KT Homes conditions. 
 
A summary of analysis findings from the KT Vesting Tentative Map review include the following: 
 
KT Homes Only plus background growth through 2025 plus Phase 1A. 

a. Corral Hollow Road & Tracy Hills Drive/Street D: 
1. Southbound: One left turn, one right turn and one through lane 
2. Northbound: One left turn, one right turn and one through lane 
3. Westbound: One left turn, one shared through and right turn lane. However, this layout may 

result in interim curb, signal and pedestrian crossing, which will be funded by the project as 
interim  improvements.  The  developer  must  provide  intersection  layouts  indicting  this 
geometry for review. The layouts must show the ultimate layout as well. 

4. Eastbound: Same as existing ‐ One shared through and right turn lane, two left turn lanes 
5. Signal timing: Modified signal timing plans for AM and PM and school midday.   
6. Add signal poles and curb/sidewalk as required. 

 
b. Corral Hollow Road/Street A RIRO Driveway: 

1. Northbound: One  right  turn  lane  in  addition  to  the  future  two  through  lanes  to  separate 
through traffic from right turning vehicles.  

2. Provide a raised median on Corral Hollow Drive to prevent left turns in and out of the site.  
3. Westbound: one right turn lane exiting the development 
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c. KT On‐site: 

1. Street D between Corral Hollow Road and Street C: 1 lane westbound and 1 lane eastbound. 
Geometric  layout  plans  indicating  proposed  and  ultimate  layouts  must  be  provided  for 
review.  Interim  improvements  that may  have  to  be modified  later will  be  funded  by  the 
developer. 

2. Modify the ROW at the intersection of Street D and the eastern KT retail driveway be a future 
single lane roundabout with an eastbound right turn slip lane. 

3. Intersection of Street D and Street C to be a mini roundabout or T‐intersection with eastbound 
stop control.  

4. Add  protected  bicycle  facilities  on  Street  D.  Eight‐foot  paved  Class  1  facilities with  2‐foot 
unpaved shoulders should be constructed on both sides of Street D.  

5. Provide adequate pedestrian crossings and connections to the parks and trails. 
 

d. Pay fair share towards Corral Hollow Road improvements south of I‐580. 
 

e. External  Network  review  assumes  the  following  Phase  1A  improvements  will  already  be 

implemented. KT homes has a proportionate share in these improvements and they will pay the 

City Traffic Impact Fees consistent with the findings of the approved Tracy Hills EIR: 

1. Install a single lane roundabout with a northbound right turn bypass lane at the intersection 
of Corral Hollow Road and I‐580 Eastbound Ramps – anticipated Caltrans requirement. 

2. Install a single lane roundabout with southbound right turn bypass lane at the intersection of 
Corral Hollow Road and I‐580 Westbound Ramps ‐ anticipated Caltrans requirement. 

3. Install a northbound right turn lane, a southbound left turn lane, and a westbound right turn 
pocket at the intersection of Corral Hollow Road and Linne Road. 

 

KT Homes Plus KT Retail Only plus Background Growth through 2025 plus Phase 1A. 

f. Corral Hollow Road & Tracy Hills Drive/Street D: 
1. Southbound: Two left turns, one right turn, and one through lane 
2. Northbound: Two left turns, one right turn, and one through lane 
3. Westbound: One through, one left, and one right turn lane 
4. Eastbound: Same as existing ‐ One shared through and right turn lane, two left turn lanes 
5. Signal timing: Modified signal timing plans for AM and PM and school midday 
6. Add signal poles and curb/sidewalk as required. 

 
g. Street D & Commercial DWY 3 & 4 (Roundabout): 

1. Install single‐lane roundabout with an Eastbound channelized right turn lane (drop lane) 
 

   



 

Tracy Hills KT Vesting Tentative Map Review                      Page 3 

h. KT On‐site: 

1. Street D between Corral Hollow Road and the Retail Roundabout: 3 lanes westbound and 2 
lanes eastbound 

2. Intersection of Street D and Street C to be a mini roundabout or T‐intersection with eastbound 
stop control.  

3. Add  protected  bicycle  facilities  on  Street  D.  Eight‐foot  paved  Class  1  facilities with  2‐foot 
unpaved shoulders should be constructed on both sides of Street D. 

4. Provide adequate pedestrian crossings and connections to the parks and trails. 
 

i. Fair Share (Street D): 

1. Street  improvement  plans  shall  be  provided  to  indicate  KT  only,  interim,  and  buildout 
geometry  and  ROW.  All  interim  improvements  will  be  funded  by  the  developer.  For  the 
interim Corral Hollow Road and Street D intersection (layout shown on Sheet 11 of 14 in the 
Vesting Tentative Map), the fair share payment if only KT Homes and KT Retail are constructed 
is 17% KT Homes and 83% KT Retail. 

 

KT Homes Plus KT Retail Plus South Retail plus Background Growth through 2025 plus Phase 1A. 

j. Corral Hollow Road & Tracy Hills Drive/Street D: 
1. Southbound: Two left turns, one right turn, and two through lanes. 
2. Northbound: Two left turns, one right turn, and two through lanes. 
3. Westbound: One through, one left and one shared through and right turn lane. 
4. Eastbound: Same as existing ‐ One shared through and right turn lane, two left turn lanes. 
5. Signal timing: Modified signal timing plans for AM and PM and school midday. 
6. Add signal poles and curb/sidewalk as required. 

 
k. Street D & Commercial DWY 3 & 4 (Roundabout): 

1. Install single‐lane roundabout with an Eastbound channelized right turn lane (drop lane) 
 

l. KT On‐site 

1. Between RIRO and Corral Hollow Drive:  3 lanes westbound and 2 lanes eastbound.  
2. Between future roundabout and Road D: One lane in each direction.  
3. Intersection  of  Street  D  and  Street  C  to  be  a mini  roundabout  or  T‐intersection with 

eastbound stop control.  
4. Add protected bicycle facilities on Street D. Eight‐foot paved Class 1 facilities with 2‐foot 

unpaved shoulders should be constructed on both sides of Street D. 
5. Provide adequate pedestrian crossings and connections to the parks and trails. 

m. External  Network  review  assumes  the  following  Phase  1A  improvements  will  already  be 

implemented. KT homes has a proportionate share in these improvements and they will pay the 

City Traffic Impact Fees consistent with the findings of the approved Tracy Hills EIR: 
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1. Install  a  single  lane  roundabout  with  a  northbound  right  turn  bypass  lane  at  the 
intersection of Corral Hollow Road and  I‐580 Eastbound Ramps –  anticipated Caltrans 
requirement. 

2. Install a single lane roundabout with southbound right turn bypass lane at the intersection 
of Corral Hollow Road and I‐580 Westbound Ramps ‐ anticipated Caltrans requirement. 

3. Install a northbound right turn lane, a southbound left turn lane, and a westbound right 
turn pocket at the intersection of Corral Hollow Road and Linne Road. 
 

n. Fair Share (Street D Buildout): 

1. For the ultimate Corral Hollow Road and Street D intersection (layout shown on Sheet 11 
of 14 in the Vesting Tentative Map), the fair share payment shall be 7% KT Homes, 35% 
KT Retail and 58% South Retail. 
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2. Introduction 
The Project consists of developing the KT Vesting Tentative Map within the Tracy Hills Specific Plan area. 
This is anticipated to be the second development constructed within the THSP area after Phase 1A. The 
Project is located east of Phase 1A and Corral Hollow Road, north of Interstate 580 (I‐580) and south of 
the California Aqueduct.  The Project  proposes  to  construct  185 Medium Density  Residential Dwelling 
Units and reserve space for 8.59 Acres of General Highway Commercial. 
 
This review evaluates the internal roadway network with full development of the Tracy Hills Specific Plan 
(THSP)  area  east  of  Corral Hollow Road  in  order  to  construct  or  reserve  right  of way  for  the  internal 
roadways. The parcels southwest of KT, APN 253‐03‐15 and 253‐03‐04 (also referred to as “South Retail”) 
are zoned for General Highway Commercial and are located within the THSP. It  is anticipated that this 
future development will send trips the KT retail site to access the intersection of Corral Hollow Road and 
Tracy Hills Drive/Street D, because there is not sufficient spacing for an additional full access intersection 
between the Corral Hollow Road and I‐580 Westbound Ramps intersection and the Corral Hollow Road 
and Tracy Hills Drive/Street D intersection. No site plan has been submitted to the City, but trip generation 
for  the  South  Retail  is  based  on  23.6  acres  of  General  Highway  Commercial  per  the  THSP.  This 
development is anticipated to have one right in/ right out access along Corral Hollow Road. 
 
This memorandum also reviews several intersections along Corral Hollow Road, from Interstate 580 to 
Linne Road, under Near‐Term Plus KT Homes conditions. 

This memorandum is divided into the following sections: 
 Vesting Tentative Map Review 
 External Network Review 

The KT Tentative Map and study intersections are shown in Figure 1. Please refer to the KT Tentative Map 
document for street names. 
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3. Study Methodology 

Development Conditions 

 This traffic study is based upon the following development conditions for the following reviews: 
 

 Vesting Tentative Map Review 
o Near‐Term (2025) + Phase 1A + KT Homes & Retail + South Retail represents the following 

assumptions: 
 Near‐Term ‐ 2019 traffic counts grown to 2025 using  the Tracy Transportation 

Management Plan (TMP) growth rates 
 Phase 1A ‐ 1137 low/mid density residential dwelling units and no business park 
 KT Homes & Retail – 185 low/mid density residential dwelling units and 8.59 gross 

acres of retail 
 South Retail ‐ 23.6 gross acres of retail 

o Near‐Term (2025) + Phase 1A + KT Homes 
 Near‐Term ‐ 2019 traffic counts grown to 2025 using  the Tracy Transportation 

Management Plan (TMP) growth rates 
 Phase 1A ‐ 1137 low/mid density residential dwelling units and no business park 
 KT Homes – 185 low/mid density residential dwelling units 

o Near‐Term (2025) + Phase 1A + KT Homes & Retail 
 Near‐Term ‐ 2019 traffic counts grown to 2025 using  the Tracy Transportation 

Management Plan (TMP) growth rates 
 Phase 1A ‐ 1137 low/mid density residential dwelling units and no business park 
 KT Homes & Retail – 185 low/mid density residential dwelling units and 8.59 gross 

acres of retail 
 

 External Network Review 
o Existing (2019) + Phase 1A represents the baseline conditions for the existing network. 
o Near Term (2025) + Phase 1A + KT Homes represents the project conditions and includes 

the following assumptions: 
 Near‐Term ‐ 2019 traffic counts grown to 2025 using  the Tracy Transportation 

Management Plan (TMP) growth rates 
 Phase 1A ‐ 1137 low/mid density residential dwelling units and no business park 
 KT Homes ‐ 185 low/mid density residential dwelling units 

Operating Conditions and Criteria for Intersections 

Analysis of potential environmental impacts at intersections is based on the concept of Level of Service 
(LOS). The LOS of an intersection is a qualitative measure used to describe operational conditions. LOS 
ranges from A (best), which represents minimal delay, to F (worst), which represents heavy delay and a 
facility that is operating at or near its functional capacity. Levels of Service for this study were determined 
using methods defined in the Highway Capacity Manual, 6th Edition, (HCM 6) by using Synchro 10 traffic 
analysis software and Sidra Intersection 8 software. 
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The HCM 6 methodologies  include procedures  for analyzing side‐street stop‐controlled  (SSSC), all‐way 
stop‐controlled (AWSC), signalized and roundabout intersections. The SSSC procedure defines LOS as a 
function of average control delay for each minor street approach movement. Conversely, the AWSC and 
signalized intersection procedures define LOS as a function of average control delay for the intersection. 
 
Table  1  relates  the  operational  characteristics  associated  with  each  LOS  category  for  signalized  and 
unsignalized intersections. 

Table 1 – Intersection Level of Service Definitions 

Level 
of 

Service 
Description 

Signalized 
(Avg. control 

delay 
per vehicle‐ 
sec/veh) 

Unsignalized 
(Avg. control 

delay per vehicle‐ 
sec/veh) 

Roundabout 
(Avg. control 

delay per vehicle‐ 
sec/veh) 

A  Free flow with no delays. Users are virtually 
unaffected by others in the traffic stream  < 10   10   10 

B  Stable traffic. Traffic flows smoothly with few delays.   10 – 20   10 – 15   10 – 15 

C  Stable flow but the operation of individual users 
becomes affected by other vehicles. Modest delays.   20 – 35   15 – 25   15 – 25 

D 

Approaching unstable flow. Operation of individual 
users becomes significantly affected by other 

vehicles. Delays may be more than one cycle during 
peak hours. 

 35 – 55   25 – 35   25 – 35 

E  Unstable flow with operating conditions at or near 
the capacity level. Long delays and vehicle queuing.   55 – 80   35 – 50   35 – 50 

F 
Forced or breakdown flow that causes reduced 
capacity. Stop and go traffic conditions. Excessive 

long delays and vehicle queuing. 

 80 or  
V/C > 1.0 

 50 or  
V/C > 1.0 

 50 or  
V/C > 0.85 

Sources:  Transportation Research Board, Highway Capacity Manual 6th Edition, National Research Council 

Intersection Analysis 

Project impacts are determined by comparing conditions without the proposed Project to those with the 
proposed Project. Significant impacts for intersections are created when vehicle trips from the proposed 
Project causes the LOS to  fall below the Agency LOS threshold or  increases delay to an already failing 
intersection greater than the Agency threshold.  
 
City of Tracy Requirements  

For the City of Tracy, the LOS threshold is LOS D. The delay threshold for an already failing intersection is 
five seconds of additional delay above baseline conditions. 
 
California Department of Transportation (Caltrans) Requirements 

Caltrans has jurisdiction over the following intersections: 
 

 Corral Hollow Road and I‐580 Eastbound Ramps 
 Corral Hollow Road and I‐580 Westbound Ramps 
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Caltrans LOS threshold is LOS C. Significant impacts occur when the intersection degrades from a LOS C or 
better to a LOS D or worse with the addition of the Project, or when the intersection is at an unacceptable 
LOS D or worse under baseline conditions and the addition of the Project causes any increase in delay. If 
an un‐signalized intersection is LOS D or worse in baseline conditions and meets or exceeds the CAMUTCD 
peak hour signal warrant threshold, it is a significant impact. 
 
Operating Conditions and Criteria for Segments 

Analysis of roadway segments is based on the concept of Level of Service (LOS). The LOS of an intersection 
is  a  qualitative  measure  used  to  describe  operational  conditions.  LOS  ranges  from  A  (best),  which 
represents minimal delay, to F (worst), which represents heavy delay and a facility that is operating at or 
near its functional capacity. Levels of Service for this study were determined using methods defined in the 
THSP EIR Table 4.13‐4. 
 

Table 2: Roadway Segment Capacity 

LOS  Directional Capacity (vph) 

A  120 

B  250 

C  410 

D  650 

E  1060 

Notes: 
1. Taken from Table 4.13‐4 of the THSP EIR 

 

Roundabout Analysis – FHWA Requirements 

Roundabouts: An Information Guide (June 2000) by the Federal Highway Administration (FHWA) was 
used for additional roundabout guidance. In this guide, the FHWA states that for acceptable roundabout 
operation, it is advised that the critical volume‐to‐capacity (V/C) ratio not exceed 0.85 on any leg of a 
roundabout. A V/C over 0.85 is considered overcapacity and a LOS F. Therefore, all roundabouts must 
operate at a volume to capacity ratio of 0.85 or better for any leg regardless of intersection LOS. 

4. KT Vesting Tentative Map Review 

4.1 Traffic Control and LOS Analysis 

This section discusses the traffic analysis completed for the KT Vesting Tentative Map Review. For the 
external circulation review, refer to Section 5 of this report. 
 
The following development scenario was studied for the vesting tentative map review: 
 

 Near‐Term (2025) + Phase 1A + KT Homes & Retail + South Retail 

This analysis identifies internal roadway network deficiencies within the KT site. This study evaluates the 
proposed KT Vesting Tentative Map roadways by determining trip generation estimates, estimating the 
trip distribution, and analyzing AM and PM peak hour LOS for the following future intersections: 
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1. Corral Hollow Road and South Retail Driveway (Right In / Right Out) 
2. Corral Hollow Road and Tracy Hills Drive/Street D 
3. Street D and KT Commercial Driveways 1 & 2 (Right In / Right Out) 
4. Street D and KT Commercial Driveways 3 & 4 (Full Access) 
5. Street D and Street C 
6. Corral Hollow Road and Street A (Right In / Right Out) 
7. Street B and Street A 

 
See Figure 2 for study intersection map of this scenario. 

4.1.1 KT Vesting Tentative Map Review Trip Generation 

Trip generation was prepared using rates from the Tracy Hills Specific Plan Recirculated Draft Subsequent 
EIR. Table 3 provides the estimated trip generation used for this analysis. Internal capture, pass‐by trips 
and diverted trips were taken into consideration for trip generation purposes. 
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Figure 2

Vesting Tentative Map Study Intersections
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Table 3 – Project Trip Generation 

Trip Generation Rates1 
ITE Land Use 

Code/Reference  Units 

Weekday AM  Weekday PM 

Rate  IN  /  OUT  Rate  IN  /  OUT 

Low/Mid Density Residential & Residential Estate  Tracy Model  DU  0.55  25%  /  75%  1.05  63%  /  37% 

Retail  Tracy Model  Employees  1.90  62%  /  38%  3.46  48%  /  52% 

Trip Generation Rates  Units 

Weekday AM  Weekday PM 

Total  IN  /  OUT  Total  IN  /  OUT 

Gross Trips 

KT 

Low/Mid Density Residential & Residential Estate  185  DU  102  26  /  76  194  122  /  72 

Retail2  173  Employees  328  203  /  125  597  287  /  310 

Gross KT Trips  430  229  /  201  791  409  /  382 

South Retail 

Retail2  474  Employees  901  559  /  342  1,641  788  /  853 

 Gross South Retail Trips  901  559  /  342  1,641  788  /  853 

Internal Capture Trips3 

KT 

Low/Mid Density Residential & Residential Estate  (2)  (1)  /  (1)  (86)  (56)  /  (30) 

Retail2  (2)  (1)  /  (1)  (86)  (30)  /  (56) 

Total KT Internal Capture Trips  (4)  (2)  /  (2)  (172)  (86)  /  (86) 

External Trips 

KT 

Total External KT Trips  426  227  /  199  619  323  /  296 

South Retail 

Total External South Retail Trips  901  559  /  342  1,641  788  /  853 

Pass‐by Trips4,5 

Total KT Pass‐by Trips  0  0  /  0  (204)  (102)  /  (102) 

Total South Retail Pass‐by Trips  0  0  /  0  (564)  (282)  /  (282) 

Diverted Trips (KT Retail Only)4,5 

Total KT Diverted Trips  0  0  /  0  (280)  (140)  /  (140) 

Total South Retail Diverted Trips  0  0  /  0  (766)  (383)  /  (383) 

Primary Trips 

KT 

Low/Mid Density Residential & Residential Estate  100  25  /  75  108  66  /  42 

Retail2  326  202  /  124  27  15  /  12 

Total KT Primary Trips  426  227  /  199  135  81  /  54 

South Retail 

Total South Retail Primary Trips  901  559  /  342  311  123  /  188 

Notes 

1. Rates from Tracy Hills Specific Plan Recirculated Draft Subsequent EIR (October, 2015) 

2. Retail trip generation represents parcels zoned as General Highway Commercial (GHC). 

3. Internal capture rates from the National Cooperative Highway Research Program (NCHRP) 684 Internal Trip Capture Estimation  

4. Pass‐by and Diverted Trips from the Institute of Transportation Engineers (ITE) Trip Generation Handbook, 3rd Edition (2017) 
5. Total pass‐by and diverted trips were distributed using the following assumption:  
               ‐ 27% use the KT Commercial 
               ‐ 73% use the South Retail 
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4.1.2 KT Tentative Map Review Trip Distribution 

For this scenario, the trip distributions were based on the Phase 1A distributions provided by Figure 4.13‐
20 of the Tracy Hills EIR (October 2015) with a few minor changes. Distribution was added to and from 
south Corral Hollow Road  (Tesla Road)  to  reflect  current  travel  patterns.  The  following  illustrates  the 
distribution for the Project: 

 Corral Hollow Road North of Linne Road 
o AM – 45.1% IN / 22.3% OUT 
o PM – 36.1% IN / 50.7% OUT 

 Linne Road East of Corral Hollow Road 
o AM – 36.9% IN / 27.4% OUT 
o PM – 32.4% IN / 31.8% OUT 

 I‐580 West of Corral Hollow Road 
o AM – 13.1% IN / 35.3% OUT 
o PM – 17.8% IN / 13.2% OUT 

 I‐580 East of Corral Hollow Road 
o AM – 4.8% IN / 7.6% OUT 
o PM – 5.9% IN / 4.4% OUT 

 Corral Hollow Road South of I‐580 
o AM – 0% IN / 7.7% OUT 
o PM – 7.2% IN / 0% OUT 

Refer to Figure 3 and Figure 4 for the trip distribution and primary project trip assignment, respectively. 
In addition, pass‐by and diverted volumes are shown in Figure 5 and Figure 6, respectively. 
 
Assignment was completed under the assumption that U‐turns would not be allowed on either Street D 
or Corral Hollow Road. 
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Figure 3
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Figure 4

Primary Project Trip Assignment
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Figure 5

Pass-By Trips
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Figure 6

Diverted Trips
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4.1.3 Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail Plus South Retail LOS Results 

To determine potential deficiencies on the Project site, Near‐Term (2025) Plus Phase 1A Plus KT Homes & 
Retail Plus South Retail conditions were analyzed. This scenario was used to determine if the current KT 
site plan provides adequate roadway capacity to accommodate future Project traffic to/from the Project 
site. 
 
Roadway  geometry  and  traffic  control  were  assumed  from  the  KT  Vesting  Tentative  Map  (dated 
November  5,  2019,  revised  as  of  February  4,  2020).  Based  on  the  KT  Vesting  Tentative Map  (dated 
February 4, 2020), the following intersection was removed: 
 

3. Street D & KT Commercial DWYs 1 & 2 

Volumes from these driveways will now use the following intersection: 
 

4. Street D & KT Commercial DWYs 3 & 4 

The  volumes  using  these  driveways  are minimal  and  are  not  anticipated  to  substantially  change  the 
findings presented for Intersection 4; therefore, the analysis remains unchanged. 
 
The tentative map does not indicate traffic control; therefore, all internal intersections were assumed to 
be side street stop control. LOS analysis of the right in / right out driveways was not completed for this 
scenario; however, these intersections are provided to show trip assignments. 
 
The Project roadway geometry and Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail Plus South 
Retail volumes are shown in Figure 7 and Figure 8. 
 
LOS Results 
For  Near‐Term  (2025)  Plus  Phase  1A  Plus  KT  Homes  &  Retail  Plus  South  Retail  Conditions,  it  was 
determined that the following intersections would not meet LOS standards: 
 

 Intersection 2 – Corral Hollow Road and Tracy Hills Drive/Street D 
 Intersection 4 – Street D and Commercial Driveways 3 and 4 

Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail Plus South Retail LOS results are shown in Table 
4. 
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Table 4 – Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail Plus South Retail LOS Results 

#  Intersection1  LOS  
Standard2,3 

Control 
Type4 

NT (2025) + Phase 1A + KT Homes & Retail + South Retail 

AM Peak Hour  PM Peak Hour 

Movement  Delay5  LOS  Movement  Delay5  LOS 

1  Corral Hollow & South Retail DWY  Not Analyzed for LOS (Right In / Right Out Driveway) 

2  Corral Hollow & Tracy Hills Drive/Street D  D  Signal  ‐  92.3  F  ‐  301.4  F 

3  Street D & KT Commercial DWYs 1 & 2  Driveways have been removed 

4 
Street D & KT Commercial DWYs 3 & 4 

D  SSSC 
‐  ‐  ‐  ‐  ‐  ‐ 

Worst Approach  NB  14.3  B  NB  133.9  F 

5 
Street D & Street C 

D  SSSC 
‐  ‐  ‐  ‐  ‐  ‐ 

Worst Approach  EB  8.8  A  EB  9.6  A 

6  Corral Hollow Road & Street A  Not Analyzed for LOS (Right In / Right Out Driveways) 

7 
Street A & Street B 

D  SSSC 
‐  ‐  ‐  ‐  ‐  ‐ 

Worst Approach  NB  8.6  A  NB  8.6  A 

Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D. 
4. SSSC – Side Street Stop Control Intersection 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below LOS standard are shown in bold. 
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Figure 7
NT (2025) + Phase 1A + KT Homes & Retail + South Retail
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Figure 8
NT (2025) + Phase 1A + KT Homes & Retail + South Retail
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4.1.4 Mitigations & Recommendations 

Based on the results provided in Table 4, the following mitigations were implemented: 
 

1. Intersection 2 – Corral Hollow Road and Tracy Hills Drive/Street D 
1. Provide two northbound and southbound through lanes on Corral Hollow Road 
2. Provide two northbound and southbound left turn lanes on Corral Hollow Road 
3. Provide northbound and southbound right turn overlap signal phasing 
4. Provide one left turn lane, one shared through/right turn lane and one right turn lane for 

the westbound approach 
 

2. Intersection 4 – Street D and Commercial Driveways 3 and 4 
5. Provide a roundabout with the following attributes: 

 Single lane 
 120‐foot inscribed circle diameter 
 Right turn drop/bypass lane for the eastbound approach 

Refer to Figure 9 for the recommended traffic control for the KT site. 
 
LOS Results 
Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail Plus South Retail (Mitigations) LOS results are 
shown in Table 5. All mitigations improve intersection operations to an acceptable LOS.  
 
Table 5 – Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail Plus South Retail (With Mitigations) 

#  Intersection1  LOS  
Standard2,3 

Control 
Type4 

NT (2025) + 1A (No BP) + Full KT + South Retail 

PM Peak Hour 

Movement  Max V/C  Delay5  LOS 

1  Corral Hollow & South Retail DWY  Not Analyzed for LOS (Right In / Right Out Driveway) 

2  Corral Hollow & Tracy Hills Drive/Street D  D  Signal  ‐  ‐  51.6  D 

3  Street D & KT Commercial DWYs 1 & 2  Driveways have been removed 

4  Street D & KT Commercial DWYs 3 & 4  D  RAB  ‐  0.572  7.8  A 

5  Street D & Street C  D  SSSC  ‐  ‐  ‐  ‐ 

6  Corral Hollow Road & Street A  Not Analyzed for LOS (Right In / Right Out Driveway) 

7  Street A & Street B  D  SSSC  ‐  ‐  ‐  ‐ 
Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D 
4. SSSC – Side Street Stop Control Intersection 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below City standard are shown in bold. 
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4.1.5 Fair Share Calculation (KT Homes, KT Retail, and South Retail) 

Fair share was calculated based on the percentage of trips each project produces. For this calculation, 
Phase 1A was not included.  
 
Table 6 provides the fair share calculation for KT homes, KT retail, and South Retail. 
 

Table 6 – Fair Share Calculation for Street D (KT Homes, KT Retail, and South Retail) 

Project  Project Volumes  Faire Share % 
KT Homes  170  7% 
KT Retail  836  35% 
South Retail  1,381  58% 

Total  2,387  100% 

 
4.1.6 KT Homes Only Alternative LOS Results 

At the request of the Applicant, the following intersection will operate at an acceptable level of service 
with the following minimal roadway geometry: 
 

2. Corral Hollow Road & Tracy Hills Drive / Street D 
a. Southbound: One left turn, one right turn and one through lane 
b. Northbound: One left turn, one right turn and one through lane 
c. Westbound: One left turn, one shared through and right turn lane 
d. Eastbound: Same as existing ‐ One shared through and right turn lane, two left turn lanes 
e. Signal timing: Modified signal timing plans for AM and PM and school midday  
f. Add signal poles and curb/sidewalk as required. 
g. Pay fair share towards Corral Hollow Road improvements south of I‐580. 

Table 7 provides the LOS results for this development condition. 
 

Table 7 – Near‐Term (2025) Plus Phase 1A Plus KT Homes 

#  Intersection1  LOS  
Standard2,3 

Control 
Type4 

NT (2025) + Phase 1A + KT Homes 

AM Peak Hour  PM Peak Hour 

Movement  Delay5  LOS  Movement  Delay5  LOS 

2  Corral Hollow Rd & Tracy Hills Drive/Street D  D  Signal  ‐  29.0  C  ‐  44.9  D 

Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D. 
4. SSSC – Side Street Stop Control Intersection 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below LOS standard are shown in bold. 
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4.1.7 KT Homes and Retail Alternative LOS Results 

At the request of the Applicant, the following intersection will operate at acceptable level of service with 
the following minimal roadway geometry: 
 

2. Corral Hollow Road & Tracy Hills Drive / Street D 
a. Southbound: Two left turns, one right turn and one through lane 
b. Northbound: Two left turns, one right turn and one through lane 
c. Westbound: One through, one left turn lane and one right turn lane. 
d. Eastbound: Same as existing ‐ One shared through and right turn lane, two left turn lanes 
e. Signal timing: Modified signal timing plans for AM and PM and school midday. 
f. Add signal poles and curb/sidewalk as required. 

 
4. Corral Hollow Road & Street D / Commercial DWYs 3 and 4 

a. Install single‐lane roundabout with an Eastbound channelized right turn lane (drop lane) 

Table 8 provides the LOS results for this development condition. 
 

Table 8 – Near‐Term (2025) Plus Phase 1A Plus KT Homes & Retail 

#  Intersection1  LOS  
Standard2,3 

Control 
Type4 

NT (2025) + Phase 1A + KT Homes & Retail 

AM Peak Hour  PM Peak Hour 

Movement  Delay5  LOS  Movement  Delay5  LOS 

2  Corral Hollow Rd & Tracy Hills Drive/Street D  D  Signal  ‐  37.1  D  ‐  30.4  C 

Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D. 
4. SSSC – Side Street Stop Control Intersection 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below LOS standard are shown in bold. 

 
4.1.8 Fair Share Calculation (KT Homes and KT Retail) 

Fair share was calculated based on the percentage of  trips that only the KT project produces. For this 
calculation, Phase 1A and the South Retail was not included. 
Table 9 provides the fair share calculation for KT Homes and Retail. 
 

Table 9 – Fair Share Calculation for Street D (KT Homes and Retail) 

Project  Project Volumes  Faire Share % 
KT Homes  170  17% 
KT Retail  836  83% 

Total  1,006  100% 

 
4.2 Internal Roadway Network Review 

Redlines for the KT Vesting Tentative Map provided by RJA (dated February 4, 2020) and the roundabout 
concepts have been provided in the Appendix (A.12) of this report. 
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4.2.1 Cross Sections 

The Vesting Tentative Map provides four cross sections that are used without the proposed development: 
 Street D – five lanes 
 Street D – two lanes 
 Internal Residential Street 
 Motorcourt (Alley) 

 
These  cross  sections were  reviewed  for  conformance with  the  THSP.  Figure  10  shows  the  four  cross 
sections and provides comments. 
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Figure 10 ‐ Cross Sections 

 

This is an arterial: Provide Class I bikeway on north and south sides of 
Street D, also provide Class 1 to the South Retail area 

Provide  cross  section  with 
traffic  calming  choker  as 
seen on Street C. 
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4.2.2 Street Knuckle 

The street knuckles were reviewed using Standard Plan No. 107 from the City of Tracy Standard Plans 
(Streets and Utilities) (December 2008). The standard has been provided below as Figure 11. 
 

Figure 11 – Street Knuckle Detail (Standard Plan No. 107) 

 
 
The following recommendations for the Knuckle Detail are listed below: 

 Provide dimension for R3. 
 Provide Striping Detail 22. 

4.2.3 Bicycle and Pedestrian Network 

The Project proposes to construct sidewalk on both sides of all streets, alleys excluded, and proposes an 
8‐foot trail on the north side of the Project along the conservation easement from Corral Hollow Road to 
the retention basin. A 12‐foot access road and trail is proposed around the retention basin. No on‐street 
bicycle facilities are shown on the plans, but it is assumed that the trails will be multi‐use, pedestrians and 
bicyclists. 
 
The following are recommendations for the pedestrian and bicycle network (also see Figure 12):  

 Provide a Class I bikeway along the north side and south side of Street D. 
 Widen the 8‐foot trail to 10 feet to match cross sections in the THSP. 
 Add trail connection to/from Street B. 
 Provide pedestrian crossings to/from park areas. 
 Provide pedestrian crossings across all stop‐controlled legs.  
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Figure 12: Bicycle and Pedestrian Network 
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4.2.4 Roundabout Concepts 

Based  on  the  LOS  results  presented  in Table  5,  it  is  recommended  to  construct  a  roundabout  at  the 
intersection of Street D and KT Commercial Driveways 3 and 4. Based on the Sidra analysis (provided in 
the Appendix), it was determined that the roundabout should have the following attributes: 
 

 Single Lane  
 120‐foot inscribed circle diameter (ICD) 
 A drop/bypass lane for the eastbound right turn lane 

In addition, an up to 100‐foot ICD mini roundabout with pedestrian crossing capability was provided at 
the intersection of Street D and Street C. The intersection operates at an acceptable LOS as a side street 
stop control and a roundabout is not required. 
 
Refer to Figure 13 for the roundabout concepts.   
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4.2.5 Turning Templates 

To determine if design vehicles can perform movements within the KT project site, AutoTURN turning 
templates were completed on the following: 
 

 Typical Alley  (Motorcourt) – Refer  to  the KT Tentative Map provided RJA  (dated November 5, 
2019) 

 Areas of Concern – These are areas where it may be difficult for the design vehicles to operate 

The following design vehicles were utilized for this analysis: 
 

 Passenger Cars (specifications from American Association of State Highway and Transportation 
Officials (AASHTO)) 

 Mack LR side loading garbage truck (specifications from Tracy Delta Solid Waste Management) 
 Pierce Fire Pumper truck (specifications from the City of Tracy) 

Refer to Figure 14 for the typical alleyway turning templates and Figure 15 for turning templates at areas 
of concern. 
 
The design vehicles can complete movements within the KT site at most locations. One concern is with 
the proposed choker along Street C. Passenger cars may have difficulties maneuvering to and from the 
alley near the choker, and it is recommended to relocate or redesign either the alley or choker. 
   



Figure 14
Alley Turning Template Typical Detail
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Figure 15
Turning Templates At Areas of Concern
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4.2.6 Summary of Internal Roadway Review 

Table 10 summarizes the results provided in Section 4.2 Internal Roadway Network Review. 
 
Table 10 – Summary of Internal Roadway Review 

Review Items  Recommendations 

Roadway Cross Sections 

(Section 4.2.1) 

Street D   Add Class I bikeway 

Residential   Add cross section at traffic calming choker 

Street Knuckle Detail 

(Section 4.2.2) 
 Provide dimension for R3 
 Provide Striping Detail 22  

Bicycle and Pedestrian Network 

(Section 4.2.3) 

 Provide a Class I bikeway along the north side of Street D. 
 Widen the 8‐foot trail to 10 feet to match cross sections in the THSP. 
 Add trail connection to/from Street B. 
 Provide pedestrian crossings to/from park areas. 
 Provide pedestrian crossings across all stop‐controlled legs.  

Roundabout (Section 4.2.4)   Provide 120’ ICD single lane roundabout with EBR bypass 

Turning Templates 

(Section 4.2.5) 
Passenger Car   Passenger cars are unable to complete turning movement at choker located along C Street 
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5. KT External Network Review 
The following scenarios were studied for the external network review: 
 

 Near‐Term (2025) Plus Phase 1A Conditions 
 Near‐Term (2025) Plus Phase 1A Mitigated Conditions 
 Near‐Term (2025) Plus Phase 1A Mitigated Plus KT Homes Conditions 

 
The study intersections were the following: 
 

2.  Corral Hollow Road and Tracy Hills Drive/Street D 
6.  Corral Hollow Road and Street A (Right In / Right Out) 
8.  Corral Hollow Road and I‐580 Eastbound Ramps 
9.  Corral Hollow Road and I‐580 Westbound Ramps 
10.  Corral Hollow Road and Linne Road 

The Project site and external study intersections are shown in Figure 16. 
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Figure 16
External Study Intersections
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5.1 Near‐Term (2025) Plus Phase 1A Conditions 

To determine potential significant impacts related to the proposed Project, Near‐Term (2025) Plus Phase 
1A Conditions were analyzed as the base condition. For this scenario, it was assumed that Tracy Hills Phase 
1A would be completed and traffic from the development would be added to Tracy Hills Drive and the 
existing roadway network.  
 
Roadway geometry and traffic control for the Phase 1A development were determined by the Tracy Hills 
Tentative Map Review and the Tracy Hills EIR. Mitigations and roadway improvements identified in the 
EIR  (October  2015)  were  incorporated  into  the  Near‐Term  (2025)  Plus  Phase  1A  traffic  control  and 
roadway geometry and forms the baseline conditions for this analysis. For the Phase 1A trip generation, 
refer to the Appendix. 
 
The roadway geometry and Near‐Term (2025) Plus Phase 1A volumes are shown in Figure 17 and Figure 
18, respectively. 
 
5.1.1 LOS Results 

For Near‐Term (2025) Plus Phase 1A Conditions, it was determined that the following intersections would 
not meet LOS standards: 
 

 Intersection 8: Corral Hollow Road and I‐580 Eastbound Ramps – PM peak hour 
 Intersection 9: Corral Hollow Road and I‐580 Westbound Ramps – AM peak hour 
 Intersection 10: Corral Hollow Road and Linne Road – PM peak hour 

Near‐Term (2025) Plus Phase 1A LOS results are shown in Table 11. 
 

Table 11 – Near Term (2025) Plus 1A Conditions LOS Results 

#  Intersection1  LOS  
Standard2,3 

Control  
Type4 

NT (2025) + Phase 1A Conditions 

AM Peak Hour  PM Peak Hour 

MVMT  Delay  LOS  MVMT  Delay  LOS 

2  Corral Hollow Rd & Tracy Hills Dr/Street D  D  Signal  ‐  19.5  B  ‐  18.9  B 

6  Corral Hollow Rd & Street A  INTERSECTION DOES NOT EXIST 

8  Corral Hollow Rd & I‐580 EB Ramps  C/D  Signal  ‐  19.6  B  ‐  45.0  D 

9  Corral Hollow Rd & I‐580 WB Ramps  C/D 
SSSC  ‐  ‐  ‐  ‐  ‐  ‐ 

Worst Approach  WB  30.0  D  WB  16.7  C 

10  Corral Hollow Rd & Linne Rd  D  Signal  ‐  33.3  C  ‐  71.2  E 

Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D 
4. SSSC – Side Street Stop Control Intersection, Signal – Signal Control Intersection 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below LOS standards are shown in bold. 
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Figure 18
NT (2025) + Phase 1A
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5.1.2 Mitigations 

As has been discussed in the Tracy Hills 1A/B/C Plus KT Network Analysis (dated December 23, 2019), the 
EIR mitigations for the study intersections identified below do not provide adequate LOS for this study 
condition. Further mitigations were analyzed for the Near‐Term (2025) Plus Phase 1A Conditions and the 
following recommendations are proposed: 
 

1. Intersection 8: Corral Hollow Road and I‐580 Eastbound Ramps 
o Install a single lane roundabout with northbound right turn bypass lane. 

2. Intersection 9: Corral Hollow Road and I‐580 Westbound Ramps 
o Install a single lane roundabout with southbound right turn bypass lane. 

3. Intersection 10: Corral Hollow Road and Linne Road 
o Install a northbound right turn lane, a southbound left turn lane, and provide 

a westbound right turn pocket. 

The KT Project has a proportionate share in these improvements and will pay the City Traffic Impact Fees 
consistent with the findings of the approved Tracy Hills EIR. 
 
Table  12  provides  the  LOS  results  for  the  proposed mitigations.  All  mitigations  improve  intersection 
operations to an acceptable LOS. 
 

Table 12 – Near‐Term (2025) Plus Phase 1A Conditions Mitigated LOS Results 

#  Intersection1  LOS  
Standard2,3 

Control  
Type4 

NT (2025) + Phase 1A (MIT) Conditions 

AM Peak Hour  PM Peak Hour 

Delay  V/C  LOS  Delay  V/C  LOS 

2  Corral Hollow Rd & Tracy Hills Dr/Street D  D  Signal  ‐  ‐  ‐  ‐  ‐  ‐ 

6  Corral Hollow Rd & Street A  INTERSECTION DOES NOT EXIST 

8  Corral Hollow Rd & I‐580 EB Ramps  C/D  RAB  7.4  0.400  A  6.9  0.423  A 

9  Corral Hollow Rd & I‐580 WB Ramps  C/D  RAB  9.4  0.703  A  7  0.524  A 

10  Corral Hollow Rd & Linne Rd  D  Signal  ‐  ‐  ‐  12.5  ‐  B 

Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D 
4. Signal – Signal Control Intersection, RAB ‐ roundabout 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below LOS standards are shown in bold. 
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5.2 Project Trip Generation, Distribution and Assignment 

5.2.1 Project Trip Generation 

Trip generation was prepared using rates from the Tracy Hills Specific Plan Recirculated Draft Subsequent 
EIR. Table 13 provides the estimated trip generation used for this analysis. 
 

Table 13 – KT Homes Only Trip Generation 

Trip Generation Rates1 
ITE Land Use 

Code/Reference  Units 

Weekday AM  Weekday PM 

Rate  IN  /  OUT  Rate  IN  /  OUT 
Low/Mid Density Residential 
& Residential Estate  Tracy Model  DU  0.55  25%  /  75%  1.05  63%  /  37% 

Trip Generation Rates  Units    

Weekday AM  Weekday PM 

Total  IN  /  OUT  Total  IN  /  OUT 

Gross Trips 

KT Homes (Project) 
Low/Mid Density Residential 
& Residential Estate  185  DU  102  26  /  76  194  122  /  72 

Gross KT Trips  102  26  /  76  194  122  /  72 

Notes 

1. Rates from Tracy Hills Specific Plan Recirculated Draft Subsequent EIR (October, 2015) 
 
5.2.2 Project Trip Distribution and Assignment 

For this scenario, the trip distributions were based on the Phase 1A distributions provided by Figure 4.13‐
20 of the Tracy Hills EIR (October 2015) with a few minor changes. Distribution was added to and from 
south Corral Hollow Road  (Tesla Road)  to  reflect  current  travel  patterns.  The  following  illustrates  the 
distribution for the Project: 

 Corral Hollow Road North of Linne Road 
o AM – 45.1% IN / 22.3% OUT 
o PM – 36.1% IN / 50.7% OUT 

 Linne Road East of Corral Hollow Road 
o AM – 36.9% IN / 27.4% OUT 
o PM – 32.4% IN / 31.8% OUT 

 I‐580 West of Corral Hollow Road 
o AM – 13.1% IN / 35.3% OUT 
o PM – 17.8% IN / 13.2% OUT 

 I‐580 East of Corral Hollow Road 
o AM – 4.8% IN / 7.6% OUT 
o PM – 5.9% IN / 4.4% OUT 

 Corral Hollow Road South of I‐580 
o AM – 0% IN / 7.7% OUT 
o PM – 7.2% IN / 0% OUT 

Refer to Figure 19 and Figure 20 for the trip distribution and trip assignment, respectively. 
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Figure 19
Project Trip Distribution
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Figure 20
Project Trip Assignment
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5.4 Near‐Term (2025) Plus Phase 1A Plus KT Homes Conditions 

To determine potential significant impacts related to the proposed Project, Near‐Term (2025) Plus Phase 
1A Plus KT Homes Conditions were analyzed.  
 
It was assumed that all the KT homes would be constructed with the Project and the proposed commercial 
would be constructed at a later time. In addition, it was assumed that all the mitigations identified in the 
previous baseline analysis would be implemented to determine if the KT project would require additional 
mitigations.  
 
The roadway geometry and Near‐Term (2025) Plus Phase 1A Plus KT Homes volumes are shown in Figure 
21 and Figure 22, respectively. 
 
5.4.1 LOS Results for Intersections and Segments 

For Near‐Term (2025) Plus Phase 1A Plus KT Homes Conditions, it was determined that all intersections 
will operate at an acceptable LOS. 
 
Near‐Term (2025) Plus Phase 1A Plus KT Homes intersection LOS results are shown in Table 14. 
 

Table 14 – Near‐Term (2025) Plus Phase 1A Plus KT Homes Conditions LOS Results 

#  Intersection1  LOS  
Standard2,3 

Control  
Type4 

NT (2025) + Phase 1A + KT Homes Conditions 

AM Peak Hour  PM Peak Hour 

V/C  Delay  LOS  V/C  Delay  LOS 

2  Corral Hollow Rd & Tracy Hills 
Dr/Street D  D  Signal  ‐  29.0  C  ‐  44.9  D 

6  Corral Hollow Rd & Street A  INTERSECTION NOT ANALYZED FOR LOS 

8  Corral Hollow Rd & I‐580 EB 
Ramps  C/D  RAB  0.407  7.5  A  0.452  7.2  A 

9  Corral Hollow Rd & I‐580 WB 
Ramps  C/D  RAB  0.730  10.0  A  0.548  7.3  A 

10  Corral Hollow Rd & Linne Rd  D  Signal  ‐  19.2  B  ‐  15.0  B 

Notes: 
1. Analysis performed using HCM 6 methodologies. 
2. Overall level of service (LOS) standard for the City is D.  
3. Overall level of service (LOS) standard for Caltrans is C/D 
4. Signal – Signal Control Intersection, RAB ‐ roundabout 
5. Delay indicated in seconds/vehicle. 
6. Intersections that fall below LOS standard are shown in bold. 
7. This condition assumes mitigations identified in Section 5.1 are implemented 
8. Volumes at study Intersections 8 and 9 in Figure 20 are slightly different from what is analyzed in Table 14. The LOS results 
in Table 14 will, however, remain consistent with the small volumes changes. 

 
5.5 Roadway Segment LOS Results 

Segment analysis  for Corral Hollow Road north and south of Tracy Hills Drive shows that the roadway 
segments operate unacceptably for Near‐Term (2025) Plus Phase 1A Plus KT Homes Conditions. Table 15 
shows the peak directional volumes for AM and PM peak hours. This analysis is however very conservative, 
and it is not recommended to widen Corral Hollow Road to four lanes until four lanes are required at study 
intersections.  
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Table 15: Roadway Segment LOS Analysis 

Location  AM 
Volumes 

PM 
Volumes 

Maximum Peak Hour 
Directional Volume 

(vph)  LOS1 

North of Tracy Hills Drive 
Northbound  462  896 

1068  F 
Southbound  1068  873 

South of Tracy Hills Drive 
Northbound  285  789 

1129  F 
Southbound  1129  355 

Notes: 

1. Analysis performed using level of service criteria for two‐lane highways in the THSP EIR Table 4.13‐4. 
 
5.6 Corral Hollow Road South of I‐580 Fair Share 

Project distributions for this analysis have been modified from those used during the THSP EIR study to 
reflect current travel patterns. As the I‐580 Altamont Pass between Livermore and Tracy becomes more 
congested, an increasing number of commuters are using alternate routes such as Corral Hollow Road 
(Tesla Road). Existing volumes are nearing Horizon Year (2035) projections in the AM peak hour and have 
exceeded projections in the PM peak hour. A review of the existing counts on Corral Hollow Road show 
that 17% of AM trips southbound and 30% of PM trips northbound have their origin or destination within 
Tracy. 
 
In order to fund improvements to Corral Hollow Road south of I‐580, from the interchange to the city 
limits, a fair share analysis was conducted for the KT Homes scenario. The background projects of The 
Avenues, Tracy Hills Phase 1B and Tracy Hills Phase 1C are included in the analysis. See Table 16 for the 
fair share results. The Project is anticipated to pay its fair share. 
 

Table 16: South Corral Hollow Road Fair Share 

Project 

Original Trips using I‐580 
Redirected Trips now 

using Tesla Rd 

AM  PM  AM  PM 

The Avenues  18  35  3  11 

Tracy Hills KT Homes  32  31  6  9 

Tracy Hills Phase 1B  45  122  8  37 

Tracy Hills Phase 1C  34  90  6  27 
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Appendix 

A.1 – Traffic Counts
A.2 – Phase 1A Site Plan & Trip Generation
A.3 – Near Term (2025) + Phase 1A + KT (Homes and Retail) + South Retail Synchro Outputs
A.4 – Near Term (2025) + Phase 1A + KT (Homes and Retail) + South Retail Mitigated Synchro Outputs
A.5 – Near Term (2025) + Phase 1A + KT (Homes and Retail) + South Retail Mitigated Sidra Outputs
A.6 – Near Term (2025) + Phase 1A (MIT) Synchro Outputs
A.7 – Near Term (2025) + Phase 1A (MIT) Additional Mitigated Synchro Outputs
A.8 – Near Term (2025) + Phase 1A (MIT) Additional Mitigated Sidra Outputs
A.9 – Near Term (2025) + Phase 1A (MIT) + KT (Homes Only) Additional Mitigations Synchro Outputs
A.10 – Near Term (2025) + Phase 1A (MIT) + KT (Homes Only) Additional Mitigations Sidra Outputs
A.11 – Near Term (2025) + Phase 1A (MIT) + KT (Homes Only) Westbound Alternative Synchro Outputs
A.12 – Near Term (2025) + Phase 1A + KT (Homes and Retail) Synchro Outputs
A.13 – KT Tentative Map Redlines
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A.1 ‐ Traffic Counts
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A.2 – Phase 1A Site Plan and Trip Generation



Rate IN / OUT Rate IN / OUT
Low/Mid Density Residential & Residential Estate Tracy Model DU 0.55 25% / 75% 1.05 63% / 37%
Elementary School ITE LU 520 Students 0.45 55% / 45% 0.15 49% / 51%
Middle School ITE LU 522 Students 0.54 55% / 45% 0.16 49% / 51%

Total IN / OUT Total IN / OUT

Low/Mid Density Residential & Residential Estate 1,137 DU 625 156 / 469 1,194 752 / 442
625 156 / 469 1,194 752 / 442

Elementary School2 533 Students 240 132 / 108 80 40 / 40
Middle School2 267 Students 145 80 / 65 43 22 / 21

385 212 / 173 123 62 / 61

212 0 / 212 51 0 / 51
87 0 / 87 0 0 / 0

(125) 0 / (125) (51) 0 / (51)
(125) 0 / (125) (51) 0 / (51)

500 156 / 344 1,143 752 / 391

Primary Trips

Phase 1A (No Business Park)(Background)
Total Phase 1A Primary Trips

2. School trips are shown for informational purposes only and do not generate new trips.
3. School internal capture trips represent trips that stay within Phase 1A and do not reach the external roadway network.

Notes
1. Rates from Tracy Hills Specific Plan Recirculated Draft Subsequent EIR (October, 2015)

Phase 1A (No Business Park)(Background)

Gross Phase 1A Home Trips

Gross Phase 1A School Trips2

Total Phase 1A Internal Capture Trips

Internal Capture Trips3

Phase 1A (No Business Park)(Background)
Internal Trip to School (Credit)

School to External Network
School Trips3

Trip Generation Rates1
ITE Land Use 

Code/Reference Units
Weekday AM Weekday PM

Trip Generation Rates Units
Weekday AM Weekday PM
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LOT SUMMARY

NEIGHBORHOOD ACRES LOT COUNT TYPICAL LOT SIZE

1 35.9 160 55'x90'

2 19.0 74 55'x100'

3 25.3 103 55'x100'

4 35.1 149 50'x100'

5 51.8 196 60'x100'

6 54.7 136 70'x100'

6A 2.7 6 70'X100'

36.3 182 50'x80'

8 48.0 139 65'x100'

TOTAL 317.1 1,145

PARK SUMMARY

PARK ACRES OWNER

P1 3.8 CITY

P2 3.6 CITY

P3 3.9 CITY

P4 0.8 HOA

TOTAL 12.1

OTHER LAN
D USES

USE ACRES

SPINE ROAD 23.2

CORRAL HOLLOW RD. ULT. R/W 1.3

SCHOOL 14.0

BP1 (NET) 13.2

BP2 (NET) 31.9

DRN1-FOR DRAINAGE 13.9

DRN2-FOR DRAINAGE 3.0

TOTAL 100.5

%%ULEGEND:

PUBLIC PARK (CITY OWNED & MAINTAINED)

PROPOSED 20' UTILITY AND ACCESS EASEMENT (HOA OWNED & MAINTAINED PARCELS, CITY MAINTAINED UTILITIES)

EXISTING CONSERVATION EASEMENT (HOA OWNED & MAINTAINED)IN TRACT OPEN SPACE
(HOA OWNED & MAINTAINED)

NOTES
(1)ACCESS SHALL BE RELINQUISHED ALONG THE FOLLOWING PARCELS.
. A) �BP1 & BP2 ALONG CORRAL HOLLOW ROAD
�B) �INDIVIDUAL RESIDENTIAL LOTS THAT BACK TO THE SPINE �  �ROAD
�C) �INDIVIDUAL RESIDENTIAL LOTS ALONG SIDE YARD/PUBLIC ��ROADWAY

RETENTION BASIN
(CITY OWNED & MAINTAINED)

PUMP STATION (CITY OWNED & MAINTAINED)

LENNAR TOTAL ACRES: 219.6
LENNAR TOTAL LOT COUNT: 747

JOB NO. 121083DATE: MARCH 21, 2019

2541 WARREN DRIVE, SUITE 100  ROCKLIN, CA 95677
PHONE: (916) 630-8900   FAX: (916) 630-8909

E N G E E R SN N N S S SR R RE EP A U Y O

NOTE: THE 6 UNITS IN VILLAGE 6A WILL BE USED AS A RETENTION BASIN, REDUCING THE OVERALL LOT COUNT TO 1,139.

LENNAR

LENNAR TOTAL ACRES: 36.3
LENNAR TOTAL LOT COUNT: 182

MERITAGE

LENNAR TOTAL ACRES: 19.0
LENNAR TOTAL LOT COUNT: 74
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A.3 ‐ Near Term (2025) Plus Phase 1A Plus KT (Homes and Retail) Plus South Retail Synchro
Output Sheets 



KT Tentative Map Review NT+1A+KT+South Retail
2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 171 0 173 270 0 85 28 427 38 645 918 128
Future Volume (veh/h) 171 0 173 270 0 85 28 427 38 645 918 128
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 186 0 188 293 0 92 30 464 41 701 998 139
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 238 0 208 251 380 322 38 462 392 599 1050 890
Arrive On Green 0.07 0.00 0.13 0.14 0.00 0.20 0.02 0.25 0.25 0.34 0.56 0.56
Sat Flow, veh/h 3456 0 1585 1781 1870 1585 1781 1870 1585 1781 1870 1585
Grp Volume(v), veh/h 186 0 188 293 0 92 30 464 41 701 998 139
Grp Sat Flow(s),veh/h/ln 1728 0 1585 1781 1870 1585 1781 1870 1585 1781 1870 1585
Q Serve(g_s), s 7.9 0.0 17.4 20.9 0.0 7.3 2.5 36.7 3.0 49.9 74.5 6.3
Cycle Q Clear(g_c), s 7.9 0.0 17.4 20.9 0.0 7.3 2.5 36.7 3.0 49.9 74.5 6.3
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 238 0 208 251 380 322 38 462 392 599 1050 890
V/C Ratio(X) 0.78 0.00 0.90 1.17 0.00 0.29 0.78 1.00 0.10 1.17 0.95 0.16
Avail Cap(c_a), veh/h 419 0 224 251 380 322 48 462 392 599 1050 890
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 68.1 0.0 63.6 63.8 0.0 50.0 72.3 55.9 43.2 49.3 30.6 15.6
Incr Delay (d2), s/veh 5.6 0.0 33.8 110.2 0.0 0.5 47.5 42.8 0.1 93.9 17.1 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 3.7 0.0 8.9 17.1 0.0 2.9 1.6 22.2 1.2 36.9 35.6 2.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 73.6 0.0 97.4 174.0 0.0 50.5 119.8 98.7 43.3 143.2 47.7 15.7
LnGrp LOS E A F F A D F F D F D B
Approach Vol, veh/h 374 385 535 1838
Approach Delay, s/veh 85.6 144.5 95.7 81.7
Approach LOS F F F F

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 55.0 42.9 26.0 24.6 8.3 89.6 15.3 35.3
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 49.9 36.7 20.9 21.0 4.0 82.6 18.0 23.9
Max Q Clear Time (g_c+I1), s 51.9 38.7 22.9 19.4 4.5 76.5 9.9 9.3
Green Ext Time (p_c), s 0.0 0.0 0.0 0.2 0.0 3.5 0.3 0.2

Intersection Summary
HCM 6th Ctrl Delay 92.3
HCM 6th LOS F



KT Tentative Map Review NT+1A+KT+South Retail
4: Commercial Dwy 4/Commercial Dwy 3 & STREET D Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 4

Intersection
Int Delay, s/veh 4.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 81 23 519 2 61 0 244 0 2 0 0 25
Future Vol, veh/h 81 23 519 2 61 0 244 0 2 0 0 25
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - 0 - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 100 100 100 100 100 100 100 100 100 100 100 100
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 81 23 519 2 61 0 244 0 2 0 0 25
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 61 0 0 542 0 0 263 250 23 511 769 61
          Stage 1 - - - - - - 185 185 - 65 65 -
          Stage 2 - - - - - - 78 65 - 446 704 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1542 - - 1027 - - 690 653 1054 473 332 1004
          Stage 1 - - - - - - 817 747 - 946 841 -
          Stage 2 - - - - - - 931 841 - 591 440 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1542 - - 1027 - - 630 598 1054 442 304 1004
Mov Cap-2 Maneuver - - - - - - 630 598 - 442 304 -
          Stage 1 - - - - - - 750 686 - 868 839 -
          Stage 2 - - - - - - 906 839 - 542 404 -
 

Approach EB WB NB SB
HCM Control Delay, s 1 0.3 14.3 8.7
HCM LOS B A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 632 1542 - - 1027 - - 1004
HCM Lane V/C Ratio 0.389 0.053 - - 0.002 - - 0.025
HCM Control Delay (s) 14.3 7.5 - - 8.5 - - 8.7
HCM Lane LOS B A - - A - - A
HCM 95th %tile Q(veh) 1.8 0.2 - - 0 - - 0.1



KT Tentative Map Review NT+1A+KT+South Retail
5: Street C & STREET D Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 5

Intersection
Int Delay, s/veh 5

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 14 11 30 0 0 33
Future Vol, veh/h 14 11 30 0 0 33
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 100 100 100 100 100 100
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 14 11 30 0 0 33
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 77 17 33 0 - 0
          Stage 1 17 - - - - -
          Stage 2 60 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 926 1062 1579 - - -
          Stage 1 1006 - - - - -
          Stage 2 963 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 908 1062 1579 - - -
Mov Cap-2 Maneuver 908 - - - - -
          Stage 1 987 - - - - -
          Stage 2 963 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.8 7.3 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1579 - 970 - -
HCM Lane V/C Ratio 0.019 - 0.026 - -
HCM Control Delay (s) 7.3 0 8.8 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0.1 - 0.1 - -



KT Tentative Map Review NT+1A+KT+South Retail
7: STREET A & Street B Timing Plan: AM PEAK
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Intersection
Int Delay, s/veh 4.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 1 1 0 5 0 5 0 0 0 0 4
Future Vol, veh/h 0 1 1 0 5 0 5 0 0 0 0 4
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 100 100 100 100 100 100 100 100 100 100 100 100
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 1 1 0 5 0 5 0 0 0 0 4
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 5 0 0 2 0 0 9 7 2 7 7 5
          Stage 1 - - - - - - 2 2 - 5 5 -
          Stage 2 - - - - - - 7 5 - 2 2 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1616 - - 1620 - - 1010 888 1082 1013 888 1078
          Stage 1 - - - - - - 1021 894 - 1017 892 -
          Stage 2 - - - - - - 1015 892 - 1021 894 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1616 - - 1620 - - 1006 888 1082 1013 888 1078
Mov Cap-2 Maneuver - - - - - - 1006 888 - 1013 888 -
          Stage 1 - - - - - - 1021 894 - 1017 892 -
          Stage 2 - - - - - - 1011 892 - 1021 894 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 0 8.6 8.4
HCM LOS A A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1006 1616 - - 1620 - - 1078
HCM Lane V/C Ratio 0.005 - - - - - - 0.004
HCM Control Delay (s) 8.6 0 - - 0 - - 8.4
HCM Lane LOS A A - - A - - A
HCM 95th %tile Q(veh) 0 0 - - 0 - - 0



KT Tentative Map Review NT+1A+KT+South Retail
2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 260 76 55 126 20 503 268 1434 150 475 444 464
Future Volume (veh/h) 260 76 55 126 20 503 268 1434 150 475 444 464
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 283 83 60 137 22 547 291 1559 163 516 483 504
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 340 189 137 162 336 285 317 755 640 298 735 623
Arrive On Green 0.10 0.19 0.19 0.09 0.18 0.18 0.18 0.40 0.40 0.17 0.39 0.39
Sat Flow, veh/h 3456 1009 730 1781 1870 1585 1781 1870 1585 1781 1870 1585
Grp Volume(v), veh/h 283 0 143 137 22 547 291 1559 163 516 483 504
Grp Sat Flow(s),veh/h/ln 1728 0 1739 1781 1870 1585 1781 1870 1585 1781 1870 1585
Q Serve(g_s), s 11.5 0.0 10.4 10.8 1.4 25.7 22.9 57.7 9.8 23.9 30.2 40.4
Cycle Q Clear(g_c), s 11.5 0.0 10.4 10.8 1.4 25.7 22.9 57.7 9.8 23.9 30.2 40.4
Prop In Lane 1.00 0.42 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 340 0 326 162 336 285 317 755 640 298 735 623
V/C Ratio(X) 0.83 0.00 0.44 0.84 0.07 1.92 0.92 2.06 0.25 1.73 0.66 0.81
Avail Cap(c_a), veh/h 513 0 326 310 336 285 403 755 640 298 735 623
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 63.2 0.0 51.4 63.9 48.6 58.6 57.7 42.6 28.3 59.5 35.5 38.6
Incr Delay (d2), s/veh 7.1 0.0 0.9 11.2 0.1 426.1 22.4 483.3 0.2 343.0 2.1 7.8
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 5.4 0.0 4.6 5.4 0.7 44.0 12.0 126.6 3.8 38.9 13.6 16.8
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 70.3 0.0 52.3 75.2 48.7 484.7 80.1 525.9 28.5 402.5 37.6 46.4
LnGrp LOS E A D E D F F F C F D D
Approach Vol, veh/h 426 706 2013 1503
Approach Delay, s/veh 64.3 391.6 421.2 165.8
Approach LOS E F F F

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 29.0 63.9 18.1 31.9 30.5 62.4 19.2 30.8
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 23.9 57.7 24.9 22.0 32.3 49.3 21.2 25.7
Max Q Clear Time (g_c+I1), s 25.9 59.7 12.8 12.4 24.9 42.4 13.5 27.7
Green Ext Time (p_c), s 0.0 0.0 0.2 0.4 0.5 2.7 0.6 0.0

Intersection Summary
HCM 6th Ctrl Delay 301.4
HCM 6th LOS F



KT Tentative Map Review NT+1A+KT+South Retail
4: Commercial Dwy 4/Commercial Dwy 3 & STREET D Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 4

Intersection
Int Delay, s/veh 54.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 105 89 463 36 41 12 514 0 33 47 0 53
Future Vol, veh/h 105 89 463 36 41 12 514 0 33 47 0 53
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - 0 - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 100 100 100 100 100 100 100 100 100 100 100 100
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 105 89 463 36 41 12 514 0 33 47 0 53
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 53 0 0 552 0 0 445 424 89 666 881 47
          Stage 1 - - - - - - 299 299 - 119 119 -
          Stage 2 - - - - - - 146 125 - 547 762 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1553 - - 1018 - - 523 522 969 373 285 1022
          Stage 1 - - - - - - 710 666 - 885 797 -
          Stage 2 - - - - - - 857 792 - 521 414 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1553 - - 1018 - - ~ 444 450 969 322 246 1022
Mov Cap-2 Maneuver - - - - - - ~ 444 450 - 322 246 -
          Stage 1 - - - - - - 635 596 - 792 768 -
          Stage 2 - - - - - - 783 763 - 450 371 -
 

Approach EB WB NB SB
HCM Control Delay, s 1.2 3.5 133.9 13.9
HCM LOS F B
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 459 1553 - - 1018 - - 506
HCM Lane V/C Ratio 1.192 0.068 - - 0.035 - - 0.198
HCM Control Delay (s) 133.9 7.5 - - 8.7 - - 13.9
HCM Lane LOS F A - - A - - B
HCM 95th %tile Q(veh) 20.8 0.2 - - 0.1 - - 0.7

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



KT Tentative Map Review NT+1A+KT+South Retail
5: Street C & STREET D Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 5

Intersection
Int Delay, s/veh 7.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 85 84 44 0 0 45
Future Vol, veh/h 85 84 44 0 0 45
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 100 100 100 100 100 100
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 85 84 44 0 0 45
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 111 23 45 0 - 0
          Stage 1 23 - - - - -
          Stage 2 88 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 886 1054 1563 - - -
          Stage 1 1000 - - - - -
          Stage 2 935 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 861 1054 1563 - - -
Mov Cap-2 Maneuver 861 - - - - -
          Stage 1 972 - - - - -
          Stage 2 935 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 9.6 7.4 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1563 - 947 - -
HCM Lane V/C Ratio 0.028 - 0.178 - -
HCM Control Delay (s) 7.4 0 9.6 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0.1 - 0.6 - -



KT Tentative Map Review NT+1A+KT+South Retail
7: STREET A Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 7

Intersection
Int Delay, s/veh 4.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 3 3 0 5 0 4 0 0 0 0 4
Future Vol, veh/h 3 3 3 0 5 0 4 0 0 0 0 4
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 100 100 100 100 100 100 100 100 100 100 100 100
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 3 3 3 0 5 0 4 0 0 0 0 4
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 5 0 0 6 0 0 18 16 5 16 17 5
          Stage 1 - - - - - - 11 11 - 5 5 -
          Stage 2 - - - - - - 7 5 - 11 12 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1616 - - 1615 - - 996 878 1078 999 877 1078
          Stage 1 - - - - - - 1010 886 - 1017 892 -
          Stage 2 - - - - - - 1015 892 - 1010 886 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1616 - - 1615 - - 991 876 1078 997 875 1078
Mov Cap-2 Maneuver - - - - - - 991 876 - 997 875 -
          Stage 1 - - - - - - 1008 884 - 1015 892 -
          Stage 2 - - - - - - 1011 892 - 1008 884 -
 

Approach EB WB NB SB
HCM Control Delay, s 2.4 0 8.6 8.4
HCM LOS A A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 991 1616 - - 1615 - - 1078
HCM Lane V/C Ratio 0.004 0.002 - - - - - 0.004
HCM Control Delay (s) 8.6 7.2 0 - 0 - - 8.4
HCM Lane LOS A A A - A - - A
HCM 95th %tile Q(veh) 0 0 - - 0 - - 0
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2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: PM PEAK
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HCM 6th Signalized Intersection Summary Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 260 76 55 126 20 503 268 1434 150 475 444 464
Future Volume (veh/h) 260 76 55 126 20 503 268 1434 150 475 444 464
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 283 83 60 137 0 562 291 1559 163 516 483 504
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 336 153 111 160 0 946 345 1622 866 531 1814 963
Arrive On Green 0.10 0.15 0.15 0.09 0.00 0.14 0.10 0.46 0.46 0.15 0.51 0.51
Sat Flow, veh/h 3456 1009 730 1781 0 3170 3456 3554 1585 3456 3554 1585
Grp Volume(v), veh/h 283 0 143 137 0 562 291 1559 163 516 483 504
Grp Sat Flow(s),veh/h/ln 1728 0 1739 1781 0 1585 1728 1777 1585 1728 1777 1585
Q Serve(g_s), s 11.7 0.0 11.0 11.0 0.0 21.0 12.0 61.7 7.5 21.6 11.2 26.6
Cycle Q Clear(g_c), s 11.7 0.0 11.0 11.0 0.0 21.0 12.0 61.7 7.5 21.6 11.2 26.6
Prop In Lane 1.00 0.42 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 336 0 264 160 0 946 345 1622 866 531 1814 963
V/C Ratio(X) 0.84 0.00 0.54 0.86 0.00 0.59 0.84 0.96 0.19 0.97 0.27 0.52
Avail Cap(c_a), veh/h 436 0 280 195 0 946 467 1638 873 531 1814 963
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 64.5 0.0 56.9 65.1 0.0 43.4 64.2 38.2 16.7 61.1 20.1 16.4
Incr Delay (d2), s/veh 11.2 0.0 1.8 25.6 0.0 1.0 10.1 14.0 0.1 31.9 0.1 0.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 5.7 0.0 5.0 6.1 0.0 8.7 5.6 28.3 2.8 11.5 4.5 9.5
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 75.7 0.0 58.7 90.7 0.0 44.5 74.4 52.2 16.8 93.0 20.2 16.9
LnGrp LOS E A E F A D E D B F C B
Approach Vol, veh/h 426 699 2013 1503
Approach Delay, s/veh 70.0 53.5 52.6 44.1
Approach LOS E D D D

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 27.4 72.5 18.1 27.2 19.6 80.3 19.2 26.1
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 22.3 66.9 15.9 23.4 19.6 69.6 18.3 21.0
Max Q Clear Time (g_c+I1), s 23.6 63.7 13.0 13.0 14.0 28.6 13.7 23.0
Green Ext Time (p_c), s 0.0 2.6 0.1 0.5 0.5 5.2 0.4 0.0

Intersection Summary
HCM 6th Ctrl Delay 51.6
HCM 6th LOS D

Notes
User approved volume balancing among the lanes for turning movement.
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A.5 ‐ Near Term (2025) Plus Phase 1A 1A Plus KT (Homes and Retail) Plus South Retail
Mitigated Sidra Output Sheets 



LANE SUMMARY

Site: 101 [4. Street D & Commercial Dwy 3 & 4_PM]

New Site
Site Category: (None)
Roundabout

Lane Use and Performance

Demand Flows 95% Back of Queue
Cap.

Deg.
Satn

Lane
Util.

Average
Delay  

Level of
Service

Lane  
Config

Lane  
Length

Cap.
Adj.

Prob. 
Block.Total HV Veh Dist

veh/h % veh/h v/c % sec ft ft % %
South: Commercial Dwy 4

Lane 1
d

596 1.0 1042 0.572 100 10.8 LOS B 5.1 129.4 Full 1600 0.0 0.0

Approach 596 1.0 0.572 10.8 LOS B 5.1 129.4

East: Street D

Lane 1
d

97 1.0 681 0.142 100 6.9 LOS A 0.6 14.4 Full 1600 0.0 0.0

Approach 97 1.0 0.142 6.9 LOS A 0.6 14.4

North: Commercial Dwy 3

Lane 1
d

110 1.0 704 0.156 100 6.8 LOS A 0.6 16.0 Full 1600 0.0 0.0

Approach 110 1.0 0.156 6.8 LOS A 0.6 16.0

West: Street D

Lane 1
d

211 1.0 1278 0.165 100 4.2 LOS A 0.7 18.2 Full 1600 0.0 0.0

Lane 2 503 1.0 1339 0.376 100 6.2 LOS A 2.2 55.1 Full 1600 0.0 0.0

Approach 714 1.0 0.376 5.6 LOS A 2.2 55.1

Intersection 1516 1.0 0.572 7.8 LOS A 5.1 129.4

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.

d Dominant lane on roundabout approach
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [4. Street D & Commercial Dwy 3 & 4_PM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South East North West

LOS B A A A A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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A.6 ‐ Near Term (2025) Plus Phase 1A (MIT) Synchro Output Sheets



Tracy Hills KT External NT+1A(MIT)
2: CORRAL HOLLOW RD & TRACY HILLS DR Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 171 173 28 253 918 128
Future Volume (veh/h) 171 173 28 253 918 128
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 186 188 30 275 998 139
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 530 243 45 1287 1107 938
Arrive On Green 0.15 0.15 0.03 0.69 0.59 0.59
Sat Flow, veh/h 3456 1585 1781 1870 1870 1585
Grp Volume(v), veh/h 186 188 30 275 998 139
Grp Sat Flow(s),veh/h/ln 1728 1585 1781 1870 1870 1585
Q Serve(g_s), s 3.4 8.1 1.2 3.8 33.3 2.8
Cycle Q Clear(g_c), s 3.4 8.1 1.2 3.8 33.3 2.8
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 530 243 45 1287 1107 938
V/C Ratio(X) 0.35 0.77 0.67 0.21 0.90 0.15
Avail Cap(c_a), veh/h 872 400 100 1592 1353 1147
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 27.0 29.0 34.5 4.1 12.7 6.5
Incr Delay (d2), s/veh 0.4 5.2 15.9 0.1 7.5 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.4 0.4 0.7 0.8 11.5 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 27.4 34.2 50.4 4.1 20.3 6.6
LnGrp LOS C C D A C A
Approach Vol, veh/h 374 305 1137
Approach Delay, s/veh 30.8 8.7 18.6
Approach LOS C A B

Timer - Assigned Phs 2 4 5 6
Phs Duration (G+Y+Rc), s 55.3 16.0 6.9 48.4
Change Period (Y+Rc), s 6.2 5.1 5.1 6.2
Max Green Setting (Gmax), s 60.7 18.0 4.0 51.6
Max Q Clear Time (g_c+I1), s 5.8 10.1 3.2 35.3
Green Ext Time (p_c), s 1.5 0.8 0.0 6.9

Intersection Summary
HCM 6th Ctrl Delay 19.5
HCM 6th LOS B



Tracy Hills KT External NT+1A(MIT)
8: CORRAL HOLLOW RD & I-580 EB OFF RAMP/I-580 EB ON RAMP Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 143 8 10 0 0 0 0 14 12 104 322 0
Future Volume (veh/h) 143 8 10 0 0 0 0 14 12 104 322 0
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1900 1159 1900 0 1900 1900 1885 1885 0
Adj Flow Rate, veh/h 172 10 0 0 17 14 125 388 0
Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83
Percent Heavy Veh, % 0 50 0 0 0 0 1 1 0
Cap, veh/h 201 12 0 85 70 151 469 0
Arrive On Green 0.19 0.19 0.00 0.00 0.09 0.09 0.33 0.33 0.00
Sat Flow, veh/h 1046 61 1610 0 964 794 454 1409 0
Grp Volume(v), veh/h 182 0 0 0 0 31 513 0 0
Grp Sat Flow(s),veh/h/ln1107 0 1610 0 0 1757 1862 0 0
Q Serve(g_s), s 7.2 0.0 0.0 0.0 0.0 0.7 11.5 0.0 0.0
Cycle Q Clear(g_c), s 7.2 0.0 0.0 0.0 0.0 0.7 11.5 0.0 0.0
Prop In Lane 0.95 1.00 0.00 0.45 0.24 0.00
Lane Grp Cap(c), veh/h 212 0 0 0 155 620 0 0
V/C Ratio(X) 0.86 0.00 0.00 0.00 0.20 0.83 0.00 0.00
Avail Cap(c_a), veh/h 468 0 0 0 723 1022 0 0
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 0.00 0.00 1.00 1.00 0.00 0.00
Uniform Delay (d), s/veh 17.7 0.0 0.0 0.0 0.0 19.1 13.9 0.0 0.0
Incr Delay (d2), s/veh 9.6 0.0 0.0 0.0 0.0 0.6 3.0 0.0 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.1 0.0 0.0 0.0 0.0 0.3 3.8 0.0 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 27.3 0.0 0.0 0.0 0.0 19.7 16.9 0.0 0.0
LnGrp LOS C A A A B B A A
Approach Vol, veh/h 182 A 31 513
Approach Delay, s/veh 27.3 19.7 16.9
Approach LOS C B B

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 10.2 13.8 21.2
Change Period (Y+Rc), s 6.2 5.1 6.2
Max Green Setting (Gmax), s 18.6 19.1 24.8
Max Q Clear Time (g_c+I1), s 2.7 9.2 13.5
Green Ext Time (p_c), s 0.0 0.5 1.6

Intersection Summary
HCM 6th Ctrl Delay 19.6
HCM 6th LOS B

Notes
Unsignalized Delay for [EBR] is excluded from calculations of the approach delay and intersection delay.



Tracy Hills KT External NT+1A(MIT)
9: CORRAL HOLLOW RD & I-580 WB ON RAMP/I-580 WB OFF RAMP Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 3

Intersection
Int Delay, s/veh 5.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 165 8 131 7 150 0 0 261 830
Future Vol, veh/h 0 0 0 165 8 131 7 150 0 0 261 830
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - Yield - - None - - None
Storage Length - - - - - 50 - - - - - -
Veh in Median Storage, # - 2 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 87 87 87 87 87 87 87 87 87 87 87 87
Heavy Vehicles, % 0 0 0 2 0 22 0 24 0 0 9 3
Mvmt Flow 0 0 0 190 9 151 8 172 0 0 300 954
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 965 1442 172 1254 0 - - - 0
          Stage 1 188 188 - - - - - - -
          Stage 2 777 1254 - - - - - - -
Critical Hdwy 6.42 6.5 6.42 4.1 - - - - -
Critical Hdwy Stg 1 5.42 5.5 - - - - - - -
Critical Hdwy Stg 2 5.42 5.5 - - - - - - -
Follow-up Hdwy 3.518 4 3.498 2.2 - - - - -
Pot Cap-1 Maneuver 283 134 822 562 - 0 0 - -
          Stage 1 844 748 - - - 0 0 - -
          Stage 2 453 246 - - - 0 0 - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 278 0 822 562 - - - - -
Mov Cap-2 Maneuver 278 0 - - - - - - -
          Stage 1 830 0 - - - - - - -
          Stage 2 453 0 - - - - - - -
 

Approach WB NB SB
HCM Control Delay, s 30 0.5 0
HCM LOS D
 

Minor Lane/Major Mvmt NBL NBTWBLn1WBLn2 SBT SBR
Capacity (veh/h) 562 - 278 822 - -
HCM Lane V/C Ratio 0.014 - 0.715 0.183 - -
HCM Control Delay (s) 11.5 0 44.8 10.4 - -
HCM Lane LOS B A E B - -
HCM 95th %tile Q(veh) 0 - 5 0.7 - -



Tracy Hills KT External NT+1A(MIT)
10: CORRAL HOLLOW RD & LINNE Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 310 45 171 168 94 791
Future Volume (veh/h) 310 45 171 168 94 791
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1900 1900 1796 1796 1885 1885
Adj Flow Rate, veh/h 348 51 192 189 106 889
Peak Hour Factor 0.89 0.89 0.89 0.89 0.89 0.89
Percent Heavy Veh, % 0 0 7 7 1 1
Cap, veh/h 366 54 500 492 134 937
Arrive On Green 0.26 0.26 0.60 0.60 0.60 0.60
Sat Flow, veh/h 1393 204 831 818 147 1557
Grp Volume(v), veh/h 400 0 0 381 995 0
Grp Sat Flow(s),veh/h/ln 1601 0 0 1649 1704 0
Q Serve(g_s), s 21.7 0.0 0.0 10.6 38.9 0.0
Cycle Q Clear(g_c), s 21.7 0.0 0.0 10.6 49.5 0.0
Prop In Lane 0.87 0.13 0.50 0.11
Lane Grp Cap(c), veh/h 420 0 0 992 1070 0
V/C Ratio(X) 0.95 0.00 0.00 0.38 0.93 0.00
Avail Cap(c_a), veh/h 420 0 0 1023 1102 0
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 1.00 1.00 0.00
Uniform Delay (d), s/veh 32.0 0.0 0.0 9.1 17.0 0.0
Incr Delay (d2), s/veh 31.7 0.0 0.0 0.2 13.3 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 11.5 0.0 0.0 3.0 18.4 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 63.8 0.0 0.0 9.4 30.2 0.0
LnGrp LOS E A A A C A
Approach Vol, veh/h 400 381 995
Approach Delay, s/veh 63.8 9.4 30.2
Approach LOS E A C

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 59.4 59.4 29.0
Change Period (Y+Rc), s 6.2 6.2 5.8
Max Green Setting (Gmax), s 54.8 54.8 23.2
Max Q Clear Time (g_c+I1), s 12.6 51.5 23.7
Green Ext Time (p_c), s 1.6 1.7 0.0

Intersection Summary
HCM 6th Ctrl Delay 33.3
HCM 6th LOS C

Notes
User approved volume balancing among the lanes for turning movement.



Tracy Hills TIA NT+1A(MIT)
2: CORRAL HOLLOW RD & TRACY HILLS DR Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 322 69 236 515 273 516
Future Volume (veh/h) 322 69 236 515 273 516
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 350 75 257 560 297 561
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 507 233 310 1244 760 644
Arrive On Green 0.15 0.15 0.17 0.67 0.41 0.41
Sat Flow, veh/h 3456 1585 1781 1870 1870 1585
Grp Volume(v), veh/h 350 75 257 560 297 561
Grp Sat Flow(s),veh/h/ln1728 1585 1781 1870 1870 1585
Q Serve(g_s), s 5.8 2.5 8.4 8.6 6.7 19.6
Cycle Q Clear(g_c), s 5.8 2.5 8.4 8.6 6.7 19.6
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 507 233 310 1244 760 644
V/C Ratio(X) 0.69 0.32 0.83 0.45 0.39 0.87
Avail Cap(c_a), veh/h 971 445 412 1611 1020 865
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 24.4 23.0 24.0 4.8 12.6 16.4
Incr Delay (d2), s/veh 1.7 0.8 10.2 0.3 0.3 7.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.3 0.1 3.9 1.5 2.2 1.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 26.0 23.8 34.2 5.1 12.9 23.9
LnGrp LOS C C C A B C
Approach Vol, veh/h 425 817 858
Approach Delay, s/veh 25.6 14.2 20.1
Approach LOS C B C

Timer - Assigned Phs 2 4 5 6
Phs Duration (G+Y+Rc), s 46.2 13.9 15.6 30.6
Change Period (Y+Rc), s 6.2 5.1 5.1 6.2
Max Green Setting (Gmax), s 51.8 16.9 13.9 32.8
Max Q Clear Time (g_c+I1), s 10.6 7.8 10.4 21.6
Green Ext Time (p_c), s 3.5 1.0 0.2 2.9

Intersection Summary
HCM 6th Ctrl Delay 18.9
HCM 6th LOS B



Tracy Hills TIA NT+1A(MIT)
8: CORRAL HOLLOW RD & I-580 EB OFF RAMP/I-580 EB ON RAMP Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 432 11 9 0 0 0 0 221 480 120 29 0
Future Volume (veh/h) 432 11 9 0 0 0 0 221 480 120 29 0
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1900 1900 1900 0 1900 1900 1900 1900 0
Adj Flow Rate, veh/h 455 12 0 0 233 505 126 31 0
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 0 0 0 0 0 0 0 0 0
Cap, veh/h 501 13 0 240 519 166 41 0
Arrive On Green 0.28 0.28 0.00 0.00 0.45 0.45 0.11 0.11 0.00
Sat Flow, veh/h 1765 47 1610 0 534 1158 1466 361 0
Grp Volume(v), veh/h 467 0 0 0 0 738 157 0 0
Grp Sat Flow(s),veh/h/ln1812 0 1610 0 0 1692 1827 0 0
Q Serve(g_s), s 19.4 0.0 0.0 0.0 0.0 33.3 6.5 0.0 0.0
Cycle Q Clear(g_c), s 19.4 0.0 0.0 0.0 0.0 33.3 6.5 0.0 0.0
Prop In Lane 0.97 1.00 0.00 0.68 0.80 0.00
Lane Grp Cap(c), veh/h 514 0 0 0 759 207 0 0
V/C Ratio(X) 0.91 0.00 0.00 0.00 0.97 0.76 0.00 0.00
Avail Cap(c_a), veh/h 581 0 0 0 759 422 0 0
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 0.00 0.00 1.00 1.00 0.00 0.00
Uniform Delay (d), s/veh 26.9 0.0 0.0 0.0 0.0 21.0 33.5 0.0 0.0
Incr Delay (d2), s/veh 17.0 0.0 0.0 0.0 0.0 25.8 5.6 0.0 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln10.4 0.0 0.0 0.0 0.0 17.3 3.1 0.0 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 43.9 0.0 0.0 0.0 0.0 46.9 39.1 0.0 0.0
LnGrp LOS D A A A D D A A
Approach Vol, veh/h 467 A 738 157
Approach Delay, s/veh 43.9 46.9 39.1
Approach LOS D D D

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 39.0 26.1 12.8
Change Period (Y+Rc), s 4.0 4.0 4.0
Max Green Setting (Gmax), s 35.0 25.0 18.0
Max Q Clear Time (g_c+I1), s 35.3 21.4 8.5
Green Ext Time (p_c), s 0.0 0.7 0.3

Intersection Summary
HCM 6th Ctrl Delay 45.0
HCM 6th LOS D

Notes
Unsignalized Delay for [EBR] is excluded from calculations of the approach delay and intersection delay.



Tracy Hills TIA NT+1A(MIT)
9: CORRAL HOLLOW RD & I-580 WB ON RAMP/I-580 WB OFF RAMP Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th TWSC Page 4

Intersection
Int Delay, s/veh 2.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 13 8 114 16 637 0 0 136 206
Future Vol, veh/h 0 0 0 13 8 114 16 637 0 0 136 206
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - Yield - - None - - None
Storage Length - - - - - 50 - - - - - -
Veh in Median Storage, # - 2 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 0 8 0 2 0 0 4 8
Mvmt Flow 0 0 0 14 9 121 17 678 0 0 145 219
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 967 1076 678 364 0 - - - 0
          Stage 1 712 712 - - - - - - -
          Stage 2 255 364 - - - - - - -
Critical Hdwy 6.4 6.5 6.28 4.1 - - - - -
Critical Hdwy Stg 1 5.4 5.5 - - - - - - -
Critical Hdwy Stg 2 5.4 5.5 - - - - - - -
Follow-up Hdwy 3.5 4 3.372 2.2 - - - - -
Pot Cap-1 Maneuver 284 221 442 1206 - 0 0 - -
          Stage 1 490 439 - - - 0 0 - -
          Stage 2 792 627 - - - 0 0 - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 277 0 442 1206 - - - - -
Mov Cap-2 Maneuver 277 0 - - - - - - -
          Stage 1 479 0 - - - - - - -
          Stage 2 792 0 - - - - - - -
 

Approach WB NB SB
HCM Control Delay, s 16.7 0.2 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBTWBLn1WBLn2 SBT SBR
Capacity (veh/h) 1206 - 277 442 - -
HCM Lane V/C Ratio 0.014 - 0.081 0.274 - -
HCM Control Delay (s) 8 0 19.1 16.2 - -
HCM Lane LOS A A C C - -
HCM 95th %tile Q(veh) 0 - 0.3 1.1 - -



Tracy Hills TIA NT+1A(MIT)
10: CORRAL HOLLOW RD & LINNE Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 5

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 353 63 476 412 61 401
Future Volume (veh/h) 353 63 476 412 61 401
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1900 1900 1870 1870 1870 1870
Adj Flow Rate, veh/h 388 69 523 453 67 441
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 0 0 2 2 2 2
Cap, veh/h 374 67 562 487 59 366
Arrive On Green 0.27 0.27 0.61 0.61 0.61 0.61
Sat Flow, veh/h 1376 245 925 801 31 601
Grp Volume(v), veh/h 458 0 0 976 508 0
Grp Sat Flow(s),veh/h/ln 1624 0 0 1726 632 0
Q Serve(g_s), s 27.2 0.0 0.0 51.0 9.8 0.0
Cycle Q Clear(g_c), s 27.2 0.0 0.0 51.0 60.8 0.0
Prop In Lane 0.85 0.15 0.46 0.13
Lane Grp Cap(c), veh/h 442 0 0 1049 425 0
V/C Ratio(X) 1.04 0.00 0.00 0.93 1.20 0.00
Avail Cap(c_a), veh/h 442 0 0 1049 425 0
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 1.00 1.00 0.00
Uniform Delay (d), s/veh 36.4 0.0 0.0 17.7 22.1 0.0
Incr Delay (d2), s/veh 52.6 0.0 0.0 14.0 108.8 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 16.4 0.0 0.0 20.0 17.6 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 89.0 0.0 0.0 31.7 130.9 0.0
LnGrp LOS F A A C F A
Approach Vol, veh/h 458 976 508
Approach Delay, s/veh 89.0 31.7 130.9
Approach LOS F C F

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 67.0 67.0 33.0
Change Period (Y+Rc), s 6.2 6.2 5.8
Max Green Setting (Gmax), s 60.8 60.8 27.2
Max Q Clear Time (g_c+I1), s 53.0 62.8 29.2
Green Ext Time (p_c), s 3.2 0.0 0.0

Intersection Summary
HCM 6th Ctrl Delay 71.2
HCM 6th LOS E
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Tracy Hills TIA NT+1A(MIT) Additional Mitigations
10: CORRAL HOLLOW RD & LINNE Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 353 63 476 412 61 401
Future Volume (veh/h) 353 63 476 412 61 401
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1737 1870 1870 1841 1811 1870
Adj Flow Rate, veh/h 388 69 523 453 67 441
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 11 2 2 4 6 2
Cap, veh/h 479 459 776 647 282 776
Arrive On Green 0.29 0.29 0.42 0.42 0.42 0.42
Sat Flow, veh/h 1654 1585 1870 1560 558 1870
Grp Volume(v), veh/h 388 69 523 453 67 441
Grp Sat Flow(s),veh/h/ln1654 1585 1870 1560 558 1870
Q Serve(g_s), s 8.8 1.3 9.2 9.7 4.5 7.3
Cycle Q Clear(g_c), s 8.8 1.3 9.2 9.7 13.7 7.3
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 479 459 776 647 282 776
V/C Ratio(X) 0.81 0.15 0.67 0.70 0.24 0.57
Avail Cap(c_a), veh/h 700 671 957 798 336 957
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 13.4 10.7 9.7 9.8 15.2 9.1
Incr Delay (d2), s/veh 4.6 0.1 1.4 2.1 0.4 0.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.7 0.3 2.3 2.2 0.5 1.9
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 18.0 10.9 11.0 11.9 15.7 9.8
LnGrp LOS B B B B B A
Approach Vol, veh/h 457 976 508
Approach Delay, s/veh 16.9 11.4 10.5
Approach LOS B B B

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 23.1 23.1 17.6
Change Period (Y+Rc), s 6.2 6.2 5.8
Max Green Setting (Gmax), s 20.8 20.8 17.2
Max Q Clear Time (g_c+I1), s 11.7 15.7 10.8
Green Ext Time (p_c), s 2.9 1.1 1.0

Intersection Summary
HCM 6th Ctrl Delay 12.5
HCM 6th LOS B



Tracy Hills TIA NT+1A(MIT) Additional Mitigations
5: CORRAL HOLLOW RD & LINNE Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 353 63 476 412 61 401
Future Volume (veh/h) 353 63 476 412 61 401
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1737 1870 1870 1841 1811 1870
Adj Flow Rate, veh/h 388 69 523 453 67 441
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 11 2 2 4 6 2
Cap, veh/h 479 459 776 647 282 776
Arrive On Green 0.29 0.29 0.42 0.42 0.42 0.42
Sat Flow, veh/h 1654 1585 1870 1560 558 1870
Grp Volume(v), veh/h 388 69 523 453 67 441
Grp Sat Flow(s),veh/h/ln1654 1585 1870 1560 558 1870
Q Serve(g_s), s 8.8 1.3 9.2 9.7 4.5 7.3
Cycle Q Clear(g_c), s 8.8 1.3 9.2 9.7 13.7 7.3
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 479 459 776 647 282 776
V/C Ratio(X) 0.81 0.15 0.67 0.70 0.24 0.57
Avail Cap(c_a), veh/h 700 671 957 798 336 957
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 13.4 10.7 9.7 9.8 15.2 9.1
Incr Delay (d2), s/veh 4.6 0.1 1.4 2.1 0.4 0.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln2.7 0.3 2.3 2.2 0.5 1.9
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 18.0 10.9 11.0 11.9 15.7 9.8
LnGrp LOS B B B B B A
Approach Vol, veh/h 457 976 508
Approach Delay, s/veh 16.9 11.4 10.5
Approach LOS B B B

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 23.1 23.1 17.6
Change Period (Y+Rc), s 6.2 6.2 5.8
Max Green Setting (Gmax), s 20.8 20.8 17.2
Max Q Clear Time (g_c+I1), s 11.7 15.7 10.8
Green Ext Time (p_c), s 2.9 1.1 1.0

Intersection Summary
HCM 6th Ctrl Delay 12.5
HCM 6th LOS B
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A.8 ‐ Near Term (2025) Plus Phase 1A (MIT) Additional Mitigations Sidra Output Sheets



LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [1. Corral Hollow & I-580 EB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South North West

LOS A A A A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

SIDRA INTERSECTION 8.0 | Copyright © 2000-2018 Akcelik and Associates Pty Ltd | sidrasolutions.com
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MOVEMENT SUMMARY

Site: 101 [1. Corral Hollow & I-580 EB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

8 T1 17 0.0 0.017 3.8 LOS A 0.1 1.6 0.42 0.27 0.42 36.0

18 R2 14 0.0 0.012 3.1 LOS A 0.0 1.1 0.27 0.13 0.27 35.2

Approach 31 0.0 0.017 3.4 LOS A 0.1 1.6 0.35 0.20 0.35 35.6

North: Corral Hollow

7 L2 125 28.0 0.400 7.2 LOS A 0.0 0.0 0.00 0.00 0.00 36.6

4 T1 388 1.0 0.400 6.5 LOS A 0.0 0.0 0.00 0.00 0.00 37.6

Approach 513 7.6 0.400 6.7 LOS A 0.0 0.0 0.00 0.00 0.00 37.3

West: I-580 EB Ramp

5 L2 172 26.0 0.310 9.9 LOS A 1.1 33.3 0.61 0.60 0.61 30.1

2 T1 10 50.0 0.310 11.0 LOS B 1.1 33.3 0.61 0.60 0.61 30.0

12 R2 12 0.0 0.310 8.7 LOS A 1.1 33.3 0.61 0.60 0.61 29.9

Approach 194 25.6 0.310 9.9 LOS A 1.1 33.3 0.61 0.60 0.61 30.1

All Vehicles 739 12.0 0.400 7.4 LOS A 1.1 33.3 0.17 0.17 0.17 35.0

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [1. Corral Hollow & I-580 EB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South North West

LOS A A A A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [1. Corral Hollow & I-580 EB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

8 T1 233 0.0 0.287 7.7 LOS A 1.2 30.8 0.61 0.61 0.61 33.9

18 R2 505 0.0 0.406 6.9 LOS A 2.4 59.8 0.38 0.23 0.38 33.2

Approach 738 0.0 0.406 7.1 LOS A 2.4 59.8 0.45 0.35 0.45 33.4

North: Corral Hollow

7 L2 126 5.0 0.118 3.7 LOS A 0.0 0.0 0.00 0.00 0.00 35.5

4 T1 31 0.0 0.118 3.6 LOS A 0.0 0.0 0.00 0.00 0.00 35.5

Approach 157 4.0 0.118 3.7 LOS A 0.0 0.0 0.00 0.00 0.00 35.5

West: I-580 EB Ramp

5 L2 455 4.0 0.423 7.6 LOS A 2.5 65.6 0.44 0.29 0.44 31.4

2 T1 12 0.0 0.423 7.5 LOS A 2.5 65.6 0.44 0.29 0.44 31.5

12 R2 9 0.0 0.423 7.5 LOS A 2.5 65.6 0.44 0.29 0.44 30.7

Approach 476 3.8 0.423 7.6 LOS A 2.5 65.6 0.44 0.29 0.44 31.4

All Vehicles 1371 1.8 0.423 6.9 LOS A 2.5 65.6 0.39 0.29 0.39 32.9

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [2. Corral Hollow & I-580 WB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South East North

LOS A A B A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [2. Corral Hollow & I-580 WB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

3 L2 8 0.0 0.161 4.0 LOS A 0.0 0.0 0.00 0.00 0.00 38.2

8 T1 172 24.0 0.161 4.7 LOS A 0.0 0.0 0.00 0.00 0.00 37.6

Approach 180 22.9 0.161 4.6 LOS A 0.0 0.0 0.00 0.00 0.00 37.6

East: I-580 WB Ramp

1 L2 190 2.0 0.351 7.0 LOS A 1.7 46.8 0.45 0.33 0.45 32.4

6 T1 9 0.0 0.351 7.0 LOS A 1.7 46.8 0.45 0.33 0.45 32.4

16 R2 151 22.0 0.351 7.7 LOS A 1.7 46.8 0.45 0.33 0.45 31.1

Approach 349 10.6 0.351 7.3 LOS A 1.7 46.8 0.45 0.33 0.45 31.9

North: Corral Hollow

4 T1 300 9.0 0.279 6.0 LOS A 1.2 32.8 0.38 0.26 0.38 34.6

14 R2 954 3.0 0.703 12.2 LOS B 8.0 204.8 0.22 0.06 0.22 30.7

Approach 1254 4.4 0.703 10.7 LOS B 8.0 204.8 0.26 0.11 0.26 31.6

All Vehicles 1784 7.5 0.703 9.4 LOS A 8.0 204.8 0.27 0.14 0.27 32.2

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [2. Corral Hollow & I-580 WB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South East North

LOS A A A A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [2. Corral Hollow & I-580 WB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

3 L2 17 0.0 0.524 8.1 LOS A 0.0 0.0 0.00 0.00 0.00 38.3

8 T1 692 2.0 0.524 8.2 LOS A 0.0 0.0 0.00 0.00 0.00 38.1

Approach 710 2.0 0.524 8.2 LOS A 0.0 0.0 0.00 0.00 0.00 38.2

East: I-580 WB Ramp

1 L2 14 0.0 0.237 8.4 LOS A 0.9 24.6 0.65 0.65 0.65 33.0

6 T1 9 0.0 0.237 8.4 LOS A 0.9 24.6 0.65 0.65 0.65 32.9

16 R2 124 8.0 0.237 8.9 LOS A 0.9 24.6 0.65 0.65 0.65 31.8

Approach 147 6.8 0.237 8.8 LOS A 0.9 24.6 0.65 0.65 0.65 32.0

North: Corral Hollow

4 T1 148 4.0 0.112 3.6 LOS A 0.5 11.9 0.13 0.04 0.13 36.0

14 R2 224 8.0 0.174 4.3 LOS A 0.7 19.6 0.11 0.03 0.11 34.4

Approach 372 6.4 0.174 4.0 LOS A 0.7 19.6 0.12 0.04 0.12 35.0

All Vehicles 1228 3.9 0.524 7.0 LOS A 0.9 24.6 0.11 0.09 0.11 36.4

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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A.9 ‐ Near Term (2025) Plus Phase 1A (MIT) Plus KT (Homes Only) Additional Mitigations
Synchro Output Sheets 



Tracy Hills TIA NT+1A(MIT)+KT Additional Mitigations
2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 171 0 173 38 0 23 28 255 2 22 918 128
Future Volume (veh/h) 171 0 173 38 0 23 28 255 2 22 918 128
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 186 0 188 41 0 25 30 277 2 24 998 139
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 266 0 230 52 182 154 41 1098 930 35 1092 925
Arrive On Green 0.08 0.00 0.15 0.03 0.00 0.10 0.02 0.59 0.59 0.02 0.58 0.58
Sat Flow, veh/h 3456 0 1585 1781 1870 1585 1781 1870 1585 1781 1870 1585
Grp Volume(v), veh/h 186 0 188 41 0 25 30 277 2 24 998 139
Grp Sat Flow(s),veh/h/ln 1728 0 1585 1781 1870 1585 1781 1870 1585 1781 1870 1585
Q Serve(g_s), s 5.2 0.0 11.3 2.2 0.0 1.4 1.6 7.0 0.1 1.3 46.7 3.9
Cycle Q Clear(g_c), s 5.2 0.0 11.3 2.2 0.0 1.4 1.6 7.0 0.1 1.3 46.7 3.9
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 266 0 230 52 182 154 41 1098 930 35 1092 925
V/C Ratio(X) 0.70 0.00 0.82 0.79 0.00 0.16 0.74 0.25 0.00 0.69 0.91 0.15
Avail Cap(c_a), veh/h 634 0 488 160 400 339 73 1399 1186 111 1439 1220
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 44.2 0.0 40.7 47.3 0.0 40.6 47.7 9.8 8.4 47.8 18.2 9.3
Incr Delay (d2), s/veh 3.3 0.0 7.0 22.4 0.0 0.5 22.8 0.1 0.0 21.4 7.6 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.3 0.0 4.7 1.3 0.0 0.6 1.0 2.5 0.0 0.8 18.5 1.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 47.5 0.0 47.6 69.7 0.0 41.1 70.5 9.9 8.4 69.2 25.8 9.4
LnGrp LOS D A D E A D E A A E C A
Approach Vol, veh/h 374 66 309 1161
Approach Delay, s/veh 47.5 58.9 15.8 24.8
Approach LOS D E B C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 7.0 63.8 8.0 19.3 7.3 63.5 12.7 14.6
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 6.1 73.4 8.8 30.2 4.0 75.5 18.0 21.0
Max Q Clear Time (g_c+I1), s 3.3 9.0 4.2 13.3 3.6 48.7 7.2 3.4
Green Ext Time (p_c), s 0.0 1.5 0.0 1.0 0.0 8.5 0.4 0.0

Intersection Summary
HCM 6th Ctrl Delay 29.0
HCM 6th LOS C
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 146 8 10 0 0 0 0 14 12 110 322 0
Future Volume (veh/h) 146 8 10 0 0 0 0 14 12 110 322 0
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1900 1159 1900 0 1900 1900 1885 1885 0
Adj Flow Rate, veh/h 176 10 0 0 17 14 133 388 0
Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83
Percent Heavy Veh, % 0 50 0 0 0 0 1 1 0
Cap, veh/h 205 12 0 165 140 160 466 0
Arrive On Green 0.20 0.20 0.00 0.00 0.09 0.09 0.34 0.34 0.00
Sat Flow, veh/h 1047 59 1610 0 1900 1610 475 1386 0
Grp Volume(v), veh/h 186 0 0 0 17 14 521 0 0
Grp Sat Flow(s),veh/h/ln 1107 0 1610 0 1900 1610 1861 0 0
Q Serve(g_s), s 7.5 0.0 0.0 0.0 0.4 0.4 11.9 0.0 0.0
Cycle Q Clear(g_c), s 7.5 0.0 0.0 0.0 0.4 0.4 11.9 0.0 0.0
Prop In Lane 0.95 1.00 0.00 1.00 0.26 0.00
Lane Grp Cap(c), veh/h 217 0 0 165 140 626 0 0
V/C Ratio(X) 0.86 0.00 0.00 0.10 0.10 0.83 0.00 0.00
Avail Cap(c_a), veh/h 460 0 0 761 645 1013 0 0
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 0.00 1.00 1.00 1.00 0.00 0.00
Uniform Delay (d), s/veh 17.9 0.0 0.0 0.0 19.3 19.3 14.1 0.0 0.0
Incr Delay (d2), s/veh 9.4 0.0 0.0 0.0 0.3 0.3 3.3 0.0 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.2 0.0 0.0 0.0 0.1 0.1 4.0 0.0 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 27.3 0.0 0.0 0.0 19.6 19.6 17.3 0.0 0.0
LnGrp LOS C A A B B B A A
Approach Vol, veh/h 186 A 31 521
Approach Delay, s/veh 27.3 19.6 17.3
Approach LOS C B B

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 10.2 14.1 21.6
Change Period (Y+Rc), s 6.2 5.1 6.2
Max Green Setting (Gmax), s 18.4 19.1 25.0
Max Q Clear Time (g_c+I1), s 2.4 9.5 13.9
Green Ext Time (p_c), s 0.0 0.5 1.6

Intersection Summary
HCM 6th Ctrl Delay 19.9
HCM 6th LOS B

Notes
Unsignalized Delay for [EBR] is excluded from calculations of the approach delay and intersection delay.
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 165 8 132 7 153 0 0 267 862
Future Volume (veh/h) 0 0 0 165 8 132 7 153 0 0 267 862
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1574 1900 1574 1544 1544 0 0 1767 1856
Adj Flow Rate, veh/h 190 9 0 8 176 0 0 307 991
Peak Hour Factor 0.87 0.87 0.87 0.87 0.87 0.87 0.87 0.87 0.87
Percent Heavy Veh, % 22 0 22 24 24 0 0 9 3
Cap, veh/h 253 12 89 1012 0 0 1221 1087
Arrive On Green 0.15 0.15 0.00 0.69 0.69 0.00 0.00 0.69 0.69
Sat Flow, veh/h 1731 82 1334 18 1464 0 0 1767 1572
Grp Volume(v), veh/h 199 0 0 184 0 0 0 307 991
Grp Sat Flow(s),veh/h/ln 1813 0 1334 1482 0 0 0 1767 1572
Q Serve(g_s), s 5.2 0.0 0.0 0.0 0.0 0.0 0.0 3.2 25.9
Cycle Q Clear(g_c), s 5.2 0.0 0.0 2.1 0.0 0.0 0.0 3.2 25.9
Prop In Lane 0.95 1.00 0.04 0.00 0.00 1.00
Lane Grp Cap(c), veh/h 265 0 1101 0 0 0 1221 1087
V/C Ratio(X) 0.75 0.00 0.17 0.00 0.00 0.00 0.25 0.91
Avail Cap(c_a), veh/h 664 0 1101 0 0 0 1221 1087
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 1.00 0.00 0.00 0.00 1.00 1.00
Uniform Delay (d), s/veh 20.1 0.0 0.0 2.7 0.0 0.0 0.0 2.8 6.3
Incr Delay (d2), s/veh 4.3 0.0 0.0 0.3 0.0 0.0 0.0 0.5 12.9
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.2 0.0 0.0 0.2 0.0 0.0 0.0 0.3 5.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 24.4 0.0 0.0 3.0 0.0 0.0 0.0 3.3 19.2
LnGrp LOS C A A A A A A B
Approach Vol, veh/h 199 A 184 1298
Approach Delay, s/veh 24.4 3.0 15.5
Approach LOS C A B

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 38.0 38.0 11.2
Change Period (Y+Rc), s 4.0 4.0 4.0
Max Green Setting (Gmax), s 34.0 34.0 18.0
Max Q Clear Time (g_c+I1), s 4.1 27.9 7.2
Green Ext Time (p_c), s 0.7 3.5 0.5

Intersection Summary
HCM 6th Ctrl Delay 15.2
HCM 6th LOS B

Notes
Unsignalized Delay for [WBR] is excluded from calculations of the approach delay and intersection delay.
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Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 320 45 188 189 94 803
Future Volume (veh/h) 320 45 188 189 94 803
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1707 1144 1796 1292 1544 1885
Adj Flow Rate, veh/h 360 51 211 212 106 902
Peak Hour Factor 0.89 0.89 0.89 0.89 0.89 0.89
Percent Heavy Veh, % 13 51 7 41 24 1
Cap, veh/h 417 249 952 581 500 1000
Arrive On Green 0.26 0.26 0.53 0.53 0.53 0.53
Sat Flow, veh/h 1626 970 1796 1095 796 1885
Grp Volume(v), veh/h 360 51 211 212 106 902
Grp Sat Flow(s),veh/h/ln1626 970 1796 1095 796 1885
Q Serve(g_s), s 11.9 2.3 3.5 6.3 4.6 24.2
Cycle Q Clear(g_c), s 11.9 2.3 3.5 6.3 8.1 24.2
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 417 249 952 581 500 1000
V/C Ratio(X) 0.86 0.21 0.22 0.37 0.21 0.90
Avail Cap(c_a), veh/h 497 296 1143 697 585 1200
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 20.0 16.4 7.0 7.7 9.2 11.9
Incr Delay (d2), s/veh 12.8 0.4 0.1 0.4 0.2 8.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln5.2 0.5 0.9 1.0 0.6 8.5
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 32.8 16.8 7.1 8.1 9.4 20.4
LnGrp LOS C B A A A C
Approach Vol, veh/h 411 423 1008
Approach Delay, s/veh 30.8 7.6 19.3
Approach LOS C A B

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 36.0 36.0 20.2
Change Period (Y+Rc), s 6.2 6.2 5.8
Max Green Setting (Gmax), s 35.8 35.8 17.2
Max Q Clear Time (g_c+I1), s 8.3 26.2 13.9
Green Ext Time (p_c), s 1.7 3.6 0.6

Intersection Summary
HCM 6th Ctrl Delay 19.2
HCM 6th LOS B
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 322 0 69 13 0 35 236 530 23 84 273 516
Future Volume (veh/h) 322 0 69 13 0 35 236 530 23 84 273 516
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 350 0 75 14 0 38 257 576 25 91 297 561
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 454 0 261 24 87 74 304 919 778 118 723 613
Arrive On Green 0.13 0.00 0.16 0.01 0.00 0.05 0.17 0.49 0.49 0.07 0.39 0.39
Sat Flow, veh/h 3456 0 1585 1781 1870 1585 1781 1870 1585 1781 1870 1585
Grp Volume(v), veh/h 350 0 75 14 0 38 257 576 25 91 297 561
Grp Sat Flow(s),veh/h/ln 1728 0 1585 1781 1870 1585 1781 1870 1585 1781 1870 1585
Q Serve(g_s), s 7.9 0.0 3.4 0.6 0.0 1.9 11.3 18.4 0.7 4.1 9.4 27.3
Cycle Q Clear(g_c), s 7.9 0.0 3.4 0.6 0.0 1.9 11.3 18.4 0.7 4.1 9.4 27.3
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 454 0 261 24 87 74 304 919 778 118 723 613
V/C Ratio(X) 0.77 0.00 0.29 0.59 0.00 0.52 0.85 0.63 0.03 0.77 0.41 0.92
Avail Cap(c_a), veh/h 720 0 662 88 484 410 547 1146 971 239 823 698
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 34.1 0.0 29.7 39.8 0.0 37.8 32.6 15.2 10.7 37.3 18.1 23.6
Incr Delay (d2), s/veh 2.8 0.0 0.6 21.1 0.0 5.5 6.4 0.7 0.0 10.3 0.4 15.6
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 3.4 0.0 1.3 0.4 0.0 0.8 5.0 6.6 0.2 2.0 3.6 12.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 36.9 0.0 30.3 60.9 0.0 43.3 39.0 15.9 10.7 47.6 18.5 39.3
LnGrp LOS D A C E A D D B B D B D
Approach Vol, veh/h 425 52 858 949
Approach Delay, s/veh 35.7 48.0 22.7 33.6
Approach LOS D D C C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 10.5 46.0 6.2 18.4 18.9 37.6 15.8 8.9
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 10.9 49.7 4.0 33.9 24.9 35.7 16.9 21.0
Max Q Clear Time (g_c+I1), s 6.1 20.4 2.6 5.4 13.3 29.3 9.9 3.9
Green Ext Time (p_c), s 0.1 3.6 0.0 0.4 0.5 2.1 0.7 0.1

Intersection Summary
HCM 6th Ctrl Delay 30.2
HCM 6th LOS C

Notes
User approved pedestrian interval to be less than phase max green.
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 463 11 9 0 0 0 0 221 480 123 29 0
Future Volume (veh/h) 463 11 9 0 0 0 0 221 480 123 29 0
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1900 1900 1900 0 1900 1900 1900 1900 0
Adj Flow Rate, veh/h 487 12 0 0 233 505 129 31 0
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 0 0 0 0 0 0 0 0 0
Cap, veh/h 562 14 0 631 535 189 45 0
Arrive On Green 0.32 0.32 0.00 0.00 0.33 0.33 0.13 0.13 0.00
Sat Flow, veh/h 1768 44 1610 0 1900 1610 1473 354 0
Grp Volume(v), veh/h 499 0 0 0 233 505 160 0 0
Grp Sat Flow(s),veh/h/ln 1812 0 1610 0 1900 1610 1826 0 0
Q Serve(g_s), s 14.0 0.0 0.0 0.0 5.1 16.5 4.5 0.0 0.0
Cycle Q Clear(g_c), s 14.0 0.0 0.0 0.0 5.1 16.5 4.5 0.0 0.0
Prop In Lane 0.98 1.00 0.00 1.00 0.81 0.00
Lane Grp Cap(c), veh/h 576 0 0 631 535 234 0 0
V/C Ratio(X) 0.87 0.00 0.00 0.37 0.94 0.68 0.00 0.00
Avail Cap(c_a), veh/h 736 0 0 631 535 607 0 0
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 0.00 1.00 1.00 1.00 0.00 0.00
Uniform Delay (d), s/veh 17.4 0.0 0.0 0.0 13.8 17.6 22.6 0.0 0.0
Incr Delay (d2), s/veh 8.7 0.0 0.0 0.0 0.4 25.6 3.5 0.0 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 6.5 0.0 0.0 0.0 2.0 9.1 2.0 0.0 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 26.1 0.0 0.0 0.0 14.1 43.2 26.1 0.0 0.0
LnGrp LOS C A A B D C A A
Approach Vol, veh/h 499 A 738 160
Approach Delay, s/veh 26.1 34.0 26.1
Approach LOS C C C

Timer - Assigned Phs 2 4 6
Phs Duration (G+Y+Rc), s 22.0 21.2 10.9
Change Period (Y+Rc), s 4.0 4.0 4.0
Max Green Setting (Gmax), s 18.0 22.0 18.0
Max Q Clear Time (g_c+I1), s 18.5 16.0 6.5
Green Ext Time (p_c), s 0.0 1.2 0.4

Intersection Summary
HCM 6th Ctrl Delay 30.3
HCM 6th LOS C

Notes
Unsignalized Delay for [EBR] is excluded from calculations of the approach delay and intersection delay.
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 0 0 0 13 8 121 16 668 0 0 139 216
Future Volume (veh/h) 0 0 0 13 8 121 16 668 0 0 139 216
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1781 1900 1781 1870 1870 0 0 1841 1781
Adj Flow Rate, veh/h 14 9 0 17 711 0 0 148 230
Peak Hour Factor 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94 0.94
Percent Heavy Veh, % 8 0 8 2 2 0 0 4 8
Cap, veh/h 27 17 203 1020 0 0 1019 836
Arrive On Green 0.02 0.02 0.00 0.55 0.55 0.00 0.00 0.55 0.55
Sat Flow, veh/h 1122 722 1510 16 1841 0 0 1841 1510
Grp Volume(v), veh/h 23 0 0 728 0 0 0 148 230
Grp Sat Flow(s),veh/h/ln 1844 0 1510 1857 0 0 0 1841 1510
Q Serve(g_s), s 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.7 1.5
Cycle Q Clear(g_c), s 0.2 0.0 0.0 5.4 0.0 0.0 0.0 0.7 1.5
Prop In Lane 0.61 1.00 0.02 0.00 0.00 1.00
Lane Grp Cap(c), veh/h 44 0 1223 0 0 0 1019 836
V/C Ratio(X) 0.52 0.00 0.60 0.00 0.00 0.00 0.15 0.28
Avail Cap(c_a), veh/h 1751 0 3013 0 0 0 2816 2310
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 1.00 0.00 0.00 0.00 1.00 1.00
Uniform Delay (d), s/veh 9.1 0.0 0.0 3.1 0.0 0.0 0.0 2.1 2.2
Incr Delay (d2), s/veh 9.0 0.0 0.0 0.5 0.0 0.0 0.0 0.1 0.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.2 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 18.2 0.0 0.0 3.6 0.0 0.0 0.0 2.1 2.4
LnGrp LOS B A A A A A A A
Approach Vol, veh/h 23 A 728 378
Approach Delay, s/veh 18.2 3.6 2.3
Approach LOS B A A

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 14.5 14.5 4.5
Change Period (Y+Rc), s 4.0 4.0 4.0
Max Green Setting (Gmax), s 29.0 29.0 18.0
Max Q Clear Time (g_c+I1), s 7.4 3.5 2.2
Green Ext Time (p_c), s 3.1 1.4 0.0

Intersection Summary
HCM 6th Ctrl Delay 3.4
HCM 6th LOS A

Notes
Unsignalized Delay for [WBR] is excluded from calculations of the approach delay and intersection delay.
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Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 392 63 512 435 61 446
Future Volume (veh/h) 392 63 512 435 61 446
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1737 1870 1870 1841 1811 1870
Adj Flow Rate, veh/h 431 69 563 478 67 490
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 11 2 2 4 6 2
Cap, veh/h 507 486 798 665 254 798
Arrive On Green 0.31 0.31 0.43 0.43 0.43 0.43
Sat Flow, veh/h 1654 1585 1870 1560 525 1870
Grp Volume(v), veh/h 431 69 563 478 67 490
Grp Sat Flow(s),veh/h/ln1654 1585 1870 1560 525 1870
Q Serve(g_s), s 11.0 1.4 11.1 11.4 5.4 9.2
Cycle Q Clear(g_c), s 11.0 1.4 11.1 11.4 16.5 9.2
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 507 486 798 665 254 798
V/C Ratio(X) 0.85 0.14 0.71 0.72 0.26 0.61
Avail Cap(c_a), veh/h 633 606 865 721 273 865
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 14.6 11.3 10.6 10.7 17.4 10.0
Incr Delay (d2), s/veh 8.8 0.1 2.4 3.2 0.5 1.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln4.1 0.4 3.2 2.9 0.6 2.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 23.5 11.4 13.0 13.8 17.9 11.2
LnGrp LOS C B B B B B
Approach Vol, veh/h 500 1041 557
Approach Delay, s/veh 21.8 13.4 12.0
Approach LOS C B B

Timer - Assigned Phs 2 6 8
Phs Duration (G+Y+Rc), s 25.4 25.4 19.6
Change Period (Y+Rc), s 6.2 6.2 5.8
Max Green Setting (Gmax), s 20.8 20.8 17.2
Max Q Clear Time (g_c+I1), s 13.4 18.5 13.0
Green Ext Time (p_c), s 2.8 0.7 0.8

Intersection Summary
HCM 6th Ctrl Delay 15.0
HCM 6th LOS B
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A.10 ‐ Near Term (2025) Plus Phase 1A (MIT) Plus KT (Homes Only) Additional Mitigations
Sidra Output Sheets 



LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [1. Corral Hollow & I-580 EB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South North West

LOS A A B A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [1. Corral Hollow & I-580 EB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

8 T1 17 0.0 0.017 3.8 LOS A 0.1 1.6 0.42 0.28 0.42 36.0

18 R2 14 0.0 0.012 3.1 LOS A 0.0 1.1 0.28 0.13 0.28 35.2

Approach 31 0.0 0.017 3.5 LOS A 0.1 1.6 0.36 0.21 0.36 35.6

North: Corral Hollow

7 L2 133 28.0 0.407 7.3 LOS A 0.0 0.0 0.00 0.00 0.00 36.6

4 T1 388 1.0 0.407 6.6 LOS A 0.0 0.0 0.00 0.00 0.00 37.5

Approach 520 7.9 0.407 6.8 LOS A 0.0 0.0 0.00 0.00 0.00 37.3

West: I-580 EB Ramp

5 L2 176 26.0 0.319 10.1 LOS B 1.1 34.3 0.61 0.61 0.61 30.0

2 T1 10 50.0 0.319 11.2 LOS B 1.1 34.3 0.61 0.61 0.61 29.9

12 R2 12 0.0 0.319 8.9 LOS A 1.1 34.3 0.61 0.61 0.61 29.8

Approach 198 25.6 0.319 10.1 LOS B 1.1 34.3 0.61 0.61 0.61 30.0

All Vehicles 749 12.2 0.407 7.5 LOS A 1.1 34.3 0.18 0.17 0.18 34.9

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [1. Corral Hollow & I-580 EB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South North West

LOS A A A A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [1. Corral Hollow & I-580 EB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

8 T1 233 0.0 0.297 8.0 LOS A 1.3 31.7 0.62 0.62 0.62 33.7

18 R2 505 0.0 0.407 6.9 LOS A 2.4 59.9 0.38 0.24 0.38 33.2

Approach 738 0.0 0.407 7.3 LOS A 2.4 59.9 0.46 0.36 0.46 33.4

North: Corral Hollow

7 L2 129 5.0 0.121 3.7 LOS A 0.0 0.0 0.00 0.00 0.00 35.5

4 T1 31 0.0 0.121 3.6 LOS A 0.0 0.0 0.00 0.00 0.00 35.5

Approach 160 4.0 0.121 3.7 LOS A 0.0 0.0 0.00 0.00 0.00 35.5

West: I-580 EB Ramp

5 L2 486 4.0 0.452 8.1 LOS A 2.8 72.7 0.46 0.31 0.46 31.2

2 T1 12 0.0 0.452 8.0 LOS A 2.8 72.7 0.46 0.31 0.46 31.3

12 R2 9 0.0 0.452 8.0 LOS A 2.8 72.7 0.46 0.31 0.46 30.5

Approach 507 3.8 0.452 8.1 LOS A 2.8 72.7 0.46 0.31 0.46 31.2

All Vehicles 1405 1.8 0.452 7.2 LOS A 2.8 72.7 0.41 0.30 0.41 32.8

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [2. Corral Hollow & I-580 WB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South East North

LOS A A B A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [2. Corral Hollow & I-580 WB Ramps_AM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

3 L2 8 0.0 0.164 4.1 LOS A 0.0 0.0 0.00 0.00 0.00 38.2

8 T1 176 24.0 0.164 4.7 LOS A 0.0 0.0 0.00 0.00 0.00 37.6

Approach 184 23.0 0.164 4.7 LOS A 0.0 0.0 0.00 0.00 0.00 37.6

East: I-580 WB Ramp

1 L2 190 2.0 0.354 7.1 LOS A 1.7 47.2 0.46 0.33 0.46 32.4

6 T1 9 0.0 0.354 7.0 LOS A 1.7 47.2 0.46 0.33 0.46 32.4

16 R2 152 22.0 0.354 7.8 LOS A 1.7 47.2 0.46 0.33 0.46 31.1

Approach 351 10.6 0.354 7.4 LOS A 1.7 47.2 0.46 0.33 0.46 31.8

North: Corral Hollow

4 T1 307 9.0 0.285 6.1 LOS A 1.3 33.7 0.38 0.26 0.38 34.6

14 R2 991 3.0 0.730 13.1 LOS B 9.0 230.9 0.24 0.07 0.24 30.3

Approach 1298 4.4 0.730 11.4 LOS B 9.0 230.9 0.27 0.11 0.27 31.3

All Vehicles 1832 7.5 0.730 10.0 LOS A 9.0 230.9 0.28 0.14 0.28 31.9

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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LANE LEVEL OF SERVICE
Lane Level of Service

Site: 101 [2. Corral Hollow & I-580 WB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Approaches Intersection
South East North

LOS A A A A

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Lane LOS values are based on average delay and v/c ratio (degree of saturation) per lane.

LOS F will result if v/c > 1 irrespective of lane delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all lanes (v/c not used as specified in HCM 6).

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.
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MOVEMENT SUMMARY

Site: 101 [2. Corral Hollow & I-580 WB Ramps_PM]

New Site
Site Category: (None)
Roundabout

Movement Performance - Vehicles

Demand Flows 95% Back of QueueMov
ID 

Turn Deg.
Satn

Average
Delay  

Level of
Service

Prop.  
Queued

Effective 
Stop Rate

Aver. No.
Cycles

Average
Speed  Total HV Vehicles Distance

veh/h % v/c sec veh ft mph
South: Corral Hollow

3 L2 17 0.0 0.548 8.5 LOS A 0.0 0.0 0.00 0.00 0.00 38.3

8 T1 725 2.0 0.548 8.6 LOS A 0.0 0.0 0.00 0.00 0.00 38.2

Approach 742 2.0 0.548 8.6 LOS A 0.0 0.0 0.00 0.00 0.00 38.2

East: I-580 WB Ramp

1 L2 14 0.0 0.259 9.0 LOS A 1.0 26.8 0.66 0.66 0.66 32.8

6 T1 9 0.0 0.259 9.0 LOS A 1.0 26.8 0.66 0.66 0.66 32.6

16 R2 132 8.0 0.259 9.5 LOS A 1.0 26.8 0.66 0.66 0.66 31.6

Approach 154 6.8 0.259 9.4 LOS A 1.0 26.8 0.66 0.66 0.66 31.7

North: Corral Hollow

4 T1 151 4.0 0.115 3.7 LOS A 0.5 12.2 0.13 0.04 0.13 36.0

14 R2 235 8.0 0.183 4.3 LOS A 0.8 20.7 0.11 0.03 0.11 34.3

Approach 386 6.4 0.183 4.1 LOS A 0.8 20.7 0.12 0.04 0.12 35.0

All Vehicles 1283 3.9 0.548 7.3 LOS A 1.0 26.8 0.12 0.09 0.12 36.3

Site Level of Service (LOS) Method: Delay & v/c (HCM 6). Site LOS Method is specified in the Parameter Settings dialog (Site tab).

Roundabout LOS Method: Same as Sign Control.

Vehicle movement LOS values are based on average delay and v/c ratio (degree of saturation) per movement.

LOS F will result if v/c > 1 irrespective of movement delay value (does not apply for approaches and intersection).

Intersection and Approach LOS values are based on average delay for all movements (v/c not used as specified in HCM 6).

Roundabout Capacity Model: US HCM 6.

HCM Delay Formula option is used. Control Delay does not include Geometric Delay since Exclude Geometric Delay option applies.

Gap-Acceptance Capacity: Traditional M1.

HV (%) values are calculated for All Movement Classes of All Heavy Vehicle Model Designation.
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A.11 – Near Term (2025) Plus Phase 1A (MIT) Plus KT (Homes Only) Westbound Alternative



Tracy Hills TIA NT+1A(MIT)+KT Homes (Westbound Test)
2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 171 0 173 38 0 23 28 255 2 22 918 128
Future Volume (veh/h) 171 0 173 38 0 23 28 255 2 22 918 128
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 186 0 188 41 0 25 30 277 2 24 998 139
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 266 0 230 52 0 154 41 1098 930 35 1092 925
Arrive On Green 0.08 0.00 0.15 0.03 0.00 0.10 0.02 0.59 0.59 0.02 0.58 0.58
Sat Flow, veh/h 3456 0 1585 1781 0 1585 1781 1870 1585 1781 1870 1585
Grp Volume(v), veh/h 186 0 188 41 0 25 30 277 2 24 998 139
Grp Sat Flow(s),veh/h/ln 1728 0 1585 1781 0 1585 1781 1870 1585 1781 1870 1585
Q Serve(g_s), s 5.2 0.0 11.3 2.2 0.0 1.4 1.6 7.0 0.1 1.3 46.7 3.9
Cycle Q Clear(g_c), s 5.2 0.0 11.3 2.2 0.0 1.4 1.6 7.0 0.1 1.3 46.7 3.9
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 266 0 230 52 0 154 41 1098 930 35 1092 925
V/C Ratio(X) 0.70 0.00 0.82 0.79 0.00 0.16 0.74 0.25 0.00 0.69 0.91 0.15
Avail Cap(c_a), veh/h 634 0 488 160 0 339 73 1399 1186 111 1439 1220
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 44.2 0.0 40.7 47.3 0.0 40.6 47.7 9.8 8.4 47.8 18.2 9.3
Incr Delay (d2), s/veh 3.3 0.0 7.0 22.4 0.0 0.5 22.8 0.1 0.0 21.4 7.6 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.3 0.0 4.7 1.3 0.0 0.6 1.0 2.5 0.0 0.8 18.5 1.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 47.5 0.0 47.6 69.7 0.0 41.1 70.5 9.9 8.4 69.2 25.8 9.4
LnGrp LOS D A D E A D E A A E C A
Approach Vol, veh/h 374 66 309 1161
Approach Delay, s/veh 47.5 58.9 15.8 24.8
Approach LOS D E B C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 7.0 63.8 8.0 19.3 7.3 63.5 12.7 14.6
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 6.1 73.4 8.8 30.2 4.0 75.5 18.0 21.0
Max Q Clear Time (g_c+I1), s 3.3 9.0 4.2 13.3 3.6 48.7 7.2 3.4
Green Ext Time (p_c), s 0.0 1.5 0.0 1.0 0.0 8.5 0.4 0.1

Intersection Summary
HCM 6th Ctrl Delay 29.0
HCM 6th LOS C



NT+1A(MIT)+KT Homes (Westbound Test)Tracy Hills TIA
2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: PM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 322 0 69 13 0 35 236 530 23 84 273 516
Future Volume (veh/h) 322 0 69 13 0 35 236 530 23 84 273 516
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 350 0 75 14 0 38 257 576 25 91 297 561
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 473 0 278 24 0 83 200 823 697 117 735 623
Arrive On Green 0.14 0.00 0.18 0.01 0.00 0.05 0.11 0.44 0.44 0.07 0.39 0.39
Sat Flow, veh/h 3456 0 1585 1781 0 1585 1781 1870 1585 1781 1870 1585
Grp Volume(v), veh/h 350 0 75 14 0 38 257 576 25 91 297 561
Grp Sat Flow(s),veh/h/ln 1728 0 1585 1781 0 1585 1781 1870 1585 1781 1870 1585
Q Serve(g_s), s 6.8 0.0 2.9 0.5 0.0 1.6 7.9 17.5 0.6 3.5 8.1 23.4
Cycle Q Clear(g_c), s 6.8 0.0 2.9 0.5 0.0 1.6 7.9 17.5 0.6 3.5 8.1 23.4
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 473 0 278 24 0 83 200 823 697 117 735 623
V/C Ratio(X) 0.74 0.00 0.27 0.58 0.00 0.46 1.28 0.70 0.04 0.78 0.40 0.90
Avail Cap(c_a), veh/h 830 0 764 101 0 473 200 917 777 154 869 737
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 29.2 0.0 25.1 34.5 0.0 32.4 31.2 15.9 11.2 32.4 15.4 20.0
Incr Delay (d2), s/veh 2.3 0.0 0.5 19.9 0.0 3.9 160.6 2.1 0.0 16.6 0.4 12.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.8 0.0 1.1 0.4 0.0 0.7 12.0 6.4 0.2 1.9 2.9 9.8
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 31.5 0.0 25.6 54.4 0.0 36.3 191.8 18.0 11.2 49.0 15.8 32.8
LnGrp LOS C A C D A D F B B D B C
Approach Vol, veh/h 425 52 858 949
Approach Delay, s/veh 30.4 41.2 69.9 29.0
Approach LOS C D E C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 9.7 37.2 6.1 17.4 13.0 33.9 14.7 8.8
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 6.1 34.5 4.0 33.9 7.9 32.7 16.9 21.0
Max Q Clear Time (g_c+I1), s 5.5 19.5 2.5 4.9 9.9 25.4 8.8 3.6
Green Ext Time (p_c), s 0.0 2.9 0.0 0.4 0.0 2.3 0.8 0.1

Intersection Summary
HCM 6th Ctrl Delay 44.9
HCM 6th LOS D

Notes
User approved pedestrian interval to be less than phase max green.
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A.12 – Near Term (2025) Plus Phase 1A (MIT) Plus KT (Homes and Retail) Synchro Outputs



KT Tentative Map Review NT+1A+KT (Homes and Retail)
2: CORRAL HOLLOW RD & TRACY HILLS DR/STREET D Timing Plan: AM PEAK

Kimley-Horn and Associates, Inc. Synchro 10 Report
HCM 6th Signalized Intersection Summary Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 171 0 173 100 0 85 28 255 36 186 917 128
Future Volume (veh/h) 171 0 173 100 0 85 28 255 36 186 917 128
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 186 0 188 109 0 92 30 277 39 202 997 139
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 256 0 220 136 265 347 75 965 939 267 1069 1024
Arrive On Green 0.07 0.00 0.14 0.08 0.00 0.14 0.02 0.52 0.52 0.08 0.57 0.57
Sat Flow, veh/h 3456 0 1585 1781 1870 1585 3456 1870 1585 3456 1870 1585
Grp Volume(v), veh/h 186 0 188 109 0 92 30 277 39 202 997 139
Grp Sat Flow(s),veh/h/ln 1728 0 1585 1781 1870 1585 1728 1870 1585 1728 1870 1585
Q Serve(g_s), s 5.9 0.0 13.0 6.8 0.0 5.4 1.0 9.5 1.2 6.4 55.0 3.8
Cycle Q Clear(g_c), s 5.9 0.0 13.0 6.8 0.0 5.4 1.0 9.5 1.2 6.4 55.0 3.8
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 256 0 220 136 265 347 75 965 939 267 1069 1024
V/C Ratio(X) 0.73 0.00 0.85 0.80 0.00 0.27 0.40 0.29 0.04 0.76 0.93 0.14
Avail Cap(c_a), veh/h 553 0 323 255 349 419 123 1091 1046 427 1255 1181
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 51.0 0.0 47.3 51.1 0.0 36.4 54.3 15.5 9.6 50.8 22.1 7.7
Incr Delay (d2), s/veh 3.9 0.0 13.7 10.2 0.0 0.4 3.4 0.2 0.0 4.3 11.4 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.7 0.0 5.9 3.4 0.0 2.1 0.4 3.7 0.4 2.8 23.9 1.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 54.9 0.0 61.0 61.3 0.0 36.8 57.8 15.6 9.6 55.2 33.5 7.8
LnGrp LOS D A E E A D E B A E C A
Approach Vol, veh/h 374 201 346 1338
Approach Delay, s/veh 58.0 50.1 18.6 34.1
Approach LOS E D B C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 13.8 64.3 13.7 20.7 7.5 70.5 13.4 21.0
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 13.9 65.6 16.1 22.9 4.0 75.5 18.0 21.0
Max Q Clear Time (g_c+I1), s 8.4 11.5 8.8 15.0 3.0 57.0 7.9 7.4
Green Ext Time (p_c), s 0.3 1.6 0.1 0.6 0.0 7.3 0.4 0.2

Intersection Summary
HCM 6th Ctrl Delay 37.1
HCM 6th LOS D
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 306 20 65 9 20 254 230 488 150 144 246 502
Future Volume (veh/h) 306 20 65 9 20 254 230 488 150 144 246 502
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 333 22 71 10 22 276 250 530 163 157 267 546
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 439 119 384 18 352 405 294 659 575 232 626 732
Arrive On Green 0.13 0.31 0.31 0.01 0.19 0.19 0.09 0.35 0.35 0.07 0.33 0.33
Sat Flow, veh/h 3456 389 1255 1781 1870 1585 3456 1870 1585 3456 1870 1585
Grp Volume(v), veh/h 333 0 93 10 22 276 250 530 163 157 267 546
Grp Sat Flow(s),veh/h/ln 1728 0 1644 1781 1870 1585 1728 1870 1585 1728 1870 1585
Q Serve(g_s), s 7.6 0.0 3.4 0.5 0.8 12.7 5.8 20.8 5.9 3.6 9.0 23.0
Cycle Q Clear(g_c), s 7.6 0.0 3.4 0.5 0.8 12.7 5.8 20.8 5.9 3.6 9.0 23.0
Prop In Lane 1.00 0.76 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 439 0 502 18 352 405 294 659 575 232 626 732
V/C Ratio(X) 0.76 0.00 0.19 0.56 0.06 0.68 0.85 0.80 0.28 0.68 0.43 0.75
Avail Cap(c_a), veh/h 767 0 659 143 484 516 294 781 678 238 751 838
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 34.2 0.0 20.7 40.0 27.0 27.2 36.6 23.7 18.4 37.0 21.0 17.9
Incr Delay (d2), s/veh 2.7 0.0 0.2 25.2 0.1 2.5 20.5 5.2 0.3 7.2 0.5 3.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 3.2 0.0 1.3 0.3 0.3 4.8 3.1 9.0 2.1 1.6 3.6 8.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 36.9 0.0 20.9 65.2 27.1 29.8 57.1 29.0 18.6 44.2 21.4 21.1
LnGrp LOS D A C E C C E C B D C C
Approach Vol, veh/h 426 308 943 970
Approach Delay, s/veh 33.4 30.7 34.6 24.9
Approach LOS C C C C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 10.5 34.8 5.9 29.9 12.0 33.3 15.4 20.4
Change Period (Y+Rc), s 5.1 6.2 5.1 5.1 5.1 6.2 5.1 5.1
Max Green Setting (Gmax), s 5.6 33.9 6.5 32.5 6.9 32.6 18.0 21.0
Max Q Clear Time (g_c+I1), s 5.6 22.8 2.5 5.4 7.8 25.0 9.6 14.7
Green Ext Time (p_c), s 0.0 2.7 0.0 0.5 0.0 2.2 0.8 0.6

Intersection Summary
HCM 6th Ctrl Delay 30.4
HCM 6th LOS C
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RESOLUTION 2020-_____ 
 

APPROVING A GENERAL PLAN AMENDMENT AND CONSIDERING AN ADDENDUM TO 
THE TRACY HILLS SPECIFIC PLAN SUBSEQUENT ENVIRONMENTAL IMPACT REPORT 

PREPARED FOR THE TRACY HILLS KT PROJECT, 
APPLICATION NUMBER GPA19-0003 

 
 
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 5, 2016, City Council certified an Environmental Impact Report and 

approved a General Plan Amendment, a comprehensive update to the Tracy Hills Specific Plan, 
and a Vesting Tentative Subdivision Map for approximately 1,160 single-family residential lots in 
Phase 1A, and 

 
WHEREAS, In 2019, an application was submitted for a General Plan Amendment 

regarding the Tracy Hills KT Project, Application Number GPA19-0003, and 
 
WHEREAS, The Tracy Hills KT Project consists of approximately 45 acres located east 

of Corral Hollow Road in the vicinity of Tracy Hills Drive, and 
 
WHEREAS, The proposed General Plan Amendment includes changing the General 

Plan land use designation on approximately 27 acres within the KT Project area from 
Commercial to Residential Medium, which is a change to the General Plan Land Use 
Designations map, Figure 2-2, and 

 
WHEREAS, The proposed General Plan Amendment also includes updating descriptive 

text for the Tracy Hills Specific Plan to now include the KT Project.  The updated text would state 
that the estimated number of residential units in the Tracy Hills Specific Plan area would be 
approximately 5,700, which is a revision from the currently stated maximum of 5,499 residential 
units, and 

 
WHEREAS, The proposed General Plan Amendment also includes adding language to 

the Tracy Hills section under Areas of Special Consideration.  The proposed language states 
that a portion of the Tracy Hills Specific Plan area with a General Plan land use designation of 
Commercial may be developed as Medium or High Density Residential, if permitted by the Tracy 
Hills Specific Plan, and 

 
WHEREAS, The Tracy Hills Specific Plan Subsequent Environmental Impact Report 

(EIR) was certified by the City Council on April 5, 2016, and 
 
WHEREAS, An Addendum to the EIR has been prepared consistent with the 

requirements of California Environmental Quality Act (CEQA) Guidelines Sections 15162 and 
15164 to address the proposed General Plan Amendment for the Tracy Hills KT Project.  No 
new significant environmental impacts were identified for the Tracy Hills KT Project and 
therefore, no further environmental review is necessary, and  

 
WHEREAS, The Planning Commission considered this matter at a duly noticed public 

hearing held on February 26, 2020 and recommended that the City Council approve a General 
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Plan Amendment for the Tracy Hills KT Project, Application Number GPA19-0003, and  

 
WHEREAS, The City Council considered this matter at a duly noticed public hearing held 

on March 17, 2020;   
 
NOW, THEREFORE BE IT RESOLVED, That the City Council of the City of Tracy 

considered the Addendum to the Tracy Hills Specific Plan Subsequent EIR and hereby approves 
a General Plan Amendment, Application Number GPA19-0003, as attached. 
 

 
*  *  *  *  *  *  *  *  *  *  *  *  *  * 

 
 
The foregoing Resolution 2020-________ was passed and adopted by the City Council 

of the City of Tracy on the 17th day of March 2020, by the following vote:  
 
 
AYES:        COUNCIL MEMBERS:   
NOES:        COUNCIL MEMBERS:   
ABSENT:    COUNCIL MEMBERS:  
ABSTAIN:   COUNCIL MEMBERS:   

 
____________________________ 
MAYOR 

ATTEST: 
 
 
____________________________ 
CITY CLERK 



   

ORDINANCE _____ 
 

AN ORDINANCE OF THE CITY OF TRACY APPROVING AN AMENDMENT TO THE TRACY 
HILLS SPECIFIC PLAN FOR THE TRACY HILLS KT PROJECT  

 
 

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 5, 2016, City Council certified an Environmental Impact Report and 

approved a General Plan Amendment, a comprehensive update to the Tracy Hills Specific Plan, 
and a Vesting Tentative Subdivision Map for approximately 1,160 single-family residential lots in 
Phase 1A, and 

 
WHEREAS, In 2019, an application was submitted for an amendment to the Tracy Hills 

Specific Plan for the Tracy Hills KT Project, Application Number SPA19-0004, and 
 
WHEREAS, The Tracy Hills KT Project consists of approximately 45 acres located east 

of Corral Hollow Road in the vicinity of Tracy Hills Drive, and  
 
WHEREAS, The proposed Tracy Hills Specific Plan Amendment (SPA) for the KT 

Project includes rezoning approximately 21.3 acres from General Highway Commercial (GHC-
TH) to Medium Density Residential (MDR-TH) and approximately 5.6 acres of GHC-TH to Tracy 
Hills Conservation (C-TH), and 

 
WHEREAS, The proposed SPA also includes a series of updates to the development 

standards for the MDR-TH zoning district to allow for small-lot residential development, such as 
lot sizes of less than 3,000 square feet, maximum lot coverage of 70%, and 3-foot minimum 
side setbacks, and 

 
WHEREAS, The proposed SPA also includes establishing a Medium Density Residential 

(MDR-TH) Overlay Zone, which would be applied to approximately 8.9 acres in the KT Project 
area.  The Medium Density Residential Overlay Zone would allow the subject property to 
develop in accordance with the permitted uses and development standards of either the MDR-
TH zoning district or the underlying zoning district of GHC-TH, and 

 
WHEREAS, The proposed SPA also includes the addition of Appendix A, KT Project 

Landscape Design Guidelines, which would establish the landscape design guidelines and 
implementation details for the KT Project phase, and 

 
WHEREAS, The proposed SPA also includes the addition of Appendix B, Community 

Gateway Icon, which would increase the number of Community Gateway Icons in the Tracy Hills 
Specific Plan area from one to two, and 

 
WHEREAS, The proposed SPA would allow the second Community Gateway Icon to be 

erected without requiring a Development Review permit, due to Appendix B including sufficient 
detail in terms of the height, design and location of the Community Gateway Icons, and 

 
WHEREAS, The proposed SPA is consistent with the General Plan, as amended, and 
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WHEREAS, An Environmental Impact Report (EIR) was certified by the City Council on 
April 5, 2016 for the Tracy Hills Specific Plan, and 

 
WHEREAS, An Addendum to the EIR has been prepared consistent with the 

requirements of California Environmental Quality Act (CEQA) Guidelines Sections 15162 and 
15164 to address the proposed Tracy Hills Specific Plan Amendment for the Tracy Hills KT 
Project.  No new significant environmental impacts were identified for the Tracy Hills KT Project 
and therefore, no further environmental review is necessary, and 

 
WHEREAS, The Planning Commission considered this matter at a duly noticed public 

hearing held on February 26, 2020 and recommended that the City Council approve the 
proposed Tracy Hills Specific Plan Amendment for the Tracy Hills KT Project, Application 
Number SPA19-0004, and 

 
WHEREAS, The City Council considered this matter at a duly noticed public hearing 

held on March 17, 2020; 
 

 The City Council of the City of Tracy does ordain as follows: 
 

SECTION 1.  The foregoing recitals are true and correct and are incorporated herein as 
findings. 

 
SECTION 2.  The City Council hereby approves the Tracy Hills Specific Plan 

Amendment for the Tracy Hills KT Project, Application Number SPA19-0004, as attached to the 
March 17, 2020 City Council staff report as Attachment B.   

 
SECTION 3.  This Ordinance shall take effect 30 days after its final passage and 

adoption. 
 
SECTION 4.  This Ordinance shall either (1) be published once in a newspaper of 

general circulation, within 15 days after its final adoption, or (2) be published in summary form 
and posted in the City Clerk’s office at least five days before the ordinance is adopted and within 
15 days after adoption, with the names of the Council Members voting for and against the 
ordinance.  (Gov’t. Code §36933.) 

 
  *  *  *  *  *  *  *  *  *  *  *  *   

 
This Ordinance _____ was introduced at a regular meeting of the Tracy City Council on 

the 17th day of March 2020, and finally adopted on the _____ day of April, 2020, by the following 
vote: 
 
AYES:  COUNCIL MEMBERS: 
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 

_____________________________ 
                                                                                     MAYOR 
ATTEST: 
 
 
_____________________________ 
CITY CLERK 



   

RESOLUTION 2020-_____ 
 

APPROVING A VESTING TENTATIVE SUBDIVISION MAP FOR THE TRACY HILLS KT 
PROJECT TO CREATE APPROXIMATELY 185 SINGLE-FAMILY RESIDENTIAL LOTS, TWO 
COMMERCIAL PARCELS, AND VARIOUS OTHER PARCELS, INCUDING A LINEAR PARK 
AND HOA RECREATION AREA, CONSISTING OF APPROXIMATELY 45 ACRES LOCATED 

EAST OF CORRAL HOLLOW ROAD IN THE VICINITY OF TRACY HILLS DRIVE  
 

 
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 5, 2016, City Council certified an Environmental Impact Report and 

approved a General Plan Amendment, a comprehensive update to the Tracy Hills Specific Plan, 
and a Vesting Tentative Subdivision Map for approximately 1,160 single-family residential lots in 
Phase 1A, and 

 
WHEREAS, In 2019, an application was submitted for a Vesting Tentative Subdivision 

Map for the Tracy Hills KT Project to create approximately 185 single-family residential lots, two 
commercial parcels, and various other parcels, including a linear park and an HOA recreation 
area, consisting of approximately 45 acres located east of Corral Hollow Road in the vicinity of 
Tracy Hills Drive, Application Number TSM19-0005, and 

 
 WHEREAS, The proposed Vesting Tentative Subdivision Map is consistent with the 
General Plan and the Tracy Hills Specific Plan, as amended, and  
 

WHEREAS, The proposed Vesting Tentative Subdivision Map is consistent with the 
Tracy Municipal Code, Title 12, Subdivisions, and 

 
WHEREAS, The site is physically suitable for the type of development and will be 

developed in accordance with City standards, and  
 
WHEREAS, The site is physically suitable for the proposed density of development.  

The proposed density of 7.4 dwelling units per gross acre for the residential portion of the site is 
consistent with the General Plan, Residential Medium designation, which provides for a density 
range of 5.9 to 12.0 dwelling units per acre.  Traffic circulation is designed in accordance with 
City standards for the proposed density to ensure adequate traffic service levels are met, 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 public facilities necessary to serve the subdivision or mitigate any 

impacts created by the subdivision will be constructed or assured before approval of a final map 
or issuance of a building or grading permit, and 

 
 WHEREAS, An Environmental Impact Report (EIR) was certified by the City Council on 
April 5, 2016 for the Tracy Hills Specific Plan, and 
 

WHEREAS, An Addendum to the EIR has been prepared consistent with the 
requirements of California Environmental Quality Act (CEQA) Guidelines Sections 15162 and 
15164 to address the Vesting Tentative Subdivision Map for the Tracy Hills KT Project.  No new 
significant environmental impacts were identified for the Tracy Hills KT Project and therefore, no 
further environmental review is necessary, and 
 

WHEREAS, The Planning Commission considered this matter at a duly noticed public 
hearing held on February 26, 2020 and recommended that the City Council approve the Vesting 
Tentative Subdivision Map for the Tracy Hills KT Project, Application Number TSM19-0005, and 

 
WHEREAS, The City Council considered this matter at a duly noticed public hearing held 

on March 17, 2020; 
 

NOW, THEREFORE BE IT RESOLVED, That the City Council of the City of Tracy 
hereby approves a Vesting Tentative Subdivision Map for the Tracy Hills KT Project to create 
approximately 185 single-family residential lots, two commercial parcels, and various other 
parcels, including a linear park and an HOA recreation area, consisting of approximately 45 
acres located east of Corral Hollow Road in the vicinity of Tracy Hills Drive, Application Number 
TSM19-0005, subject to the conditions stated in Exhibit “1” attached and made part hereof. 
 

 
*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  * 

 
The foregoing Resolution 2020-_____ was passed and adopted by the City Council of 

the City of Tracy on the 17th day of March 2020, by the following vote:  
 
AYES:  COUNCIL MEMBERS:          
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 

___________________________ 
MAYOR 

ATTEST: 
 
 
____________________________ 
CITY CLERK 



  Exhibit 1 

 
 

Conditions of Approval for Tracy Hills KT Project 
Vesting Tentative Subdivision Map  
Application Number TSM19-0005 

March 17, 2020 
 

 
Project:  These Conditions of Approval shall apply to the Vesting Tentative 
Subdivision Map for Tracy Hills KT Project, Application Number TSM19-0005, 
including approximately 185 single-family residential lots, a linear park, a retention basin, 
an HOA recreation area, and 2 commercial parcels. 
 
Property:  The property consists of approximately 45.1 acres located in the Tracy Hills 
Specific Plan Area, east of Corral Hollow Road in the vicinity of Tracy Hills Drive, 
Application Number TSM19-0005. 
 
Community Facilities Districts:  Certain conditions of approval herein involve the 
establishment of or annexation into one or more Community Facilities Districts (CFDs) to 
implement the Project.  The imposition of conditions requiring or involving the 
establishment of or annexation into CFDs on the Property shall not limit the City from 
establishing additional CFDs over the Property, subject to an affirmative vote of the 
Property owner(s).  
 
A. Definitions; Abbreviations. 
 
The definitions in the City’s zoning regulations (Tracy Municipal Code, Title 10, Chapter 
10.08) and subdivision ordinance (Tracy Municipal Code, Title 12, Chapter 12.08) apply, 
and in addition:  
 

1. “Applicant” means any person, or other legal entity, defined as a “Subdivider” 
by Section 12.08.010 of the City of Tracy Municipal Code. 

 
2. “Development Services Director” means the Development Services Director 

of the City of Tracy, or any other person designated by the City Manager or 
the Development Services Director, to perform the duties set forth here. (The 
Development Services Director is also referred to in the Tracy Municipal 
Code as the Development and Engineering Services Director.) 

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

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

 
4. “Conditions of Approval” or “Conditions” means these conditions of approval.   
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The following abbreviations may be used in these Conditions: 

 
EIR Environmental Impact Report 
DIA Deferred Improvement 

Agreement 
OIA Offsite Improvement Agreement 

PI&RA Park Improvement and 
Reimbursement Agreement 

PUE Public Utility Easement 
TMC Tracy Municipal Code 

 
B. Planning Division Conditions of Approval 

 
1. Compliance with laws. The Subdivider shall comply with all laws (federal, 

state, and local) related to the development of real property within the Project 
boundaries, including, but not limited to: the Planning and Zoning Law 
(Government Code sections 65000, et seq.), the Subdivision Map Act 
(Government Code sections 66410, et seq.), the California Environmental 
Quality Act (Public Resources Code sections 21000, et seq., “CEQA”), and 
the Guidelines for the California Environmental Quality Act (California 
Administrative Code, title 14, sections 15000, et seq., “CEQA Guidelines”).   

 
2. City Regulations. Unless specifically modified by these Conditions of 

Approval, the Subdivider shall comply with all City Regulations.   
 

3. Mitigation Measures.  The Subdivider shall comply with all applicable 
mitigation measures in the Final Subsequent Environmental Impact Report 
(EIR) for the Tracy Hills Specific Plan Project (State Clearinghouse No. 
2013102053), which was certified by the City Council on April 5, 2016, and 
the Addendum to the EIR, which was prepared for the Tracy Hills KT Project 
consistent with the requirements of California Environmental Quality Act 
(CEQA) Guidelines Sections 15162 and 15164.  
 

4. Notice of protest period.  Pursuant to Government Code Section 66020, 
including Section 66020 (d)(1), the City HEREBY NOTIFIES the Subdivider 
that the 90-day approval period (in which the Subdivider may protest the 
imposition of any fees, dedications, reservations, or other exactions that are 
within the purview of the Mitigation Fee Act [Government Code section 66000 
et seq.] (“Exactions”) and imposed on this Project by these Conditions of 
Approval) shall begin on the date of the conditional approval of this Project.  If 
the Subdivider fails to file a protest of the Exactions complying with all of the 
requirements of Government Code Section 66020 within this 90-day period, 
the Subdivider will be legally barred from later challenging any of the 
Exactions.  The terms of this paragraph shall not affect any other deadlines or 
statutes of limitations set forth in the Mitigation Fee Act or other applicable 
law, or constitute a waiver of any affirmative defenses available to the City. 

 
5. Conformance with Vesting Tentative Subdivision Map.  All Final Maps 

shall be in substantial conformance with the approved Vesting Tentative 
Subdivision Map (Application Number TSM19-0005), which was date 
stamped as received by the Development Services Department on February 
7, 2020 and approved by the City Council on March 17, 2020, unless 
modified by these Conditions. 
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6. Maintenance for Project Public Landscaping.  Before approval of the first 

Final Map, the Subdivider shall assure that there will be sufficient funding for 
the ongoing costs related to public landscaping maintenance.  Subdivider 
shall prepare public landscaping improvement plans and a public landscaping 
budget analysis (to be reviewed and approved by the City Public Works 
Director) to establish the scope of and cost estimates for public landscaping 
maintenance. 

 
As used in these Conditions of Approval: 
 
“Public landscaping maintenance costs” include but are not limited to all costs 
associated with the maintenance, operation, repair and replacement of public 
landscaping included in the Project.  Labor costs shall be based upon and be 
paid at “prevailing wages,” as that term is used in Section 1771 of the 
California Labor Code. 
  
“Public landscaping” includes but is not limited to the following public areas 
and public improvements within or adjacent to the Project: public walls, 
special public amenities, ground cover, turf, shrubs, trees, irrigation systems, 
drainage and electrical systems, masonry walls or other fencing, entryway 
monuments or other ornamental structures, furniture, recreation equipment, 
hardscape and any associated appurtenances within medians, parkways, 
dedicated easements, channel-ways, public parks and public open space 
areas.  It does not include public streets and street sweeping, but may 
include street lights. 
 
Before approval of the first Final Map, Subdivider shall enter into an 
agreement with the City, which shall be recorded against the entire Tracy 
Hills KT Project property, which adopts and implements one or more of the 
following three options (a., b. or c.), subject to the approval of the City’s 
Finance Director:  

 
a. CFD or other funding mechanism. Before final inspection or 

occupancy of the first dwelling (except for up to ten model homes), the 
Subdivider shall, at its expense, form or annex into a Community 
Facilities District (CFD) or establish another lawful funding mechanism 
that is reasonably acceptable to the City for the entire Project area for 
funding or performing the on-going maintenance of public 
landscaping. Formation of the CFD shall include, but not be limited to, 
affirmative votes and the recordation of a Notice of Special Tax 
Lien.  Upon successful formation, the Property will be subject to the 
maximum special tax rates as outlined in the Rate and Method of 
Apportionment.  If funds are needed to pay for such public 
landscaping maintenance costs before collection of the first Special 
Services Tax (the “deficit”), then before final inspection or occupancy 
of the first dwelling (except for up to ten model homes), the Subdivider 
shall deposit to the CFD (by submittal to the City’s Finance Director) 
the amount of the deficit;  
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Or 

 
b. HOA and dormant CFD. If the HOA is the chosen funding mechanism, 

the Subdivider must do the following: 
 

(1) Form a Homeowner’s Association (HOA) or other maintenance 
association, with CC&Rs reasonably acceptable to the City, to 
assume the obligation for the on-going maintenance of all 
public landscaping areas within the entire tentative subdivision 
map area; 

 
(2) Cause the HOA to enter into an agreement with the City, in a 

form to be approved by the City and to be recorded 
concurrently with the first Final Map, setting forth, among other 
things, the required maintenance obligations, the standards of 
maintenance, and all other associated obligation(s) to ensure 
the long-term maintenance by the HOA of all public landscape 
areas within the entire tentative subdivision map area;  

 
(3) For each Final Map, make and submit to the City, in a form 

reasonably acceptable to the City, an irrevocable offer of 
dedication of all public landscape areas within the Final Map 
area;  

 
(4) Before final inspection or occupancy of the first dwelling 

(except for up to ten model homes), annex into a CFD in a 
“dormant” capacity, to be triggered if the HOA fails (as 
determined by the City in its sole and exclusive discretion) to 
perform the required level of public landscape maintenance.  
The dormant tax or assessment shall be disclosed to all 
homebuyers and non-residential property owners, even during 
the dormant period.  

 
Or 

 
c. Direct funding. Before final inspection or occupancy of the first 

dwelling (except for up to ten model homes), the Subdivider shall 
deposit with the City an amount necessary, as reasonably determined 
by the City, to fund in perpetuity the full costs of public landscaping 
maintenance as identified by the approved landscaping budget 
analysis.    

 
7. Maintenance for Public Landscaping for Major Program Roadways.  Before 

approval of the first Final Map, the Subdivider shall assure that there will be 
sufficient funding to pay the Subdivider’s proportionate share of the ongoing 
public landscaping maintenance costs associated with major program 
roadways, by entering into an agreement with the City, which shall be 
recorded against the entire Tracy Hills KT Project property, which adopts and 
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implements one of the following two options (a. or b.), subject to the approval 
of the City’s Finance Director: 

 
a. CFD. Before final inspection or occupancy of the first dwelling (except 

for up to ten model homes), Subdivider shall, at its sole expense, form 
or annex into a Community Facilities District (CFD) for the 
entire Project area, for funding the Subdivider’s proportionate share of 
the ongoing public landscaping maintenance costs associated with 
major program roadways identified in the Citywide Roadway and 
Transportation Master Plan.  Formation of the CFD shall include, but 
not be limited to, affirmative votes and the recordation of a Notice of 
Special Tax Lien. Upon successful formation, the Property will be 
subject to the maximum special tax rates as outlined in the Rate and 
Method of Apportionment.  If funds are needed to pay for such public 
landscaping maintenance costs before collection of the first Special 
Services Tax (the “deficit”), then before final inspection or occupancy 
of the first dwelling (except for up to ten model homes), the Subdivider 
shall deposit to the CFD (by submittal to the City’s Finance Director) 
the amount of the deficit;  

 
Or 

 
b. Direct Funding.  Before final inspection or occupancy of the first 

dwelling (except for up to ten model homes), the Subdivider shall 
deposit with the City an amount necessary, as reasonably determined 
by the City, to fund in perpetuity the full costs of funding the 
Subdivider’s proportionate share of the ongoing public landscaping 
maintenance costs associated with major program roadways identified 
in the Citywide Roadway and Transportation Master Plan. 
 

8. Parks.  Before approval of the first Final Map, the Subdivider shall enter into 
an agreement with the City, which shall be recorded against the property, 
which stipulates that within 18 months following final inspection or occupancy 
of the first dwelling (except for up to ten model homes), the linear park shall 
be completed and accepted by the City.  
  

9. Schools.  Before issuance of a building permit for each new dwelling, the 
Subdivider shall document compliance with all applicable school mitigation 
requirements and provide to the City a certificate of compliance for such 
requirements from the Jefferson School District and Tracy Unified School 
District. 

 
10. Public Services.  Before approval of the first Final Map, the Subdivider shall 

do one of the following, subject to the approval of the City’s Finance Director: 
 

a.         CFD or other funding mechanism. The Subdivider shall enter into an 
agreement with the City, to be signed by the Finance Director, which 
shall be recorded against the Property, which stipulates that prior to 
issuance of a building permit (except for up to ten model homes), the 
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Subdivider will form or annex into a Community Facilities District 
(CFD) or establish another lawful funding mechanism that is 
reasonably acceptable to the City for funding the on-going operational 
costs of providing Police services, Public Works services and other 
City services to serve the Project area.  Formation of the CFD shall 
include, but not be limited to, affirmative votes and the recordation of 
a Notice of Special Tax Lien.  The Subdivider shall be responsible for 
all costs associated with the formation or annexation proceedings.  
Upon successful formation, the parcels will be subject to the 
maximum special tax rates as outlined in the Rate and Method of 
Apportionment.  

 
Or 

 
b.  Direct funding. The Subdivider shall enter into an agreement with the 

City, which shall be recorded against the property, which stipulates 
that prior to issuance of a building permit (except for up to ten model 
homes), the Subdivider will fund a fiscal impact study to be conducted 
and approved by the City to determine the long term on-going 
operational costs of providing Police services, Public Works services 
and other City services to serve the Project area, and deposit with the 
City an amount necessary, as reasonably determined by the City, to 
fund the full costs in perpetuity as identified by the approved study. 

 
If the provisions for adequate funding of the on-going operational costs of 
providing Police services, Public Works services and other City services are 
met prior to issuance of the first building permit for the project, subject to the 
Finance Director’s review and approval, the terms of this condition shall be 
considered to have been met and this condition shall become null and void. 
 

C. Engineering Division Conditions of Approval 
 

C.1.  General Conditions 
 

C.1.1 Subdivider shall comply with the applicable requirements of the 
approved documents, technical analyses/reports prepared for the 
Project listed as follows:  

 
a) Tracy Hills Specific Plan approved by City Council and any 

amendments thereto. 
 

b) Tracy Hills Specific Plan Recirculated Draft Subsequent 
Environmental Impact Report and Addendum to the Subsequent 
Environmental Impact Report dated February 2020 (“EIR”) 

 
c) Tracy Hills Vesting Tentative Map Review Memorandum prepared 

by Kimley-Horn Associates, dated February 10, 2020 (“Traffic 
Study”). 
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d) Tracy Hills KT Property Sanitary Sewer Study Technical 
Memorandum prepared by Carollo, dated February 21, 2020 
(“Sanitary Sewer Study”). 

 
e) Tracy Hills Water Study Technical Memorandum prepared by 

West Yost Associates, dated November 8, 2019 (“Water Study”). 
 

f) Tracy Hills Storm Drainage Master Plan prepared by Ruggeri-
Jensen-Azar, dated July 2019 and reviewed by Stormwater 
Consulting, Inc. as outlined in the memo dated January 6, 2020 
(“Storm Drainage Study”)  

 
g) Citywide Water System Master Plan dated December 2012, 

prepared by West Yost Associates. 
 

h) Plan Line Study – Corral Hollow Road prepared by Ruggeri-
Jensen-Azar (“Corral Hollow Road Plan Line”). 
 

i) Any Finance Implementation Plan (“FIP”),  as described in Section 
10.20.060(b)(3)(B) of the Tracy Municipal Code, that is approved 
by the City Council for the property described in the Tracy Hills KT 
Property Vesting Tentative Subdivision Map, Application No. 
TSM19-0005. 

 
C.1.2 Timing of Compliance: The Applicant shall satisfy each of the 

following conditions prior to filing the first Final Map unless a different 
time for compliance is specifically stated in these Conditions of 
Approval.  Any condition requiring an improvement that has already 
been designed, completed or under a City-approved agreement may 
be considered satisfied at the discretion of the City Engineer. 

 
 For the purpose of these Conditions of Approval, if the first Final Map 

to be filed within the boundaries of the Project (for commercial Parcels 
G and H) is filed solely for financing purposes only, and no permits will 
be requested pursuant to such final map, then the requirements listed 
in these Conditions of Approval shall not apply to the final map for 
financing purposes only.  

 
C.2.  Improvement Plans 

 
C.2.1 General.  
 

The Subdivider shall complete Improvement Plans to comply with all 
applicable laws, including the City Regulations (defined above) and 
these Conditions of Approval. Improvement Plans shall contain the 
design, construction details and specifications of improvements that are 
required to serve the Project. The Improvement Plans shall be drawn on 
a 24” x 36” size 4-mil thick polyester film (mylar) and shall be prepared 
under the supervision of, and stamped and signed by a Registered Civil, 



Tracy Hills KT Project – Vesting Tentative Subdivision Map 
Application Number TSM19-0005 
Page 8 
 

Traffic, Electrical, Mechanical Engineer, and Registered Landscape 
Architect for the relevant work.  

 
 C.2.2 Site Grading 

   
  C.2.2.1 Erosion Control  
    Grading Plans shall specify the method of erosion control 

to be employed and materials to be used. 
 

    C.2.2.2 Grading and Drainage Plans  
      Submit a Grading and Drainage Plan prepared by a 

Registered Civil Engineer and accompanied by the 
Project’s Geo-technical /Soils Engineering report.  The 
report shall provide recommendations regarding adequacy 
of the site relative to the stability of soils such as soil types 
and classification, percolation rate, soil bearing capacity, 
highest observed ground water elevation, and others. 

 
   C.2.2.3 When the grade differential between the Project site and 

the adjacent property(s) exceeds 12 inches, a reinforced or 
masonry block wall, engineered slope, or engineered 
retaining wall is required for retaining soil. The Subdivider 
shall submit Retaining Wall Plans that includes the 
construction detail(s) and structural calculations of the 
retaining wall or masonry wall for City’s review and 
approval.  

  
    C.2.2.4 If an engineered slope is used to retain soil on adjacent 

property outside the Project boundary, a slope easement 
will be necessary from the adjacent property. The 
Subdivider shall obtain a slope easement from owner(s) of 
the adjacent and affected property(s) and show the slope 
easement on the Final Map.  

    
    C.2.2.5 If applicable, show existing irrigation structure(s), 

channel(s) and pipe(s) that are to remain or relocated or to 
be removed, after coordinating with the irrigation district or 
owner of the irrigation facilities. If there are irrigation 
facilities including tile drains, that are required to remain to 
serve existing adjacent agricultural uses, the Subdivider 
shall design, coordinate and construct required 
modifications to the facilities to the reasonable satisfaction 
of the owner of the irrigation facilities and the City.   

 
C.2.3.  Grading Permit 
 

The City will not accept a grading permit application for the Project as 
complete until the Subdivider has provided all relevant documents 
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related to the grading permit required by the City Regulations and these 
Conditions of Approval, to the satisfaction of the City Engineer.   
 

C.2.4.  Storm Drainage  
  

C.2.4.1 Site grading shall be designed such that the Project’s 
storm drainage overland release point will be directed to 
storm drainage easement or to public streets. If overland 
release is intended to be onto DWR property adjacent to 
the Project, Subdivider shall submit to the City 
documentation from DWR approving such discharge 
overland release onto DWR property as required by the 
City Engineer. 

 
C.2.4.2  All permanent underground storm drainage lines and 

structures to be maintained by the City shall be located 
within right-of-way to be dedicated to the City or within an 
easement. If applicable, interim facilities, storm drain lines, 
and collection basins shall be maintained by the 
Subdivider.    

 
  C.2.4.3 Storm drainage plans are to be submitted with the required 

hydrologic and hydraulic calculations for the sizing of storm 
drainage pipe(s) and shall comply with Storm Drainage 
Study and City Regulations.   

 
C.2.4.4 Since the Project will construct a terminal retention basin, it 

has been determined that the Project will be exempt from 
the Post Construction Stormwater Quality Standards.  
However, should new Federal or State regulations come 
into effect during the buildout of the Project that would 
require future compliance, then the Project would not be 
exempted from those new requirements.   
SWPPP's shall be implemented during project 
construction. In addition, the Project may implement 
stormwater control measures such as disconnected roof 
leaders, non-contiguous street sidewalks (providing 
landscape strips/parkways), tree planting in parkways and 
use of drought tolerant landscape with drip irrigation 
systems and "intelligent" controllers. Similarly, public 
education measures regarding the damaging effects of 
pollutants to water quality may also be implemented.    
 

C.2.4.5   All Storm Water structural and construction details that are 
not part of the City Standard Plans or City Design 
Standards shall be provided by the Subdivider and 
submitted to the City for approval as part of the 
improvement plans. 
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C.2.4.6 Storm drainage Retention Basin shall be contained within 
storm drainage parcels suitable for dedication to the City of 
Tracy. This basin shall be provided with appropriate 
fencing with warning signs, access roadways to and from 
public roadways and access roadways into the ponds for 
maintenance purposes as approved by the City Engineer. 
All storm drainage inlets into this basin shall have inlet 
structures with design acceptable to the City Engineer. 

 
C.2.4.7 Fixed vertical sediment depth markers shall be installed 

near discharge points into the Retention Basin to assist 
with measurements of sediment deposition over time and 
future assessments of the need for maintenance activities.  

 
 C.2.5.  Sanitary Sewer 
 

C.2.5.1 All sanitary sewer lines and associated improvements shall 
be designed and installed per the Sanitary Sewer Study 
and City Regulations.  Before approval of Final Map(s) for 
the Project, Subdivider shall submit improvement plans 
and obtain approval for the plans for all on-site sewer 
improvements.   

 
C.2.5.2 The Subdivider shall design and construct the Sanitary 

Sewer Pump Station (SSPS) with sufficient capacity to 
service the Project per City Standards and Sanitary Sewer 
Study.   This Pump Station shall be constructed on land to 
be dedicated by Subdivider, as approved and required by 
the City.  Upon satisfactory completion of the SSPS 
improvements, as determined by City, the City will accept 
the land dedication and SSPS improvements for 
maintenance.  Maintenance of the SSPS shall be included 
in the Community Facilities District (CFD) to be established 
for the Project. 

 
C.2.5.3 No final inspection of any residential building will be 

performed or certificate of occupancy for commercial 
building will be issued, with the exception of Model Homes, 
until the improvements listed above are completed and 
functional, as determined by the City Engineer. 

 
C.2.5.4 Subdivider shall pay impact fees at the time of issuance of 

building permit.  In addition, the Subdivider shall pre-pay 
impact fees for wastewater treatment for all remaining 
residential lots no later than one year after issuance of first 
building permit for production home. 

 
C.2.5.5 Prior to the City’s approval of the first Final Map within 

Project, the Subdivider shall dedicate to the City utility 
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maintenance easements necessary for all sanitary sewer 
lines (gravity or force mains).  All requirements relating to 
the access and maintenance by the Utilities Department 
and Public Works Department shall be incorporated into 
the improvement plans. 

 
C.2.5.6 Subdivider shall coordinate with Utilities Department and 

Public Works Department for determining the access, 
parking, security fencing, lighting and other related 
improvements at the Sanitary Sewer Pump Station.  The 
requirements identified shall be incorporated into the 
design of the SSPS for review and approval by the City 
Engineer.   

 
C.2.5.7 Parcel “I” (Utility Corridor) access road shall be paved with 

structural section per City standards adequate to support 
maintenance vehicles accessing the Retention basin and 
the SSPS. 

  
C.2.6. Water Distribution System 
 

C.2.6.1 All potable water lines and associated improvements as 
identified in the Water Study (Water Line Improvements) 
shall be designed and installed per City Regulations.  
 

C.2.6.2 During the construction phases (vertical construction) of the 
Project, the Subdivider shall be responsible for providing 
water infrastructure (temporary or permanent) capable of 
delivering adequate fire flows and pressure appropriate to 
the various stages of construction and as approved by the 
Fire Marshall. 
 

C.2.6.3 Prior to approval of each Final Map, the Subdivider shall 
submit calculations and improvement plans as required by 
the Fire Marshall and the City Engineer, and obtain a letter 
from the Fire Marshall that the fire flow parameters per 
Tracy Design Standards Section 6.02 are met for the 
phased construction of water lines to the satisfaction of the 
Fire Marshal. 

 
C.2.6.4  Subdivider shall install Recycled Water mains in Street “D” 

required to serve the Project. 
 
  Initially, the 8-in Recycled Water Main will be connected to 

a potable water supply (with a stub in place to future 
recycled water) as approved by the City until the program 
backbone Recycled Water facilities are in place.  Once the 
Recycled Water system network is online, the 8-in Recycled 
Water distribution main will be disconnected from the 



Tracy Hills KT Project – Vesting Tentative Subdivision Map 
Application Number TSM19-0005 
Page 12 
 

Potable Water system and connected to the Recycled 
Water System as part of the Recycled Water Project by the 
City.   
 

C.2.6.5  Domestic and Irrigation Water Services – The HOA will be 
responsible for the repair and maintenance of all valves, 
fittings on services related to landscaping on all parcels to 
be owned by HOA and within HOA easements. 

 
C.2.6.6 Where pressures at individual water services will be 80 psi 

or more, the Subdivider shall provide pressure-reducing 
valves at the location approved by the City Engineer.  The 
design of the individual pressure reducing valves for 
services shall be subject to approval by the Building Official. 

 
C.2.6.7 Fire Service Line – The Subdivider shall design and install 

fire hydrants at the locations approved by the Fire Marshall.   
Before the approval of the Improvement Plans, the 
Subdivider shall obtain written approval from the Fire 
Marshall for the design, location and construction details of 
the fire service connections to the Project, and for the 
location and spacing of fire hydrants that are to be installed 
to serve the Project. 

  
C.2.7.  Street Improvements 
 

C.2.7.1 Subdivider is required to design and construct on-site and 
frontage roadway improvements to serve the Project as 
identified in the Traffic Study and these Conditions of 
Approval. All improvements shall comply with City 
Regulations, and Tracy Hills Design Standards. Such 
improvements shall include, but are not limited to, 
roadways, water distribution system, sewer system, storm 
drainage systems, curb and gutter, sidewalks, street lighting 
system, traffic signals, ITS systems, pavement and 
crosswalk striping, bicycle lanes and trails, roadway 
signage and street signs, median islands, turn lanes, 
landscaping, and all necessary related improvements as 
required by the City. Timing of completion of street 
improvements shall comply with these Conditions of 
Approval. 

 
C.2.7.2 Corral Hollow Road Right-of-Way 

 
Per the Citywide Roadway & Transportation Master Plan 
(CRTMP) that was adopted by City Council on November 
26, 2012, pursuant to Resolution No. 2012-240, amended 
on November 19, 2013, Corral Hollow Road will be a 4-lane 
major arterial street with a raised median, sidewalks, bicycle 
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facilities and landscaping, and depicted Corral Hollow Road 
Plan Line.  

 
 The Corral Hollow Road Plan Line established the amount 

of right-of-way to be dedicated from the Project along Corral 
Hollow Road. The Subdivider shall dedicate all rights-of-
way necessary for the widening of Corral Hollow Road 
along the entire frontage of the Property on Corral Hollow 
Road. The dedication shall include additional right-of-way 
for turn lanes and transitions where applicable.  If required, 
the Subdivider shall also dedicate right-of-way for 
construction of intersection improvements including traffic 
signal modifications at Tracy Hills Road / Corral Hollow 
Road for buildout requirements. 

 
   The Subdivider shall be eligible for fee Credits and/or 

reimbursements for right-of-way dedication beyond 
Project’s frontage obligation per the CRTMP requirements.  
Temporary / interim improvements are not eligible for fee 
credits or reimbursements.  

 
C.2.7.3 Abandonment of Right-of-way on Corral Hollow Road   
 The Subdivider shall submit request to the City for vacation 

of existing Corral Hollow Road right-of-way and pay for all 
costs of processing of vacation of right-of-way and 
recordation of documents.   

 
 Potential impacts to access to adjacent parcels (Sellick 

APN 253-100-09 ) due to abandonment of Corral Hollow 
Road right-of-way (such as providing curb cut/ driveway on 
Street “D” or other improvements as deemed necessary by 
the City Engineer) shall be mitigated as approved by the 
City.  All costs of such mitigations shall be paid for by the 
Subdivider. 

 
C.2.7.4. Corral Hollow Road Improvements  

 
The Subdivider shall design and construct the Corral Hollow 
Road Improvements in accordance with the Traffic Study, 
Corral Hollow Road Plan Line and City Regulations.     

    The improvements will include, but are not limited to, 
construction of asphalt concrete  pavement, traffic signal 
modifications, pavement markings and striping, traffic 
signage, street lighting, roadway section construction and/or 
replacement, asphalt concrete overlay (where required), 
pavement transitions and other street and utilities 
improvements that are required to serve the Project  based 
on the phasing plan approved by the City Engineer. 
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   Roadway design shall conform to STAA truck traffic 
requirements and Caltrans requirements.  

 
C.2.7.5. Corral Hollow Road Improvements for Residential Units 
 
   Prior to issuance of final inspection or occupancy of Model 

Homes and residential units, the Subdivider shall complete  
the following Corral Hollow Road Improvements to provide 
adequate and safe traffic conditions on Corral Hollow Road 
to the satisfaction of the City Engineer.  

 
   Subdivider shall prepare improvement plans for Corral 

Hollow Road Improvements and obtain approval by the City 
Engineer before approval of the first Final Map within the 
Project. 

 
   a. Corral Hollow Road/ Tracy Hills Drive/ Street D: 
 

1. Southbound: One left turn, one right turn and one 
through lane 

2. Northbound: One left turn, one right turn and one 
through lane 

3. Westbound: One left turn, one shared through 
and right turn lane. However, this layout may 
result in interim curb, signal and pedestrian 
crossing, which will be funded by the project as 
interim improvements. The developer must 
provide intersection layouts indicting this 
geometry for review. The layouts must show the 
ultimate layout as well. 

4. Eastbound: Same as existing ‐ One shared 
through and right turn lane, two left turn lanes 

5. Signal timing: Modified signal timing plans for AM 
and PM and school midday. 

6. Add signal poles and curb/sidewalk as required. 
 

b. Corral Hollow Road/ Street A  (RIRO Driveway): 
 

1. Northbound: One right turn lane to separate 
through traffic from right turning vehicles. 

2. Provide a raised median on Corral Hollow Drive 
to prevent left turns in and out of the site. 

3. Westbound: one right turn lane exiting the 
development.  

 
C.2.7.6. Corral Hollow Road Improvements for Commercial Parcels 
 
   Prior to issuance of final occupancy of for any buildings on 

the Commercial parcels, the Subdivider shall complete the 
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following Corral Hollow Road Improvements to provide 
adequate and safe traffic conditions on Corral Hollow Road 
to the satisfaction of the City Engineer. 

 
   a. Corral Hollow Road/ Tracy Hills Drive/ Street D: 
 

1. Southbound: Two left turns, one right turn, and 
one through lane 

2. Northbound: Two left turns, one right turn, and 
one through lane 

3. Westbound: One through, one left, and one right 
turn lane 

4. Eastbound: Same as existing ‐ One shared 
through and right turn lane, two left turn lanes 

5. Signal timing: Modified signal timing plans for AM 
and PM and school midday 

6. Add signal poles and curb/sidewalk as required.   
 

C.2.7.7. Fee Credits and/or reimbursements for eligible costs of 
improvements beyond Project’s frontage obligation per the 
CRTMP, will be determined based on the improvement 
plans to be approved by the City Engineer. Interim 
improvements are not eligible for fee credits or 
reimbursements and are the sole responsibility of the 
Subdivider. 

 
C.2.7.8. Pavement Repaving/ Overlay on Corral Hollow Road:  

Subdivided shall pay its fair share of $50,000 towards the 
estimated cost of r repaving/ overlay from I-580 south right-
of-way line to southerly City Limits as directed by the City 
Engineer.  

 
C.2.7.9 In order to guarantee completion of the Corral Hollow Road 

Improvements, the Subdivider shall enter into an 
improvement agreement (SIA or OIA) and post an 
improvement security in the amounts and form in 
accordance with section 12.36.080 of the TMC and as 
required by these Conditions of Approval. The Subdivider 
shall submit the signed and notarized OIA with the 
necessary improvement security before approval of the first 
Final Map within the Project.   

 
C.2.7.10 For any Corral Hollow Road Improvements considered 

frontage improvements (such as Subdivider’s Frontage 
Obligation per the CRMP including landscape 
improvements behind the curb) that are not constructed or 
security posted with OIA at the time of approval of the first 
Final Map, the Subdivider shall enter into a DIA with the 
City.   
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The Subdivider shall submit the signed and notarized DIA 
before approval of the first Final Map within the Project.  
The Subdivider shall post improvement security in the 
amounts and form in accordance with TMC section 
12.36.080 at the times specified in the DIA. 
 

C.2.7.11   Traffic Control Plan - Before starting any work within City’s 
right-of-way on Corral Hollow Road, the Subdivider shall 
submit a Traffic Control Plan for each phase of work, to 
show the method and type of construction signs to be used 
for regulating traffic at the work areas within these streets. 
The Traffic Control Plan shall be prepared by a Civil 
Engineer or Traffic Engineer licensed to practice in the 
State of California. Subdivider shall comply with   Caltrans 
requirements and standards for any work conducted within 
Caltrans ROW.  

 
C.2.7.12 The Subdivider shall design and construct Corral Hollow 

Road Improvements to meet the applicable requirements of 
the latest edition of the California Department of 
Transportation Highway Design Manual (CHDM) and the 
California Manual of Uniform Traffic Control Devices 
(MUTCD), the Applicable Law, and these Conditions of 
Approval.  

 
C.2.7.13 The Tracy Hills Specific Plan EIR (“EIR”) identifies the 

Project’s traffic impacts that are to be mitigated by the 
Subdivider. The mitigation measures are summarized in 
Table 4.13-68, Transportation & Circulation EIR Mitigation 
Matrix.  Subdivider shall comply with the applicable 
mitigation measures as outlined in the Traffic Study. 

 
C.2.7.14 As the properties north of the Project along Corral Hollow 

Road develop, City will install fiber-optic lines to connect 
signals on Corral Hollow Road. In the interim, at the time of 
installation of traffic signals at Corral Hollow Road / Tracy 
Hills Drive, the Subdivider shall provide a functional 
communication system acceptable to the City Engineer, to 
connect the City’s Traffic Control Management Center 
(TCMC) located at the City Hall to the traffic signal.  Any 
required improvements at the TCMC to facilitate 
communications in the interim condition that is not part of 
the Master Plan Facilities, shall be installed at Subdivider’s 
cost, and no fee credits or reimbursements will be 
applicable.  

 
C.2.7.15 Bus shelter and turnout on Corral Hollow Road :  The bus 

shelter and turnout on Corral Hollow Road shall be 
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constructed as part of the Frontage Improvements on Corral 
Hollow Road.  The City will provide the construction details 
and materials specifications of the bus shelter. Timing of 
construction of bus shelters will be determined in the future 
based on the extension of TRACER’s Fixed Route to serve 
the Project.  In order to assure completion of construction of 
the bus shelters, the Subdivider may either enter into a DIA 
with security, or pay to the City the estimated cost for bus 
shelter on Corral Hollow Road at the time of approval of the 
first Final Map within the Project. 

 
C.2.7.16 Encroachment Permit.  Before starting any work to be 

performed and improvements to be constructed within City’s 
right-of-way, the Subdivider shall obtain an Encroachment 
Permit from the City. The Subdivider or its authorized 
representative shall submit all documents that are required 
to process the Encroachment Permit including but not 
limited to, approved Improvement Plans, Traffic Control 
Plan, payment of engineering review fees, copy of the 
Contractor’s license, Contractor’s Tracy business license, 
and certificate of insurance naming the City of Tracy as 
additional insured or as a certificate holder. 

 
C.2.7.17 Dead-End Streets.  A standard barricade and guardrail with 

appropriate traffic sign will be required at street ends.  
Alternatively, turnarounds/ hammerheads meeting the 
requirements of Fire Marshall shall be provided at the dead-
end streets.   

 
C.2.7.18 In-tract Streets.  The Subdivider shall dedicate all rights-of-

way that are necessary to construct all the in-tract streets 
based on cross sections shown on the Vesting Tentative 
Subdivision Map with the Final Map for the respective 
phase.  The width of travel lanes, street median, 
landscaping strip and sidewalk shall be in accordance with 
the Vesting Tentative Subdivision Map and Tracy Hills 
Specific Plan.   

 
 Design and construction details of the in-tract streets such 

as asphalt concrete pavement, curb, gutter, sidewalk, street 
light, water main, fire hydrant, landscaping with automatic 
irrigation system, storm drain, catch basin and drop inlets, 
sanitary sewer main and lateral, water main, individual 
water service and meter, pavement marking and striping, 
traffic sign, driveway, handicap ramp and other street 
improvements shall comply with City Regulations and shall 
be shown on the Improvement Plans. 
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 Following revisions to the Tentative Map shall be made per 
the recommendations in the Traffic Study.  The 
improvement plans shall incorporate the recommended 
changes to the in-tract street system proposed with the 
Tentative Map: 

 
a. Residential Units:  

 
1..Street D between Corral Hollow Road and Street 

C: 1 lane westbound and 1 lane eastbound. 
Geometric layout plans indicating proposed and 
ultimate layouts must be provided for review. 
Interim improvements that may have to be 
modified later will be funded by the Subdivider. 

2. Modify the ROW at the intersection of Street D 
and the eastern KT retail driveway be a future 
single lane roundabout with an eastbound right 
turn slip lane. 

3. Intersection of Street D and Street C to be a mini 
roundabout or T‐intersection with eastbound 
stop control. 

4. Add protected bicycle facilities on Street D. A 
Class 1 bike path facility per City requirements is 
required on both sides of Street D that will 
connect across Corral Hollow Road to Phase 1A 
at the signal. The path should be a minimum of 8 
feet wide abutting the right-of-way with 5’ 
landscape strip between curb and bike path, per 
Caltrans and City standards.  A 2-foot wide 
easement (overlapping the PUE) shall be 
dedicated to the City behind the right-of-way to 
allow the City control over the design of future 
facilities within the commercial parcel. 

5. Provide adequate pedestrian crossings and 
connections to the parks and trails. 

     
 Commercial parcels: 
  

a. Street D & Commercial DWY 3 & 4 (Roundabout): 
 

1. Install single‐lane roundabout with an Eastbound 
channelized right turn lane (drop lane) 

 
b. KT On‐site: 
 

1. Street D between Corral Hollow Road and the 
Retail Roundabout: 3 lanes westbound and 2 
lanes eastbound 



Tracy Hills KT Project – Vesting Tentative Subdivision Map 
Application Number TSM19-0005 
Page 19 
 

2. Intersection of Street D and Street C to be a mini 
roundabout or T‐intersection with eastbound 
stop control. 

3. Add protected bicycle facilities on Street D. A 
Class 1 bike path facility per City requirements is 
required on both sides of Street D that will 
connect across Corral Hollow Road to Phase 1A 
at the signal. The path should be a minimum of 8 
feet wide abutting the right-of-way with 5’ 
landscape strip between curb and bike path, per 
Caltrans and City standards.  A 2-foot wide 
easement (overlapping the PUE) shall be 
dedicated to the City behind the right-of-way to 
allow the City control over the design of future 
facilities within the commercial parcel. 

4. Provide adequate pedestrian crossings and 
connections to the parks and trails. 

 
C.2.7.18 For all phases of the Project, the Subdivider shall install 

sidewalk to provide pedestrian circulation connecting the 
subdivisions sidewalks to the CH sidewalk and to the Corral 
Hollow Road/ Tracy Hills Road Intersection. Cross-walks on 
Corral Hollow Road to provide pedestrian access to the 
Tracy Hills Phase 1a subdivision should be provided. 
Timing and design of pedestrian access shall be as 
determined by the City Engineer based on the Phasing 
Plan. 

 
C.2.7.19 All intersections shall be designed to accommodate fire 

truck movements as required by the Fire Department.  
 
C.2.7.20 Subdivider must provide and verify sight distances, where 

applicable, with regard to intersections, reverse lots and 
fence placements as required by the City Engineer. 

  
C.2.9.  Public Utility Easements 
   

C.2.9.1 Undergrounding of Overhead Utilities. Any existing 
overhead lines and poles within the Project boundaries and 
on the west side of Corral hollow Road within the Project 
frontage shall be removed or undergrounded.   

 
C.2.9.2 All private utility services to serve the Project such as 

electric, telephone and cable TV to the building must be 
installed underground, within right-of-way or a dedicated 
Public Utility Easement (PUE) and at the location approved 
by the City and the respective owner(s) of the utilities.  
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 The Subdivider shall submit improvement plans for the 
installation of electric, gas, telephone and TV cable lines 
that are to be installed under the sidewalk or within the 
PUE. Underground utility conduits may be installed under 
the sidewalks, and underground boxes and structures may 
be located in the landscaped parkway next to the curb.  All 
above-ground boxes and facilities shall be behind the 
sidewalk and within the PUE.   Pop-outs to provide 
additional width of PUE where required to accommodate 
larger above-ground structures will be permitted subject to 
review and approval by Public Works Director and the City 
Engineer.   Before approval of the first Final Map, the 
Subdivider shall complete the necessary coordination work 
with the respective owner(s) of the utilities to for approval.  

 
C.2.9.3 Public Utility Easements on sideyard lots shall be adjusted/ 

eliminated in final neighborhood designs based on actual 
joint trench design requirements. 

 
C.2.9.4 The Subdivider shall take necessary actions to accomplish 

existing DWR easement to be quitclaimed prior to 
recordation of first Final Map within the Project.  If not 
accomplished prior to first Final Map, the Subdivided shall 
submit documentation that DWR will quitclaim the 
easement prior to City’s acceptance of the Retention Basin.  
All costs of the process for the quitclaim shall be borne by 
the Subdivider. 

     
 C.3.  Final Map  

 
The City will not approve any Final Map until the Subdivider 
demonstrates, to the satisfaction of the City Engineer, that all the 
requirements set forth in these Conditions of Approval are completed, 
including, but not limited to the following: 

 
 C.3.1 Subdivider has submitted one reproducible (mylar) copy of the 

approved tentative subdivision map for the Project after Subdivider’s 
receipt of a notification of approval of the Tentative Subdivision Map. 
The signature of the owner of the Property on the Tentative 
Subdivision Map shall indicate the owner’s consent to the preparation 
of the Tentative Subdivision Map and the proposed subdivision of the 
Property. 

 
C.3.2 Each Final Map is prepared in accordance with the applicable 

requirements of the Tracy Municipal Code, these Conditions of 
Approval, all other applicable City Regulations, and in substantial 
conformance with the Tentative Subdivision Map. 

   



Tracy Hills KT Project – Vesting Tentative Subdivision Map 
Application Number TSM19-0005 
Page 21 
 

C.3.3 Each Final Map includes and shows offer(s) of dedication of all 
right(s)-of-way and/or temporary or permanent easement(s) required 
by the Improvement Plans and Final Map, in accordance with City 
Regulations and these Conditions. If construction easement(s) is/are 
shown, it/they shall indicate the termination date of the construction 
easement(s). 

 
C.3.4 Horizontal and vertical control for the Project shall be based upon the 

City of Tracy coordinate system and at least three 2nd order Class 1 
control points establishing the "Basis of Bearing" and shown as such 
on the Final Map.  The Final Map shall also identify surveyed ties from 
two of the horizontal control points to a minimum of two separate 
points adjacent to or within the Property described by the Final Map. 

 
C.3.5 Subdivider has submitted a signed and stamped Engineer’s Estimate 

that show construction cost of subdivision improvements that are 
described in Conditions C.2 above plus 10% for construction 
contingencies.  

 
C.3.6 Subdivision Improvement Agreement. Before the City’s approval of 

any Final Map, the Subdivider shall execute a Subdivision 
Improvement Agreement (for the public facilities required to serve the 
real property described by the Final Map), and post all required 
improvement security in accordance with City Regulations.  

 
Phasing Plan and Deferred Improvement Agreement - Prior to 
Subdivider’s submittal to the City of the first Final Map for City 
approval, Subdivider shall submit for the City Engineer’s review and 
reasonable approval a phasing plan for the submittal of all Final Maps 
to be filed for this Vesting Tentative Subdivision Map.  The phasing 
plan may be subject to subsequent modifications based on market 
conditions, the rate of development, and Subdivider’s disposition of 
the parcels created by the Final Maps.  Prior to the City’s approval of 
the first final map within the Project, the Subdivider shall execute a 
Deferred Improvement Agreement, in substantial conformance with 
the City’s standard form agreement, by which (among other things) 
the Subdivider agrees to complete construction of all remaining public 
facilities (to the extent the public facilities are not included in the 
Subdivision Improvement Agreement) which are required by these 
Conditions of Approval. The Deferred Improvement Agreement shall 
identify timing requirements for construction of all remaining public 
facilities, in conformance with the phasing plan submitted by the 
Subdivider and approved by the City Engineer. 

 
C.3.7 Improvement Security.  The Subdivider shall provide improvement 

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

 
C.3.7.1 Faithful Performance (100% of the estimated cost of 

constructing the public facilities), 
 

C.3.7.2 Labor & Material (100% of the estimated cost of 
constructing the public facilities), and 

 
C.3.7.3 Warranty (10% of the estimated cost of constructing the 

public facilities) 
 

C.3.7.4 Monumentation ($750 multiplied by the total number of 
street centerline monuments that are shown on the Final Map)   

 
C.3.8 Subdivider has paid engineering review fees including improvement 

plan checking, final map review, agreement processing, and all other 
fees required by these Conditions of Approval and City Regulations. 

 
 C.3.9 Subdivider has submitted technical or materials specifications, cost 

estimate, and technical reports related to the design of improvements 
that are shown on the Improvement Plans and as required by these 
Conditions. 

 
 C.3.10 Subdivider has submitted hydrologic and storm drainage calculations 

for the design and sizing of in-tract storm drainage pipes located 
within the Project. 

 
C.3.11 Subdivider has submitted signed and stamped Improvement Plans.  

 
C.3.12 Signed and notarized Offsite Improvement Agreement (OIA) and 

Improvement Security, to guarantee completion of the identified public 
improvements that are necessary to serve the Project as required by 
these Conditions of Approval. The form and amount of Improvement 
Security shall be in accordance with Section 12.36.080 of the Tracy 
Municipal Code (TMC), and the OIA.  

C.3.13  Signed and notarized Deferred Improvement Agreement (DIA) and 
Improvement Security, to allow deferment of completion of 
improvements as required by these Conditions of Approval. The form 
and amount of Improvement Security shall be in accordance with the 
DIA and Section 12.36.080 of the TMC. 

 
C.4.  Grading and Encroachment Permit 

 
 No applications for grading and encroachment permits will be accepted by  

the City as complete until the Subdivider has provided all documents required 
by these Conditions and City Regulations, to the reasonable satisfaction of the 
City Engineer, including, but not limited to, the following:  
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C.4.1 Grading and Drainage Plans prepared on a 24” x 36” size polyester 
film (mylar). Grading and Drainage Plans shall be prepared under the 
supervision of, and stamped and signed by a Registered Civil 
Engineer. 

 
C.4.2 Payment of the applicable Grading Permit fees which include grading 

plan checking and inspection fees, and other applicable fees as 
required by these Conditions of Approval.  

 
C.4.3 Three sets of the Storm Water Pollution Prevention Plan (SWPPP) 

identical to the reports submitted to the State Water Quality Control 
Board (SWQCB) and any documentation or written approvals from the 
SWQCB including a copy of the Notice of Intent (NOI) with the state-
issued Wastewater Discharge Identification number (WDID). After the 
completion of the Project, the Subdivider is responsible for filing the 
Notice of Termination (NOT) required by SWQCB, and shall provide 
the City, a copy of the completed Notice of Termination.  

 
C.4.4 Cost of preparing the SWPPP, NOI and NOT including the annual 

storm drainage fees and the filing fees of the NOI and NOT shall be 
paid by the Subdivider. The Subdivider shall comply with all the 
requirements of the SWPPP and applicable Best Management 
Practices (BMPs) and the Storm Water Regulations adopted by the 
City in 2008 and any subsequent amendment(s), and the City 
Regulations.  

 
C.4.5 Two sets of the Project’s Geotechnical Report signed and stamped by 

a licensed Geo-technical Engineer licensed to practice in the State of 
California. The technical report must include relevant information 
related to soil types and characteristics, soil bearing capacity, 
percolation rate, roadway section construction recommendations and 
elevation of the highest observed groundwater level. 

 
C.4.6 A copy of the Approved Fugitive Dust and Emissions Control Plan that 

meets San Joaquin Valley Air Pollution Control District (SJVAPCD) as 
required in Mitigation Monitoring and Reporting Program of the Tracy 
Hills Specific Plan Final Environmental Impact Report (TH-EIR).   

 
C.4.7 Two sets of Hydrologic and Storm Drainage Calculations for the 

design of the on-site storm drainage system.  
  
C.4.8 Reasonable written permission from irrigation district or affected 

owner(s), if applicable.  The cost of relocating and/or removing 
irrigation facilities and/or tile drains is the sole responsibility of the 
Subdivider. 

 
C.4.9 Written approval(s) or permit(s) obtained from San Joaquin County 

regarding the removal and abandonment of any existing well(s), if 
applicable. All existing on-site wells, if any, shall be abandoned or 
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removed in accordance with the City and San Joaquin County 
requirements.  The Subdivider shall be responsible for all costs 
associated with the abandonment or removal of the existing well(s) 
including the cost of permit(s) and inspection.  

 
C.4.10 Improvement Plans prepared on a 24” x 36” size 4-mil thick polyester 

film (mylar) that incorporate all the requirements described in these 
Conditions of Approval.  Improvement Plans shall be prepared under 
the supervision of, and stamped and signed by a Registered Civil, 
Traffic, Electrical, Mechanical Engineer, and Registered Landscape 
Architect for the relevant work. 

 
C.4.11 Two sets of structural calculations for drainage structures and 

retaining walls within street right-of-way and retention basins signed 
and stamped by a Structural Engineer licensed in the State of 
California. 

 
C.4.12 Signed and stamped Engineer’s Estimate that summarizes the cost of 

constructing all the public improvements shown on the Improvement 
Plans.  

 
C.4.13   Check payment for the applicable engineering review fees which 

include plan checking, permit and agreement processing, testing, 
construction inspection, and other applicable fees as required by 
these Conditions of Approval. The engineering review fees will be 
calculated based on the fee rate adopted by the City Council on April 
15, 2014, per Resolution No. 2014-059.  

 
C.4.14 Traffic Control Plan for each phase signed and stamped by a 

Registered Civil Engineer or Traffic Engineer licensed in the State of 
California.  

 
C.4.15 As required per Mitigation Measure 4.8-2a of the EIR, the Subdivider 

shall submit, prior to issuance of grading permits, a Phase II ESA 
focused on soil sampling  conducted near the location of the 
underground crude oil pipelines, as determined by a qualified Phase 
II/Site Characterization specialist. 

 
C.4.16 As required per Mitigation Measure 4.8-2b of the EIR, prior to 

issuance of grading permits, the Subdivider shall work with Conoco 
Phillips to implement and observe a site damage prevention plan to 
the satisfaction of the City of Tracy Engineering Division. 

 
C.5.  Building Permit 

   
  The City will not approve any building permit within the Project boundaries until 

a Final Map is approved by the City Council and it is recorded at the San 
Joaquin County Recorder’s Office, and the Subdivider demonstrates, to the 
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reasonable satisfaction of the City Engineer, compliance with all the required 
Conditions 

  
C.5.1 Check payment of the applicable City Wide Roadway and Traffic, 

Water, Recycled Water, Wastewater, Storm Drainage, Public Safety, 
Public Facilities, and Park Development Impact Fees (adopted by 
Resolution No. 2014-010) as these relate to the Project and as 
required by these Conditions of Approval.  

 
C.5.2 Check payment of applicable Regional Transportation Impact Fees 

(RTIF) as required in the Mitigation Monitoring and Reporting Program 
of the Final Environmental Impact Report and these Conditions of 
Approval. 

 
C.5.3 Check payment of any applicable Agricultural Mitigation Fee as 

required in Chapter 13.28 of the Tracy Municipal Code and Mitigation 
Measure AG 4.2.1 of the EIR and these Conditions of Approval. 

 
C.5.4 Payment of the San Joaquin County Facilities Fees as required in 

Chapter 13.24 of the TMC. 
 
C.5.5 The Project developer(s) shall be required to pay the Transportation 

Impact Fee established pursuant to the written Agreement by and 
between the City of Tracy, LTA, the Sierra Club, the County of 
Alameda, and the City of Livermore to the City of Tracy prior to 
issuance of building permits for any residential portion of the Project if 
reasonably determined by the City Development Services Director 
and the Applicant that the current project is subject to that Agreement. 
In the event the Parties determine that the Transportation Impact Fee 
does not apply to the Project, Applicant shall defend, indemnify, and 
hold the City harmless from any third-party claims arising out of or 
relating to the Transportation Impact Fee. 

 
C.6.  Final Building Inspection 

 
The City will not perform final building inspection (except for Model Homes) 
until after the Subdivider provides documentation which demonstrates, to the 
reasonable satisfaction of the City Engineer, that: 

 
 C.6.1 The Subdivider has completed construction of all public facilities 

required to serve the building for which a certificate of occupancy is 
requested or a final building inspection has to be performed unless 
otherwise defined herein.  Unless specifically provided in these 
Conditions, or the City Regulations, the Subdivider shall take all 
actions necessary to construct all public facilities required to serve the 
Project, and the Subdivider shall bear all costs related to construction 
of the public facilities (including all costs of design, construction, 
construction management, plan check, inspection, land acquisition, 
program implementation, and contingency). 
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C.7. Temporary or Final Building Certificate of Occupancy  
 

No Final Building Inspection shall be performed or a Temporary or Final Building 
Certificate of Occupancy will be issued (except for Model Homes) by the City 
until after the Subdivider provides reasonable documentation which 
demonstrates, to the satisfaction of the City Engineer, that:  
 
C.7.1      The Subdivider has satisfied all the requirements set forth in these 

Conditions of Approval. 
 
C.7.2  The Subdivider has completed construction of all required public 

facilities for the building for which a certificate of occupancy is 
requested, unless otherwise defined herein.  Unless specifically 
provided in these Conditions of Approval, or some other applicable 
City Regulations, the Subdivider shall use diligent and good faith 
efforts in taking all actions necessary to construct all public facilities 
required to serve the Project, and the Subdivider shall bear all costs 
related to construction of the public facilities (including all costs of 
design, construction, construction management, plan check, 
inspection, land acquisition, program implementation, and 
contingency). 

 
C.8.  Acceptance of Public Improvements 

 
Public improvements will not be considered for City Council’s acceptance until 
after the Subdivider demonstrates to the reasonable satisfaction of the City 
Engineer, completion of the following: 

 
 C.8.1 All the public improvements shown on the Improvement Plans are 

completed and all the deficiencies listed in the deficiency report 
prepared by the assigned Engineering Inspector are all corrected. 

 
 C.8.2 Subdivider has completed the 90-day public landscaping maintenance 

period. 
 

C.8.3 Subdivider has submitted Certified “As-Built” Improvement Plans (or 
Record Drawings). Upon completion of the construction by the 
Subdivider, the City shall temporarily release the originals of the 
Improvement Plans to the Subdivider so that the Subdivider will be 
able to document revisions to show the "As Built" configuration of all 
improvements. 

 
C.8.4  Where applicable, signed and notarized Grant Deed(s) with legal 

description(s) and plat maps for the offer of dedication of right-of-way, 
and Grant of Easements as required per these Conditions of Approval 
and City Regulations, or dedications shown on the Final Map.  

 
C.9.  Release of Improvement Security  
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 City will release Improvement Security(s) to the Subdivider after City Council’s 

acceptance of public improvements, both on-site and off-site, in accordance 
with TMC section 12.36.080, upon written request and submittal of the 
recorded Notice of Completion. 

 
C.10.  Special Conditions 
 

 C.10.1. All streets and utilities improvements within City’s right-of-way shall be 
designed and constructed in accordance with City Regulations, except 
as otherwise specifically approved in the Tracy Hills Specific Plan. 

 
C.10.2 When street cuts are made for installation of utilities, the Subdivider is 

required to install 2 inches thick asphalt concrete overlay with 
reinforcing fabric at least 25 feet from all sides and for the entire 
length of the utility trench. A 2 inches deep grind on the existing 
asphalt concrete pavement will be required where the asphalt 
concrete overlay will be applied and shall be uniform thickness in 
order to maintain current pavement grades, cross and longitudinal 
slopes. If the utility trench extends beyond the median island, the limit 
of asphalt concrete overlay shall be up to the lip of existing gutter 
located along that side of the street.  

 
C.10.3. All improvement plans shall contain a note stating that the Developer 

(or Contractor) will be responsible to preserve and protect all existing 
survey monuments and other survey markers.  Any damaged, 
displaced, obliterated or lost monuments or survey markers shall be 
re-established or replaced by a licensed Land Surveyor at the 
Developer’s (or Contractor’s) sole expense.  A corner record must be 
filed in accordance with the State law for any reset monuments 
(California Business and Professions Code Section 8871). 

 
C.10.4. Benefit District – The Subdivider may make a written request to the 

City for the formation of a Benefit District, before the approval of the 
final map and improvement plans for the public facility(s) considered 
to be oversized that benefits other property(s) or development(s).  
Reimbursement request(s) will be processed in accordance with TMC 
Chapter 12.60.  

 
    C.10.5.  Nothing contained in these Conditions shall be construed to permit 

any violation of City Regulations. Subject, however, to City 
Regulations, this Condition does not preclude the City from requiring 
pertinent revisions and additional requirements to the final map, 
improvement agreements, and improvement plans, before the City 
Engineer’s signature on the final map and improvement plans, if the 
City Engineer finds it necessary due to public health and safety 
reasons. (Government Code section 66498.6.) The Subdivider shall 
bear all the cost for the inclusion, design, and implementations of 



Tracy Hills KT Project – Vesting Tentative Subdivision Map 
Application Number TSM19-0005 
Page 28 
 

such additions and requirements, without reimbursement or any 
payment from the City.  

 
 

   



May 19, 2020 

AGENDA ITEM 3.B 

REQUEST 

APPROVE A NEW CITY SMALL BUSINESS FORGIVABLE LOAN PROGRAM TO 
SUPPORT LOCAL SMALL BUSINESSES AFFECTED BY COVID-19 AND 
AUTHORIZE THE CITY MANAGER OR DESIGNEE TO SIGN THE LOAN 
AGREEMENTS 

EXECUTIVE SUMMARY 

In response to the coronavirus pandemic, the State of California and the San Joaquin 
County Public Health Officer issued restrictive Stay-At-Home Orders to all businesses 
and residents in order to minimize the spread of COVID-19.  As such, the effect on the 
Tracy business community as a result of COVID-19 has been significant. 

At the May 5, 2020 City Council meeting, staff requested direction from Council on policy 
considerations related to loan structure and program qualifications.  Staff has 
incorporated Council’s direction in the new program and is seeking approval on a new 
forgivable loan program that will support local small businesses that have been affected 
by COVID-19. 

BACKGROUND 

Staff researched funding sources and evaluated potential program criteria in an effort to 
support local small businesses that have been affected by COVID-19.  In this evaluation, 
staff determined that a business loan/grant program would be beneficial to our local 
small businesses and provide them an additional financial assistance option they need 
to help them cover expenses as their revenues have declined.  As a funding source, 
staff found underutilized Community Development Block Grant (CDBG) public facility 
funding and in consultation with the National Development Council and Adams Ashby 
Group, confirmed that business assistance activities supporting low-mod income 
individuals focused on job retention is a qualifying activity under CDBG and the 
Department of Housing and Urban Development’s (HUD) regulations. 

On May 5, 2020, City Council approved the reallocation of approximately $307,948 in 
underutilized Community Development Block Grant (CDBG) program funding to create a 
new small business forgivable loan program.  Council also allocated $175,882 in 
supplemental CDBG funding to support coronavirus response.  The total allocation for 
the program is approximately $483,830, of which approximately 10% is to be set aside 
for program development and administration consultant services, leaving approximately 
$435,447 available to support local small businesses affected by COVID-19. 

DISCUSSION 

On May 5, 2020, staff presented Council with a framework for a forgivable loan program. 
Council provided staff additional direction in program qualifications and allocation 
priority.  While staff is working though specific qualifying requirements and reporting 
criteria with our CDBG consultant, the program is generally expected to include the 
following:  
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CITY OF TRACY FORGIVABLE LOAN PROGRAM 

Qualifying Requirements: 
• Must have an active City of Tracy business license.
• Must have been in full operation effective February 1, 2020.
• Must provide statement/evidence of COVID-19 impact (i.e. signed hardship

letter).
• Must have no more than 20 employees.
• Employee wages must meet HUD Low to Moderate Income eligibility

requirements as provided in Attachment A.  For example, $48,000 household
income limit for a 2-person household size.

• Preference will be given to businesses who have not received COVID-19 related
federal assistance.

• Application will be processed on a first come, first serve basis.

Loan Amounts: 
Loans range from $5,000 to $20,000, depending upon number of employees: 

• 1-5 employees $5,000
• 6-10 employees $10,000
• 11-15 employees $15,000
• 16-20 employees $20,000

Forgivable Qualification: 
• 100% of loan forgivable when contract terms are fulfilled, which may include

employee retention requirements.

Reporting: 
• Borrower to provide to the City’s consultant monthly, HUD approved, payroll

documentation verifying number of employees for 6 consecutive months.

Qualifying requirements and reporting criteria consistent with CDBG requirements is 
expected to be completed by June 1, 2020, at which time the City will release a Notice of 
Funding Availability (NOFA), which will include any updated HUD reporting 
requirements.  Staff continues to monitor CDBG funding requirements and waivers to 
existing qualifying criteria as it relates to use of funds and is working to clarify loan 
criteria to meet HUD guidelines.  Based on proposed employment criteria (20 or under), 
there are approximately 3,000 businesses in Tracy that may qualify for this program.  
Every applicant will need to meet the HUD low-mod income requirements to be eligible 
for loan approval.  If Council approves the program, staff will continue to work with HUD 
to finalize the specific CDBG loan reporting and other requirements and monitor the loan 
program performance. 

STRATEGIC PLAN 

This agenda item is an emergency item in response to COVID-19 and does not align 
with a strategic priority.  
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FISCAL IMPACT 

None; funding for the new program will be provided through the CDBG program.  

RECOMMENDATION 

Staff recommends that City Council approve, by resolution, a new city small business 
forgivable loan program to support local small businesses affected by COVID-19 and 
authorize the City Manager or designee to sign the loan agreements. 

Prepared by: Barbara Harb, Economic Development Management Analyst 

Reviewed by: Michael Nimon, Economic Development Manager 
Karin Schnaider, Finance Director 
Andrew Malik, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 

ATTACHMENTS 

Attachment A – 2020 Income Limitations for CDBG and HOME Programs 



Very-Low Low Median Moderate
Family Size 0-30% 31-50% 51-60% 61-80% 100% 80-120%

1 $15,750 $26,250 $31,500 $42,000 $53,550 $64,250

2 $18,000 $30,000 $36,000 $48,000 $61,200 $73,450

3 $20,250 $33,750 $40,500 $54,000 $68,850 $82,600

4 $22,500 $37,500 $45,000 $60,000 $76,500 $91,800

5 $24,300 $40,500 $48,650 $64,800 $82,600 $99,150

6 $26,150 $43,500 $52,220 $69,600 $88,750 $106,500

7 $27,900 $46,500 $55,780 $74,400 $94,850 $113,850

8 $29,750 $49,500 $59,390 $79,200 $101,000 $121,200

Effective  4/1/2020

2020 Income Limitations for the CDBG and HOME Programs

Percent of Median Income

Attachment A



RESOLUTION 2020-_____ 
 

APPROVING A NEW SMALL BUSINESS FORGIVABLE LOAN PROGRAM TO SUPPORT 
LOCAL SMALL BUSINESSES AFFECTED BY COVID-19 AND AUTHORIZING THE CITY 

MANAGER OR DESIGNEE TO SIGN THE LOAN AGREEMENTS 
 
 
WHEREAS, The Tracy City Council recognizes a need to support local small businesses 

that have been affected by COVID-19, and  
 
WHEREAS, On May 5, 2020, City Council reallocated approximately $307,948 in 

underutilized Community Development Block Grant (CDBG) program funding and approximately 
$175,882 in supplemental CDBG funding to support coronavirus response to fund a new 
forgivable loan program, and 

 
WHEREAS, Approximately 10% of allocated funds will be used for program 

development and administration of the program, resulting in approximately $435,447 available 
to fund loans in the new program, and 

 
WHEREAS, All qualifying criteria and reporting requirements will adhere to the 

Department of Housing and Urban Development (HUD) and CDBG guidelines, and  
 
WHEREAS, Loan funding will be distributed to qualifying local small businesses, giving 

priority to businesses that have not received any previous COVID-19 related federal assistance,  
until all funds are expended, and 

 
WHEREAS, The Small Business Forgivable Loan Program details are as follows: 
 
Qualifying Requirements:  

• Must have an active City of Tracy business license.  
• Must have been in full operation effective February 1, 2020. 
• Must provide statement/evidence of COVID-19 impact (i.e. signed hardship 

letter).  
• Must have no more than 20 employees. 
• Employee wages must meet HUD Low to Moderate Income eligibility 

requirements as provided in Attachment A.  For example, $48,000 household 
income limit for a 2-person household size.   

• Preference will be given to businesses who have not received COVID-19 related 
federal assistance.   

• Applications will be processed on a first come, first serve basis. 
 

Loan Amounts: 
Loans range from $5,000 to $20,000, depending upon number of employees.  

• 1-5 employees $5,000  
• 6-10 employees $10,000  
• 11-15 employees $15,000 
• 16-20 employees $20,000  

 
Forgivable Qualification:  

• 100% of loan forgivable when contract terms are fulfilled. 
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Reporting:  

• Borrower to provide to the City’s consultant monthly, HUD approved, payroll 
documentation verifying number of employees for 6 consecutive months, and 

 
WHEREAS, As quickly as feasible after program approval by City Council, staff will 

release a Notice of Funding Availability (NOFA) to solicit applications from the local businesses; 
 

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy 
hereby approves a new small business forgivable loan program to support local small 
businesses affected by COVID-19 and authorizes the City Manager or designee to sign the loan 
agreements. 

 
 

* * * * * * * * * * * 
  
 
 

The foregoing Resolution 2020-_____ was passed and adopted by the Tracy City 
Council on the 19th day of May 2020, by the following vote: 
 
 
AYES:  COUNCIL MEMBERS: 
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 
 
        ___________________________ 
        MAYOR 
 
ATTEST: 
 
 
______________________________ 
CITY CLERK 



May 19, 2020 

AGENDA ITEM 3.C 

REQUEST 

APPROVE CANNABIS BUSINESS PERMIT APPLICATION PROCEDURES AND 
GUIDELINES  

EXECUTIVE SUMMARY 

This agenda item allows for the discussion and approval of Procedures and Guidelines 
(Guidelines) for Cannabis Business Permit applications.  Staff anticipates receiving 
applications for cannabis business permits beginning in July 2020, and the enclosed 
Guidelines provide prospective applicants with the guidance necessary to file an 
application and obtain a permit. 

The Guidelines describe a three-step process to obtain a permit involving, 1) the filing of 
an application, 2) the review and scoring of the application by staff for eligibility, and 3) 
the award of a permit, which involves an evaluation and scoring of community benefits.  
The process includes an opportunity for cannabis businesses to demonstrate local 
ownership by meeting certain requirements.  This agenda item follows City Council 
meetings on January 21, 2020 and April 21, 2020 where the Guidelines were discussed 
and modified, especially as it relates to potential community benefit requirements, and 
local preference criteria. 

A separate agenda item addresses the City Council’s direction on April 21, 2020 to limit 
the number of cannabis business permits for all permit types.  Those changes will be 
made to regulatory ordinance for commercial cannabis activities contained in Chapter 
6.36 of the Tracy Municipal Code. 

DISCUSSION 

This discussion follows staff reports and discussion with the City Council on January 21, 
2020 and April 21, 2020 where the City Council evaluated draft Guidelines and directed 
staff to make changes.  

The current draft Guidelines include the following changes from April 21, 2020: 

1) The criteria related to local preference has been weighted with additional points,
reflecting City Council’s desire to provide additional opportunity for local
applicants/business owners;

2) The community benefit has been enumerated to reflect a desire on behalf of the City
Council to tie community benefits to the City Council’s adopted Strategic Priorities;

3) The selection criteria in the Community Benefit section have been refined to include
opportunities for the applicant to propose monetary contributions and/or volunteer
hours to further the community benefit;

4) The Guidelines now reflect that there will be a limit on the number of cannabis
business permits issued for all permit types, and all applicants will be competing
based on a final application score that includes community benefits.
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As discussed on January 21, 2020 and April 21, 2020, the final phase of developing the 
City’s cannabis regulations is the adoption of application Guidelines.  Pursuant to 
Chapter 6.36 of the Tracy Municipal Code (TMC), the Guidelines govern the application 
process and the manner in which the decision to issue a cannabis business permit is 
made.  City staff developed the Guidelines with the intent of presenting clear, easy-to-
understand submittal requirements and selection criteria. 

The Guidelines establish the required submittal materials, which is comprised of the 
following key components: application forms, a series of materials in the form of written 
plans identifying the operational nature of the proposed business, and the required fee to 
cover City costs incurred for processing the application. 

The Guidelines further establish the process of City issuance of the permits.  In all 
cases, the applications are evaluated against the City’s cannabis regulatory ordinance 
and the Guidelines, which may involve the assistance of consultants depending on the 
materials submitted and the number of permits filed.  Section 6.36.050(a) of the TMC 
provides that the resolution establishing the procedures (or guidelines) shall authorize 
City staff and/or consultants to provide detailed objective review.  The City’s cannabis 
regulatory ordinance requires a quantitative evaluation, and the Guidelines implement 
this requirement by establishing a point-based merit system.  As discussed below, after 
application submittal, the process contains two phases: Phase 1 is an eligibility review, 
and Phase 2 is the award of permits, which involves final scoring of permit applications 
based on the proposed community benefit.   

Application Submittal: 

Applications would be accepted by the City from July 6, 2020 to August 5, 2020.  These 
dates were selected in order for the City to adopt an application processing fee and 
finalize the application forms.  The Guidelines, shown in Attachment A, establish the 
materials required for a complete application.  The submittal requirements stem from the 
City’s regulatory ordinance on commercial cannabis activities, contained in Chapter 6.36 
of the TMC and include an appendix clarifying each aspect of the required submittal 
materials.  Included in this list of required submittal materials is proof of completion or 
initiation of the background check process.  At the close of the application period, staff 
would initiate Phase 1 of the selection process.  

Phase 1 Eligibility Review: 

Upon closure of the application period, applications would be routed to City staff (and 
possibly to consultants) for review of the materials for compliance with the Guidelines 
and the City’s ordinances.  The City’s review process is anticipated to take up to 90 
days; however this time frame could be extended or shortened depending on the 
number of applications filed.  This review involves scoring applications against the 
criteria, and will result in an eligibility list of those applications receiving a score of 80% 
or higher.  Those applications that have scored 80% or higher will be deemed eligible to 
continue on to Phase 2.   
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Phase 2 Evaluation of Community Benefit Contribution and City Issuance of 
Cannabis Business Permits:  

For all permit types, the City’s regulatory ordinance (as will be amended per City Council 
direction on April 21, 2020) will only allow up to four (4) permits, and the City expects to 
receive more applicants than the maximum four permits available, per business type.  
The Guidelines establish that after the applications are screened for eligibility in Phase 
1; those eligible applicants would be able to submit a proposed community benefit, 
which would be scored as part of Phase 2.  For all eligible applications, the cumulative 
score from Phase 1 and Phase 2 would become the final score, and the four highest 
point earners per business type would be eligible to receive permits from the Chief of 
Police.  In the event of a tie in final scores for applicants, the Chief of Police would use a 
random drawing selection process at a public hearing in order to break the tie. 

Following issuance of the Cannabis Business Permit by the Chief of Police, applicants 
will proceed with the remaining regulatory requirements: State permits, conditional use 
permit, building permit(s), business licenses, etc.  

Community Benefit 

City Council directed staff on January 21, 2020 to include community benefit 
contributions as a criterion for the merit based evaluation of applications.  That direction 
was further refined on April 21, 2020.  The following are possible examples of what could 
comprise a potential community benefit that an applicant could propose as part of its 
application.  Whereas the City Council broadly stated that the benefit should be tied to 
the adopted Strategic Priorities, City Council also desired that applicants have the 
flexibility to interpret and present their own ideas of how to best implement those 
Strategic Priorities.  The method of ensuring the community benefit has been included 
as a requirement prior to operating a cannabis business (either a Community Benefit 
Agreement or a Development Agreement). 

The applicants will have to enter into an agreement with the City to ensure the public 
benefit contribution.  Such an agreement may take the form of a Community Benefit 
Agreement or a Development Agreement.  The use of a either a Community Benefit 
Agreement or a Development Agreement depending on the permit type and 
circumstances.  

Property Owner Consent/Acknowledgment 

At the April 21, 2020 City Council meeting, City Council affirmed the requirement for   
property owner consent/acknowledgement as part of the application.  TMC Section 
6.36.050(a) requires applicants to submit information regarding their business 
operations.  For applicants that are not the property owner of record, the required 
information regarding their business operations includes document(s) demonstrating that 
the property owner is fully aware that an applicant intends to use the property for 
cannabis business purposes.      
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FISCAL IMPACT 

Staff will return to the City Council in June 2020 with a fee resolution to set the 
application-processing fee.  The City Council has directed staff to place cannabis 
general tax measure on a future ballot. 

STRATEGIC PLAN 

This agenda item is consistent with the Economic Development City Council Strategic 
Priority, to enhance the competitiveness of the City while further developing a strong and 
diverse economic base, Goal #2: to develop and implement cannabis regulations, 
including (1) establish a cannabis application and permit process, (2) facilitate 
partnerships with cannabis businesses, and to (3) accept applications in Spring 2020. 

RECOMMENDATION 

City staff recommends that City Council adopt the Cannabis Business Permit 
Procedures and Guidelines.  

Next steps: 

 June 2020: City Council adoption of an application processing fee.
 July 6 – August 5, 2020: Application filing period open.
 September – November 2020: City to issue up to 4 Cannabis Business Permits

per cannabis business type (if any).
 Permitted applicants and City draft Community Benefit Agreement (or other

agreement as necessary) to ensure community benefits.
 Permitted applicants begin application process to obtain Conditional Use

Permits, consistent with TMC Title 10.
 Permitted applicants obtain building permits for tenant improvements, as

necessary.

Prepared by:  Bill Dean, Assistant Development Services Director 

Reviewed by:  Alex Neicu, Police Captain 
Karin Schnaider, Finance Director 
Midori Lichtwardt, Assistant City Manager 
Andrew Malik, Assistant City Manager 

Approved by:  Jenny Haruyama, City Manager 

ATTACHMENTS 

Attachment A – Approval Resolution and Cannabis Business Permit Application Procedures and 
  Guidelines and Merit Based Evaluation Criteria 
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  City of Tracy 
Development Services Department 

333 Civic Center Drive 
Tracy, CA 95376 
P: 209.831.6400 

APPLICATION PROCEDURES & GUIDELINES FOR A CITY OF TRACY 
CANNABIS BUSINESS PERMIT 

OPENS – July 6, 2020 
CLOSES – August 5, 2020 @ 3:00 PM 

The City of Tracy may issue Cannabis Business Permits to individuals interested in operating a 
cannabis cultivation, distribution, manufacturing, testing laboratory, retail (storefront and non-
storefront), or microbusiness in accordance with Chapter 6.36 of the Tracy Municipal Code 
(TMC). The application process to obtain a permit to operate a Cannabis Business in Tracy will 
open on July 6, 2020. Applications will be available from the Development Services Department 
located in City Hall or online on the City’s website, www.cityoftracy.org.   

The City’s Cannabis Business Permit application process consists of two phases. Phase 1 is a 
merit-based evaluation/eligibility screening during which applications will be reviewed for 
completeness and compliance with these guidelines and applicable provisions of the TMC and 
California state cannabis laws and regulations, as well as evaluated against the selection criteria 
contained herein by the City’s review committee. It is important to note that applications will be 
evaluated against one-another and provided an eligibility score. The applications will be reviewed 
and evaluated for clarity and responsiveness to the criteria in Appendix A, and the City will select 
the applications that best meet the City’s criteria.  

Phase 2 is the final evaluation and scoring by the City which precedes the award by the Chief of 
Police of the Cannabis Business Permits, if any. Applicants must submit a form with a property 
owner acknowledgement that the applicant intends to use the property for cannabis related 
business and activities. However, applicants do not need to have secured a physical location in 
order to submit an application for a Cannabis Business Permit.  

For questions regarding the application process, please review the information on the City’s 
website: www.cityoftracy.org which outlines the application process, forms and other required 
materials, FAQs, and other information relevant to engaging in commercial cannabis activity in 
Tracy. Additional information relevant to the application process can be found in California state 
cannabis laws, regulations and resources, and TMC Chapter 6.36 and Section 10.08.3196. 

To be considered for a Cannabis Business Permit, applications must be submitted by August 5, 
2020 to the City Development Services Department located at 333 Civic Center Plaza, Tracy, 
CA, 95376 by 3:00 PM. This application process is established pursuant to Section 6.36.050(a) 

ATTACHMENT A

http://www.cityoftracy.org/
http://www.cityoftracy.org/
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of the TMC. 

Applicants should monitor the City’s website for any additional information, FAQs or updates.  It 
is the responsibility of the applicant to stay informed of any changes or new information during 
the application and selection process. 

CITY’S RESERVATION OF RIGHTS 
The City reserves the right to reject any and/or all applications, with or without any cause or 
reason. The City may modify, postpone, or cancel the application submittal date for a Cannabis 
Business Permit application without liability, obligation, or commitment to any party, firm, or 
organization. Persons submitting applications assume the risk that all or any part of the program, 
or any particular category or permit potentially authorized under TMC Chapter 6.36, may be 
cancelled at any time prior to Cannabis Business Permit issuance. In addition, the City reserves 
the right to request and obtain additional information from any applicant submitting an application. 
Late applications WILL BE REJECTED. Furthermore, an application RISKS BEING REJECTED 
for the following reasons:  

1. The Cannabis Business Permit Application is incomplete, non-responsive, or inconsistent
with the application form and/or these Application Procedures & Guidelines, or the
provisions of TMC Section 6.36.070.

Furthermore, it is anticipated that the City will be placing a Cannabis Tax Measure on the 
November 2020 ballot for the voters to consider which would tax the sale of cannabis. Therefore, 
every applicant should be mindful that this should be a component of their business plan and 
failure to acknowledge or comply with this requirement may disqualify them from eligibility for a 
Cannabis Business Permit.      

COMMUNITY BENEFIT REQUIREMENT 
Applicants acknowledge by signing the application form that a requirement of the Cannabis 
Business Permit award process includes providing community benefits. Those applicants and 
obtaining a screening score of 80% will be eligible to compete for a final score. The final score is 
determined after evaluating the community benefit. These procedures are further described 
below.  

AMENDMENTS TO APPLICATIONS 
Applicants will not be permitted to make amendments to their application or to supplement their 
application, except as otherwise specifically permitted in these procedures, as may be amended 
from time to time. At the conclusion of Phase 1, all applicants will be notified as to the status of 
their application and eligibility to proceed to Phase 2. Those applicants proceeding to Phase 2 
will be eligible to submit information pertaining to the proposed community benefit; such 
information is required to be submitted to the City no later than 15 City business days from 
notification of eligibility to proceed to Phase 2. 

Public Records Requests and Proprietary Data 
All applications will become property of the City when received. Information received in the 
applications may become subject to disclosure under the California Public Records Act. Any 
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sections or pages the applicant considers proprietary should be clearly marked within the 
application, although such marking in not determinative of whether it is proprietary under state 
law. The City retains the right to disclose and/or withhold any information contained therein in 
accordance with the law.  
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APPLICATION PROCESS 
INSTRUCTIONS TO THE APPLICANT: 

 
The information you provide in your application will be used to evaluate your application for a 
Cannabis Business Permit. Any interested applicants are advised to review the information 
regarding the application process and list of required documents.  Review your application in its 
entirety to ensure that it is complete and accurate.  Review the information regarding the Cannabis 
Business Permit application on the City website www.cityoftracy.org.  The following procedures 
outline the application evaluation and selection process, required materials, and other information 
necessary to apply for a Cannabis Business Permit to operate in Tracy. 
 
The City’s application process to obtain a Cannabis Business Permit involves the following: 
 

1) Application submittal to the City 
2) Phase 1 Eligibility Review: City review of the applications for completeness and evaluation 

against the selection criteria. During Phase 1, all applications scoring a minimum of 80% 
will be deemed eligible to proceed to Phase 2. During Phase 1, the City will also evaluate 
each application against any automatic disqualifying criteria. The results of Phase 1 shall 
be communicated in writing to each applicant and the Chief of Police.  

3) Phase 2 Final Scoring and Permit Award: Applicants for all types receiving a minimum 
score of 80% will be permitted to advance to Phase 2 during which applicants must submit 
to the City the extent of the proposed Community Benefit for final scoring of the 
applications. During this Phase, subject to approval up to the maximum number of 
cannabis businesses of each type authorized to operate in Tracy (TMC Section 6.36.040 
(a)(vi.)) the Chief of Police awards Cannabis Business Permits, if any. The permits may 
be awarded to the four (4) applicants of each business type identified as receiving the 
highest cumulative score from Phase 1 and Phase 2.  

4) In the event of a tie in final (Phase 2) scores for applicants, such that there are more than 
four applications in the top four scoring slots, the City, at a noticed public hearing, will 
conduct a random drawing or multiple random drawings, if necessary, between the 
applicants in those top slots in order to issue a maximum of four permits per business 
type. The random drawing would be conducted only when necessary to break a tie.    

 
Prior to commencing cannabis business operations, Cannabis Business Permittees must obtain 
additional permits, including a Conditional Use Permit, Cannabis Employee Permits, and a City 
Business License. Information on those permits and processes can be found on page four (4) of 
these Procedures and Guidelines.   
 
Background Check 
As part of the application submittal requirements, each owner must undergo a criminal 
background check demonstrating they do not provide “good cause” for denial per TMC Section 
6.36.060 and 6.36.070 and pay applicable fees and charges. The Background Check 
Authorization Form will be available on the City website or in the Police Department located at 
1000 Civic Center Drive, Tracy, CA 95376 (adjacent to City Hall). Owners must submit the 
Background Check Authorization Form to the Police Department. After the Background Check 
Authorization Form has been processed, owners will receive a Request for Live Scan services, 
State of California Form BCIA 8016 from the Police Department. At that time, the owners may 
conduct the Live Scan at the Police Department or visit other Live Scan background service 
providers. Visit the California Department of Justice website 
https://oag.ca.gov/fingerprints/locations?county=San%20Joaquin for a list of Live Scan service 

https://oag.ca.gov/fingerprints/locations?county=San%20Joaquin
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providers in San Joaquin County. Documentation demonstrating that owners background checks 
have been completed or are in process is required on or before 3:00 pm on August 5, 2020 in 
order for your application to proceed. Owners who do not meet criminal history eligibility 
requirements will be disqualified and their application will be deemed disqualified.  
 
 

APPPLICATION SUBMITTAL REQUIREMENTS 
 
Applicants must hand-deliver five hard copy of all materials, and a complete electronic copy (PDF 
format) of all materials on a USB thumb drive (i.e. flashdrive), at the time of application submittal. 
All applicants must submit, with the exception of site or building plans, all hard copy materials 
single sided in a simple 3-ring binder of 8.5 x 11 inch sized paper, not to exceed 125 one-sided 
pages. No applications in a “Spiral” or “Comb” type of binding, or stapled documents will be 
accepted. For larger size hard copy materials such as site or building plans, submit sheets no 
greater than 30x42 inches, folded, collated, unstapled, and secured together with rubber bands.   
 
A complete application will consist of the following:  
 

1. Application Forms:  
 

a) City of Tracy Cannabis Business Permit Application Form with signatures 
b) Applicant Indemnification Form with signatures - Applicant will execute a 

waiver and release of liability and an agreement indemnifying the City from 
any liability 

c) Proof of Insurance for cannabis business, if operational 
d) Notarized Owner’s Statement of Consent from property owner acknowledging 

that the applicant intends to use the property for cannabis related business 
and activities. 

 
2. Background Check Authorization Form and Proof of Live Scan payment for each owner 

 
3. The following information, which is further described in Appendix A: 

 
a) Copies of State licenses relating to cannabis activities that the applicant holds, if 

any 
b) Tax Compliance documentation including copy of state tax seller’s permit, and 

applicant’s recent year’s financial statement and tax returns 
c) Business and Operations Plan 
d) Community Relations Plan  
e) Safety and Security Plan 
f) Local Preference Plan 
g) Social Equity Plan 
h) Community Benefit proposal required for all permit types during Phase 2, 

described below. 
 

4. Cannabis Business Application Fee (see below) 
 

FEES 
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All applicants will be required to pay a fee of $TBD for costs associated with City staff and 
consultant(s) time for reviewing applications and administrating the application process. 
Applicants are advised that they may be required to pay additional amounts as required for the 
sole purpose of the City’s completion of the application review and evaluation process.  Payment 
of the $TBD fee must be made by a certified check, cashier’s check or money order made payable 
to the City of Tracy. Please note the City will not accept cash or credit cards and application fees 
are non-refundable. 

APPLICATION EVALUATION PROCESS 

THE CITY HAS A TWO PHASE APPLICATION REVIEW/EVALUATION AND SELECTION 
PROCESS  

PHASE 1 – APPLICATION COMPLETENESS / EVALUATION AND ELIGIBILITY 
REVIEW  

Applications received will be logged into the City’s permit system, provided a permit 
number and will be evaluated by the City based on these Application Procedures and 
Guidelines, and Tracy Municipal Code Chapter 6.36.  See APPENDIX A for additional 
descriptions of the evaluation criteria and scoring. Questions about the application 
process from applicants after application submittal should be made in writing and the 
City will share questions and responses with applicants.  

For all Cannabis Business Permits, the City’s Review Committee will assign points 
corresponding to conformance with the TMC requirements and these Application 
Procedures and Guidelines, as may be amended from time to time by Council 
resolution. The points will be tallied and the results presented to the Chief of Police for 
Phase 2. It is anticipated that the City process to review all of the applications could take 
90 City business days.  

For all business types an 80% score will enable the application to proceed to Phase 2, 
during which the applicant must submit to the City a community benefit proposal for final 
scoring by the City prior to the four (4) highest point earners (cumulative points from 
Phase 1 and Phase 2) for each business type proceeding to the administrative hearing 
for issuance of a Cannabis Business Permit by the Chief of Police.  

PHASE 2 - CANNABIS BUSINESS PERMIT ISSUANCE 

Applications receiving the minimum points as described in Phase 1 will be eligible to 
submit for evaluation the proposed community benefit. The City will assign a final score 
based on the community benefit, and the highest four (4) point earners (cumulative points) 
for all business types will proceed to an administrative hearing for permit award. The Chief 
of Police will review the applications as a result of Phase 1 and Phase 2 and make the 
final determination to issue Cannabis Business Permits in accordance with TMC Section 
6.36.060 for all Cannabis Business Permit types.    

In the event of a tie in final (Phase 2) scores, such that there are more than four 
applications in the top four scoring slots for each permit type, the City, at a noticed public 
hearing, will conduct a random drawing or multiple random drawings, if necessary, 
between the applicants in those top slots in order to issue a maximum of four permits per 
business type. The random drawing would be conducted only when necessary to break 
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a tie. 
 
Furthermore, the City reserves the right to award a lesser number of Cannabis Business 
Permits than may be deemed eligible for Phase 2, or to award no permits at all. 

 
After the Chief of Police makes the final decision to issue a Cannabis Business Permit, 
any applicant wishing to appeal the Chief of Police’s final decision may appeal that 
decision to the City Manager within ten (10) City business days from the issuance of the 
permit.  Such appeals shall comply with the requirements of TMC Chapter 1.12.  
 
Written notice of the results of Phase 2 shall be provided within five City business days to 
all applications/applicants.  
 
Please note that being awarded a Cannabis Business Permit does not constitute a land 
use entitlement and does not waive or remove the requirements of applying for and 
receiving permits for all construction including: electrical, plumbing, fire, planning permits 
or reviews, and any other permits, licenses, or reviews as may be necessary by the 
relevant departments or governmental entities in charge of said permits. Nor does it 
guarantee that the plans submitted via the application process meet the standards or 
requirements in Chapter 6.36, Section 10.08.3196 or any other permit requirements from 
other City departments or agencies. 

 
ADDITIONAL CITY APPROVALS REQUIRED PRIOR TO OPERATING A CANNABIS 
BUSINESS IN TRACY 
 
Conditional Use Permit & Building Permit 
Upon receiving a Cannabis Business Permit, applicants are then required to submit for a 
Conditional Use Permit (CUP), which will be reviewed by the Planning Commission and may 
require review pursuant to the California Environmental Quality Act (CEQA).  After a CUP is 
obtained, applicants may then submit applications for building permits for any necessary 
renovation or construction. Information and application forms and requirements for a CUP can 
be found here and information and application forms for Building Permits can be found here. 
 
Please note that the CUP and the Building Permit require the payment of separate processing 
fees for each of those permits, in addition to the fee required for the Cannabis Business Permit. 
 
City Business License 
 
Prior to commencing any cannabis business operation, a City business license must be obtained. 
Information on obtaining a City business license may be found here. 
 
Cannabis Employee Permit 
 
Pursuant to TMC Section 6.36.150, any person who is an employee or who otherwise works 
within a cannabis business must obtain a cannabis employee permit from the City prior to 
performing any work at any cannabis business. Information on obtaining a City of Tracy cannabis 
employee permit may be found here. 
 
Community Benefit Agreement or Development Agreement 
 
Prior to commencing any cannabis business operation, a Community Benefit Agreement or a 

https://cityoftracy.org/?navid=583
https://cityoftracy.org/?navid=45
https://cityoftracy.org/?navid=78
https://www.ci.tracy.ca.us/?navid=8955
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Development Agreement must be executed between the permit holder and the City to ensure 
completion of the community benefit.  
  
CONTACT INFORMATION 
If you have any questions or would like an update on the status of your application, please call 
the Development Services Department at 209.831.6400 or by email at des@cityoftracy.org. 

mailto:des@cityoftracy.org


9 | P a g e  
 

APPENDIX A:  DESCRIPTION OF APPLICATION AND EVALUATION CRITERIA 
 
SECTION 1:  Application format and completion of required forms 
 
This section relates to the form of the application and the thoroughness with which the application 
forms have been completed. Please note that if any of the required forms are not submitted, the 
application will be disqualified. 
  

1. Are all of required forms included with signatures?  
  Commercial Cannabis Application Form 
  Applicant Indemnification Forms 
  Property Owner Statement of Consent Form 

2. Has the application followed the required format?  
3. Is there a flash drive?  
4. Have the requisite number of copies been submitted? 

 
SECTION 2: Background Check Authorization Form and Proof of Live Scan Payment 
 
This section relates to the completion of a background check. If this process has not been initiated 
and documentation of proof of payment has not been completed, the application will be 
disqualified.   
 

1. Has proof of the Live Scan payment been submitted?  
 
SECTION 3: Information Pertaining to the Cannabis Business  
 
This section relates to the Merit Based Selection Criteria (attached) for Commercial Cannabis 
Businesses. The detail and quality of responses will be used in scoring applications; applications 
will be reviewed against the criteria, the TMC, and each other. The City will review applications 
for clarity, responsiveness, and which applications best meet and are most responsive the City’s 
criteria. The attached criteria establish the potential points per category, and also identifies 
required application components. 
 
 
SECTION 4: Information Pertaining to the Community Benefit:  
 
The community benefit should be quantified and described. The community benefit will be scored 
by the City. Examples of community benefit include those items identified in the merit based 
selection criteria. 
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CITY OF TRACY - MERIT BASED SELECTION CRITERIA FOR COMMERCIAL CANNABIS BUSINESS  5/19/2020 
PERMIT APPLICATION/ELIGIBILITY SCREENING  

DESCRIPTION OF CRITERIA All Cannabis 
Business Types 

Points 
Awarded 

The detail and quality of responses will be used in scoring applications against one another. 
All criteria are required meaning that if an application fails to address a criterion, or if the 

application lacks sufficient detail to demonstrate how the criterion will be met, the 
application will be deemed ineligible to receive a permit. 

76-point system:
Eligibility, then Final 

Score  

SECTION 1: BUSINESS AND OPERATIONS PLAN (18 possible points) 

a) Finances and Budget - Describe the budget for the construction, operation,
maintenance, compensation of employees, equipment, property lease, security
equipment and staff, City fees, state fees, utility costs, product purchases and other
anticipated contingency costs. The budget must demonstrate sufficient capital in
place to pay start-up costs and at least three months of operating costs, as well as a
description of the sources and uses of funds.

0-3

b) Daily Operations - With as much detail as necessary, the Business and Operations
Plan should describe the day-to-day operations that meet the industry best practices
for the type of business permit sought, and how such practices have been included
into the business Standard Operating Procedures (SOPs).

0-3

c) Conformance with Local and State Laws - Describe how the Cannabis Business will
conform to local and state laws.

0-3

d) Professional Qualifications – Do the owners demonstrate bona fide business
experience? List and describe special business or professional qualifications or
licenses of owners that would add to the number or quality of services that the
Cannabis Business would provide, especially in areas related to medicinal cannabis,
such as scientific or health care fields.

0-3

e) Cannabis Business Experience - Describe any and all commercial cannabis activity
engaged in as an owner, manager, lender, employee, volunteer, or agent by the
Applicant and all owners of the Commercial Cannabis Business, officers and
managers including but not limited to the location of such activity and a copy of any
permits, licenses, or other written forms of permission for such activity by a local or
state government entity.

0-3
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DESCRIPTION OF CRITERIA All Cannabis 
Business Types 

Points 
Awarded 

f) Conformance with State Testing – Describe the SOPs for how all cannabis products
on the premises have met the testing requirements as defined by the State.

0-3

SECTION 2: COMMUNITY RELATIONS PLAN (9 possible points) 

a) Customer Education - Describe the proposed process to educate customers
regarding cannabis products, including the potency and effects of products, as well
as variety. Describe the SOP for 24-hour minimum response time to issue cannabis
recall notifications.

0-3

b) Good Neighborliness - Describe how the Cannabis Business will proactively manage
its private, semi-private, and surrounding public areas to avoid becoming a nuisance
or having negative impacts on neighbors and surrounding community.

0-3

c) Odor Control – Describe methods and plan for odor control and compliance with
TMC Section 6.36.020 (d)

0-3

SECTION 3: SAFETY AND SECURITY PLAN (18 possible points) 

a) Safety/Security Experience – Describe the security experience of the individual/firm
designing the security plan. Does the firm have licensed professionals in areas of fire
prevention and suppression?

0-3

b) Employee Safety Education – Describe the employee safety education plan, including
training regarding product handling, security and burglary/robbery protocols, and
other potential hazards of the cannabis business.

0-3

c) Security Guards – Describe the anticipated security guard plan for the business,
including number of guards and hours.

0-3

d) Video Camera Surveillance – Describe video camera surveillance and how they meet
or exceed state requirements. Include detail on the number of cameras and
resolution of cameras.

0-3

e) Inventory Control/Visitor Access Control – Describe the visitor access control
measures, and operational security related to inventory control.

0-3

f) Alarm System – Describe the plan for alarm systems and how they are professionally
monitored and how all alarms are responded to by a private security company.

0-3

SECTION 4: LOCAL PREFERENCE PLAN (13 possible points) 
a) 51% Local Ownership – State the extent to which the Cannabis Business will be a

locally managed enterprise whose owners (at least 51%) reside within the City of
0-5
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DESCRIPTION OF CRITERIA All Cannabis 
Business Types 

Points 
Awarded 

Tracy. Applicants must show proof that at least 51% of the owners have been 
residents of Tracy for at least 2 years prior to June 6, 2020. Such proof shall consist 
of a utility bill with owners name(s), a lease, a deed, or other similar documentation. 

b) Number of years of residency of owners beyond 2 years 0-5
c) Economic Inclusion (Production) – Describe the extent to which products will be

purchased from cultivators or manufactures located in San Joaquin County.
0-3

SECTION 5: SOCIAL EQUITY PLAN (3 possible points) 
a) Business Practices – Describe the business practices or characteristics that

emphasize women in leadership roles, the degree of economic inclusion of
employees (i.e. description of benefits), and opportunity for seniors and individuals
from minority groups in the business ownership.

0-3

SECTION 6: COMMUNITY BENEFITS PROPOSAL (15 points) 0-15
a) City Council Strategic Priorities – Describe and quantify the community benefit and

how it facilitates or better furthers one or more of the City Council’s adopted
Strategic Priorities, for example, by:

Total Financial Contribution -  Quantify the extent of the financial contribution as a 
component of the community benefit. The higher the contribution, the higher the points 
awarded; and/or by:  
Total Hours of Commitment – Quantify the extent of the involvement in volunteer hours 
that will be dedicated to furthering one or more of the City Council’s Strategic Priorities. 
The higher the contribution, the higher the points awarded 

Points from Eligibility Screening (passing eligibility score for in all business types is 49= 80% 
of 61 points) 
Points from Community Benefit (total of 15 points) 
Total Cumulative Points from Eligibility Screening and Community Benefit  Proposal 
Combined (61 possible points from eligibility screening + 15 possible points from 
community benefit = 76 total possible points) 



RESOLUTION 2020-_____ 

APPROVING THE CANNABIS BUSINESS PERMIT APPLICATION PROCEDURES AND 
GUIDELINES 

WHEREAS, In November 1996, California voters approved the Compassionate Use Act 
of 1996 (“CUA”) which authorized a limited defense to criminal charges for the use, possession 
or cultivation of marijuana (cannabis) for medical purposes when a qualified patient has a 
doctor’s recommendation for the use of cannabis, and 

WHEREAS, In November of 2016, California voters approved Proposition 64, the Adult 
Use of Marijuana Act (“AUMA”), which legalized the use of non-medicinal (recreational) cannabis 
by adults and the cultivation of up to six cannabis plants for personal use; and the AUMA also 
created a statewide regulatory framework for the cultivation, production, and sale of non-medical 
cannabis for adult use, and 

WHEREAS, In June, 2017, the State legislature adopted Senate Bill 94 creating a new 
statewide comprehensive regulatory system for medical and adult use commercial cannabis 
activity titled Medicinal and Adult Use Cannabis Regulation and Safety Act (“MAUCRSA”), and 

WHEREAS, CUA, AUMA, and MAUCRSA do not prohibit cities from enacting regulations 
regarding commercial cannabis activities and uses, and  

WHEREAS, The City seeks to establish regulations for commercial cannabis activity in 
the City of Tracy to ensure such activities are conducted in a manner that mitigates negative 
impacts, protects the public health, safety, and welfare of residents, and supports economic 
development, and 

WHEREAS, On December 3, 2020, the Tracy City Council adopted Ordinance 1277, 
establishing local regulations for commercial cannabis activity in Tracy and requiring a Cannabis 
Business Permit to engage in commercial cannabis activity within the City of Tracy, and  

WHEREAS, Ordinance 1277 establishes that the City Council shall adopt, by resolution, 
the procedures to govern the application process, and the manner in which the decision to issue 
a cannabis business permit(s) is made (the “Application Procedures and Guidelines”), and 

WHEREAS, The proposed Application Procedures and Guidelines is exempt from the 
California Environmental Quality ACT (CEQA) pursuant to Business and Professions Code 
Section 26055(h) which provides that CEQA does not apply to the adoption of an ordinance, rule, 
or regulation that requires discretionary review and approval of permits or other authorizations to 
engage in commercial cannabis activity, and 

WHEREAS, This Project is further exempt from CEQA pursuant to CEQA Guidelines 
Section 15061(b)(3) which provides that CEQA only applies to projects that have the potential for 
causing a significant effect on the environment.  As this is only application processing guidelines, 
it can be seen with certainty that there is no possibility that the resolution approving the 
Application Procedures and Guidelines will have a significant effect on the environment, and 

WHEREAS, On January 21, 2020, and April 21, 2020, the City Council conducted public 
hearings to consider the Application Procedures and Guidelines; 
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NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy 
hereby adopts the Application Procedures and Guidelines for commercial cannabis businesses 
as set forth in Exhibit 1, attached hereto. 

* * * * * * * * * * * * 

The foregoing Resolution 2020-_____ was adopted by the Tracy City Council on the 
19th day of May 2020, by the following vote: 

AYES:  COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 

________________________________ 
MAYOR 

ATTEST: 

CITY CLERK 



May 19, 2020 

AGENDA ITEM 3.D 

REQUEST 

INTRODUCE AN ORDINANCE AMENDING VARIOUS SECTIONS OF CHAPTER 6.36 
OF THE TRACY MUNICIPAL CODE REGARDING COMMERCIAL CANNABIS 
ACTIVITY  

EXECUTIVE SUMMARY 

Chapter 6.36 of the Tracy Municipal Code (“TMC”) contains regulations for commercial 
cannabis activities in Tracy.  Since December 3, 2019, regulations have been in place 
for commercial cannabis activities including, cultivation, distribution, manufacturing, 
microbusinesses, dispensaries (including non-storefront/delivery), and testing 
laboratories.  

The proposed ordinance amends various sections of Chapter 6.36 to clarify or “cleanup” 
provisions, reflect technical changes, add new regulatory measures to address a fast-
evolving industry and incorporate recent Council direction.   

DISCUSSION 

On December 3, 2019, the City Council adopted an ordinance amending Chapter 6.36 of 
the TMC to establish local regulations for commercial cannabis activity in Tracy.  Since 
the Council’s adoption of the regulatory ordinance, staff has determined there are 
various sections needing cleanup and technical changes to allow for greater clarity, 
consistency, and efficiency in the permitting process.  At the April 21, 2020 City Council 
meeting, Council directed staff to amend the regulatory ordinance to limit the number of 
permits for all permit types to a maximum of 4 permits per business type.  In addition, 
the cannabis regulatory landscape continues to evolve and has caused a need to modify 
sections in Chapter 6.36 to ensure that it remains consistent with state law and current 
best practices.   

A summary of the proposed amendments to Chapter 6.36 include: 

 A limit on the number of cannabis business permits issued for all permit types to a
maximum of 4 permits per business types; the regulatory ordinance currently
provides for a maximum of 4 permits for the Storefront Retailer (Dispensary)
business type;

 Addition of grounds to deny a permit to applicants for a cannabis business permit, if
evidence exists that the applicant has a conviction of any of the offenses
enumerated in California Business and Professions Code Section 26057(b)(4) and
is unable to provide a Certificate of Rehabilitation.  This change makes the City’s
regulations consistent with state law licensing requirements;

 Modification to the grounds to deny a permit to applicants for a cannabis employee
permit to be consistent with the grounds provided for denial of applicants for a
cannabis business permit.  A cannabis employee permit may be denied, if evidence
exists that the applicant has a conviction of any of the offenses enumerated in
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California Business and Professions Code Section 26057(b)(4).  Notwithstanding 
the grounds for denial of a cannabis employee permit, the regulatory ordinance 
currently allows an employer wishing to hire an employee to seek a waiver from the 
Police Chief upon submitting a statement of rehabilitation regarding the employee; 

 A revision to the cannabis employee permit requirements to clarify that the
requirement for a prospective employee to provide information on the application
regarding a cannabis business employer shall not restrict the holder of a valid
cannabis employee permit from working for a different cannabis business.  This
change is in response to question that was raised during the April 21, 2020 City
Council meeting on whether a cannabis employee permit would allow an employee
to work for a different employer while the permit is valid;

 Tighter controls over transfers of cannabis business permits by clarifying that no
permittee may transfer a cannabis business permit unless the transfer is in
accordance with the TMC’s requirements.  This change is in response to current
best practices that seek to ensure that cannabis businesses operating in Tracy
comply with the TMC and state law, and to prevent any person who has not been
vetted by the City from potentially exercising undue control over cannabis business
in Tracy;

 Prohibition on the use of any kiosk or other related technology platforms for the sale
and delivery of cannabis goods, unless used by a licensed state retailer or City
cannabis business retailer permittee. This change is to prevent sites, including
online sites such as Weedmaps, from facilitating, or assisting in the sale or delivery
of cannabis or cannabis products from unlicensed retailers and the occurrence of
unlicensed “pop up” shops; and

 Other technical, non-substantive amendments.

The proposed amendments seek to ensure a more effective permitting process and 
regulatory structure for permitted businesses. 

Responses and Clarifications to Questions Raised During April 21, 2020 City Council 
Meeting: 

During the April 21, 2020 City Council meeting, questions were raised regarding 
requirements and restrictions within the regulatory ordinance and their potential 
application to storefront retailers (dispensaries) and non-storefront retailers (delivery 
only).   

One question addressed whether the regulatory ordinance affects the ability of storefront 
retailers (dispensaries) to deliver cannabis goods.  Under state law and regulations, 
licensed storefront retailers (dispensaries) are authorized to sell cannabis goods at the 
City-permitted premises or by delivery to customers (Bus. & Prof. Code §§ 26070, 
26090; 16 CCR § 5402).  The regulatory ordinance is consistent with state law and 
regulations. 

Another question addressed whether the regulatory ordinance allows non-storefront 
retailers (delivery only) to purchase cannabis goods wholesale from a distributor or 
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manufacturer directly and then sell and deliver those goods from the City-permitted 
premises to customers.  Under state law and regulations, a non-storefront retailer 
(delivery only) is authorized to sell and deliver cannabis goods to customers exclusively 
through delivery (Bus. & Prof. Code §§ 26070, 26090; 16 CCR § 5414).  A non-
storefront retailer must have a City-permitted premises to store the cannabis goods for 
delivery (Bus. & Prof. Code §§ 26070(a)(1)).  Additionally, state regulations only allow a 
licensed retailer to receive cannabis goods from a licensed distributor or licensed 
microbusiness authorized to engage in distribution (16 CCR §§ 5406, 5414).  The 
regulatory ordinance is consistent with state law and regulations. 

STRATEGIC PLAN 

This agenda item supports the City of Tracy’s Public Safety and Quality of Life Strategic 
Priorities, which are to enhance community safety by promoting a responsive public 
safety system that includes civic engagement and partnerships, prevention, intervention, 
and suppression services that meet the needs of Tracy residents, and to provide an 
outstanding quality of life by enhancing the City’s business mix and services. 

FISCAL IMPACT 

There is no fiscal impact associated with this agenda item. 

RECOMMENDATION 

That the City Council introduce and waive the full reading of an ordinance amending 
various sections of Chapter 6.36 of the Tracy Municipal Code regarding commercial 
cannabis activity. 

Prepared by: Bianca Rodriguez, Assistant City Attorney 
Leticia Ramirez, City Attorney 

Reviewed by: Karin Schnaider, Finance Director 
Midori Lichtwardt, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 

Attachments: 

A - Redline Copy of Proposed Amendments to Chapter 6.36 of the Tracy Municipal Code 
B - Business and Professions Code Section 26057 
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Section 6.36.040. Maximum Number and Type of Authorized Commercial Cannabis 
Businesses Permitted. 

(a) Maximum Number and Type of Authorized Cannabis Businesses Permitted. The number
of each type of cannabis business that shall be permitted to operate in the City at any one
given time shall be as follows:

i. Cultivation (Indoor Only) - a maximum of four (4) cultivators. no maximum
number.
ii. Distribution - a maximum of four (4) distributors. no maximum number.
iii. Manufacturing -  a maximum of four (4) manufacturers. no maximum number.
iv. Microbusiness -  a maximum of four (4) microbusinesses. no maximum number.
v. Retailer - Non-Storefront (Delivery Only) - a maximum of four (4) non-storefront
retailers. no maximum number.
vi. Retailer - Storefront (Dispensary) - a maximum of four (4) storefront retailers.
vii. Testing Laboratory - a maximum of four (4) testing laboratories. no maximum
number.

This Section is only intended to create a maximum number of cannabis businesses that may 
be issued permits to operate in the City under each category. Nothing in this Chapter creates a 
mandate that the City Council must issue any or all of the cannabis business permits if it is 
determined that the applicants do not meet the standards which are established in the 
application requirements or further amendments to the application process. 

(b) Each year following the Police Chief's initial award of cannabis business permits, if any,
or at any time in the City Council's discretion, the City Council may reassess the number of
cannabis business permits which are authorized for issuance. The City Council, in its
discretion, may determine by ordinance whether the number of commercial cannabis permits
should change.

Section 6.36.050. Application Procedure for a Cannabis Business Permit. 

(a) The City Council shall adopt by resolution the procedures to govern the application
process, and the manner in which the decision to issue a cannabis business permit(s) is
made. Said resolution shall authorize City staff and/or consultants to provide detailed
objective review criteria to be evaluated on a point system or equivalent quantitative
evaluation scale tied to each set of review criteria ("Review Criteria") and to prepare the
necessary forms, solicit applications, and review and evaluate the applicants. Applications for
a cannabis business permit shall include, but not be limited to, the following information:

i. Applicant Background Information.
A. A description of the statutory entity or business form that will serve as

the legal structure for the applicant and a copy of its formation and
organizing documents, including, but not limited to, articles of
incorporation, certificate of amendment, statement of information,
articles of association, bylaws, partnership agreement, operating
agreement, and fictitious business name statement.

B. The phone number and address to which any notices
and correspondence regarding the application is to be



Attachment A: Redline Copy – Amendment to Sections in Chapter 6.36 Regarding Commercial 
Cannabis Activities 
 

2 
 
 

mailed. 
C. Owners. The name, address, telephone number, title, 

respective percentage of ownership, and function of each of 
the owners. 

D. Background checks. For each of the interested parties: 
1. A legible copy of one valid government-issued form of photo 

identification, such as a state driver's license, a passport issued 
by the United States, or a permanent resident card. 

2. A list of their misdemeanor and felony convictions, if any. For 
each conviction, the list must set forth the date of arrest, the 
offense charged, the offense convicted, the sentence, the 
jurisdiction of the court, and whether the conviction was by 
verdict, plea of guilty, or plea of nolo contendere. 

3. Consent to fingerprinting and a criminal background 
investigation. 

E. Evidence of a conviction of any of the offenses enumerated in California 
Business and Professions Code Section 26057(b)(4), absent a 
Certificate of Rehabilitation, shall be ground for immediate 
disqualification of the applicant. 

ii. Business operations. 
A. Business plan. A plan describing how the cannabis business will 

operate in accordance with this code, state law, and other applicable 
regulations. The business plan must include proof of sufficient capital 
to start the business and sustain it through the first three months of 
operation, plans for handling cash and transporting cannabis and 
cannabis products to and from the site. 

B. Community relations plan. A plan describing who is designated as 
being responsible for outreach and communication with the 
surrounding community, including the neighborhood and businesses, 
and how the designee can be contacted. 

C. Document(s) demonstrating property owner acknowledgement. 
Document(s) demonstrating that the property owner is fully aware that 
the applicant intends to use the property for cannabis business purposes. 
Document(s) must include name, address, and contact information for 
the property owner. 

D. State licenses. Copies of any state licenses relating to cannabis that 
the applicant holds. 

E. Tax compliance. A current copy of the applicant's city business 
operations tax certificate pursuant to Chapter 6.04. A copy of the 
applicant’s state sales tax seller's permit, if applicable. If the applicant 
has not yet received a sales tax seller’s permit, then the applicant shall 
attest that the applicant is currently applying for a seller’s permit. and  A 
copy of the applicant's most recent year's financial statement and tax 
returns, if applicable. 

F. Insurance. The applicant's certificate of commercial general liability 
insurance and endorsements and certificates of all other insurance 
related to the operation of the cannabis business. 

G. Budget. A copy of the applicant's most recent annual budget for 
operations. 
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H. Price list. A list of the most recent prices for all products and 
services provided by the applicant. 

iii. City authorization. Authorization and consent for the City to seek verification of the 
information contained within the application. 

iv. Applicant's certification. A statement dated and signed by the applicant, under 
penalty of perjury, that the applicant has personal knowledge of the information 
contained in the application, that the information contained therein is true and 
correct, and that the application has been completed under the applicant's 
supervision. 

v. Indemnification. An agreement, in a form approved by the City Attorney, whereby 
the applicant: (1) releases the City, and its agents, officers, elected officials, and 
employees from any and all claims, injuries, damages, or liabilities of any kind 
arising from: (a) any repeal or amendment of this Chapter or any provision of Title 
10 of the Zoning Code relating to cannabis, and (b) any arrest or prosecution of the 
applicant or its managers, employees, or members for violation of state or federal 
laws; and (2) defends, indemnifies, and holds harmless the City and its agents, 
officers, elected officials, and employees from and against any and all claims or 
actions: (a) brought by adjacent or nearby property owners or any other parties for 
any damages, injuries, or other liabilities of any kind arising from operations at the 
commercial cannabis business, and (b) brought by any party for any problems, 
injuries, damages, or other liabilities of any kind arising out of the distribution of 
cannabis produced or processed at the site or by the business. 

(b) Non-Refundable Application Fee. At the time of filing, each applicant shall pay a 
non- refundable application fee established by resolution of the City Council, to cover all 
costs incurred by the City in the application process. 

 
(c) Review of Applications. The Development Services Director or designee, Finance 
Director or designee, and Fire Chief or designee ("Review Committee") shall conduct an 
initial review of the applications and rank and score the applications utilizing the Review 
Criteria. The Review Committee shall then make a recommendation to the Police Chief or 
designee, who shall make a final selection in accordance with Section 6.36.060. 

 
(d) THE CITY'S RESERVATION OF RIGHTS: 

 
The City reserves the right to reject any or all applications. Prior to cannabis business 

permit issuance, the City may also modify, postpone, or cancel any request for applications, 
or the entire program under this Chapter, at any time without liability, obligation, or 
commitment to any party, firm, or organization, to the extent permitted under California law. 
Persons submitting applications assume the risk that all or any part of the program, or any 
particular category of permit potentially authorized under this Chapter, may be cancelled at 
any time prior to cannabis business permit issuance. The City further reserves the right to 
request and obtain additional information from any candidate submitting an application. 

 

 
Section 6.36.060. Selection of Cannabis Business Permittee(s). 

 
(a) The Police Chief or designee shall determine which applicants will be granted a 
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cannabis business permit in accordance with the procedures established referenced in 
Section 6.36.050, subsection (a). The Police Chief's or designee's decision as to the 
selection of permittees shall be appealable to the City Manager. Such appeals shall comply 
with Chapter 1.12 of this Code. 

 
(b) Upon issuance of a conditional use permit, a cannabis business permit is valid at 
only the location granted under the conditional use permit and State License. 

 
(c) Issuance of a cannabis business permit does not constitute a land use entitlement 
permit nor does it constitute a land use permit. Following the Police Chief's selection, the 
prevailing candidates(s) shall apply to the City's Development Services Department to obtain 
a conditional use permit pursuant to Section 10.08.4250 and any other required land use 
approvals or entitlements permits for the permittee's premises. Land use approvals shall 
include compliance with all applicable provisions of California Environmental Quality Act. 
 
Conditions placed on the conditional use permit issued under Title 10 of this Code are also 
conditions of the cannabis business permit. Any violation of the conditional use permit's 
conditions is grounds for suspending or revoking the cannabis business permit. 

 
(c)(d) Furthermore, no permittee shall begin operations, notwithstanding the issuance 
of a cannabis business permit, unless all of the state and local laws and regulations have 
been complied with, including but not limited to the requirements of this Chapter and 
Section 10.08.3196 of this Code. 
(ef) Notwithstanding anything in this Chapter to the contrary, the City reserves the right to 
reject any or all applications if it determines it would be in the best interest of the City, taking 
into account any health, safety and welfare impacts on the community. Applicants shall have 
no right to a cannabis business permit until a permit is issued, and then only for the duration 
of the term specified in the permit. Each applicant assumes the risk that, at any time prior to 
the issuance of a cannabis business permit, the City Council may terminate or delay the 
program created under this Chapter. 

 
(f) If an application is denied for a cannabis business permit, a new application may not be 
filed for one (1) year from the date of the denial. 
 
(g) Permit Fee. Each person granted a Cannabis Business Permit shall pay the permit fee 
established by resolution of the City Council, to cover the costs of administering the cannabis 
business permit regulatory program created in this Chapter. 
 
 
Section 6.36.090. Suspension, Modification, or Revocation of Cannabis Business 
Permits. 

 
(a) The Police Chief or designee may suspend, modify, or revoke a cannabis business 
permit issued pursuant to the provisions of this Chapter for any of the following reasons: 

i. One or more of the circumstances upon which a cannabis business permit could be 
denied, as described in Section 6.36.070, exists or has occurred; 

ii. One or more conditions of the cannabis business permit has been violated;  
iii. The Permittee, its owners, officers, directors, partners, agents, or other persons 
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vested with the authority to manage or direct the affairs of the business have 
violated any provision of this Chapter; or 

iii.iv.  One or more of the conditions placed on the conditional use permit issued under 
Title 10 of this Code has been violated. 
 

(b) The Police Chief's or designee's decision as to the suspension, modification, or 
revocation of a cannabis business permit shall be appealable to the City Manager. Such 
appeals shall comply with Chapter 1.12 of this Code. 
 
 

Section 6.36.100. Renewal Applications. 
 
(a) An application for renewal of a cannabis business permit shall be filed at least sixty 
(60) calendar days prior to the expiration date of the current permit. 

 
(b) The renewal application shall contain all the information required for new applications 
under this Chapter and the procedures established by City Council resolution. 

 
(c) The applicant shall pay a fee in an amount set by the City Council to cover the costs 
of processing the renewal permit application, together with any costs incurred by the City to 
administer the program created under this Chapter. 

 
(d) An application for renewal of a cannabis business permit shall be denied if any of 
the following exists: 

 
i. One or more of the circumstances upon which a cannabis business permit could 

be denied, as described in Section 6.36.070, exists or has occurred; 
ii. The application is filed less than sixty (60) days before its expiration. 
iii. The cannabis business permit is suspended or revoked at the time of the 

application. 
iv. The cannabis business has not been in regular and continuous operation in the four 

(4) months prior to the renewal application, unless the applicant has been 
granted a conditional use permit for a vacant site and is subject diligently 
pursuing either a discretionary permit or building permit, or is in construction. 

v. The permittee fails to or is unable to renew its State License. 
 
(e) The Police Chief or designee(s) is authorized to make all decisions concerning 
the issuance of a renewal permit. In making the decision, the Police Chief or 
designee(s) is authorized to impose additional conditions to a renewal permit, if it is 
determined to be necessary to ensure compliance with state or local laws and 
regulations or to preserve the public health, safety or welfare. Appeals from the 
decision of the Police Chief or designee(s) shall be directed to the City Manager and 
shall be handled pursuant to Chapter 1.12. 
 
(f) If a renewal application is denied, a person may file a new application pursuant to 
this Chapter no sooner than one (1) year from the date of the rejection. 
 
(g) If an existing cannabis business permit holder fails to renew their permit, the City 
may, in its discretion, solicit and consider permit applications from other applicants 
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pursuant to Sections 6.36.050 and 6.36.060. 
 

Section 6.36.130. Transfer of Cannabis Business Permit. 
 
(a) No permittee The holder of a cannabis business permit shall not assign, sell, or transfer 
any or all ownership interests or control of the permit to another person or entity and any 
attempt to assign, sell, or transfer a cannabis business permit or ownership interest in a 
cannabis business permit, either directly or indirectly in violation of this section, is hereby 
declared void, and such a purported transfer shall be deemed a ground for revocation of the 
permit. 
 
(b)  Notwithstanding subsection (a) above, a permittee wishing to transfer any or all 
ownership interests or control of the permit to another person or entity may do so provided that  
unless and until the transferee obtains an amendment to their State License, if required, and an 
amendment to the permit from the Police Chief stating that the transferee is now the permittee. 
Such an amendment may be obtained only if the transferee files an application with the Police 
Chief or designee(s) in accordance with all provisions of this Chapter (as though the transferee 
were applying for an original cannabis business permit) accompanied by a transfer fee in an 
amount set by resolution of the City Council, and the Police Chief or designee(s) determines 
that the transferee passed the background check required under subsection (a) of Section 
6.36.050 for permittees and meets all other requirements of this Chapter. 
 
(cb) Cannabis business permits issued through the grant of a transfer by the Police Chief  
shall be valid for a period of one year beginning on the day the Police Chief approves the 
transfer of the permit.  Before the transferee’s permit expires, the transferee shall apply for a  
renewal permit in the manner required by this Chapter.    
 
(dc) Changes in ownership of a permittee’s business structure or a substantial change in the 
ownership of a permittee business entity (changes that result in a change of more than 51% of 
the original ownership), must be approved by the Police Chief or designee(s) through the  
transfer process contained in this subsection (ba). Failure to comply with this provision is 
grounds for revocation.   
 
(d) A permittee may change the form of business entity without applying to the Police Chief 
or designee(s) for a transfer of permit, provided that either:  

i. The membership of the new business entity is substantially similar to original permit 
holder business entity (at least 51% of the membership is identical), or  

 
ii. If the original permittee is an unincorporated association, mutual or public benefit 

corporation, agricultural or consumer cooperative corporation and subsequently 
transitions to or forms a new business entity as allowed under the MAUCRSA and to 
comply with Section 6.36.130, subsection (b), provided that the Board of Directors 
(or in the case of an unincorporated association, the individual(s) listed on the City 
permit application) of the original permittee entity are the same as the new business 
entity.    

 
Although a transfer is not required in these two circumstances, the permit holder is 
required to notify the Police Chief or designee(s) in writing of the change within ten 
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(10) days of the change.  Failure to comply with this provision is grounds for permit 
revocation.   

 
(e)     No cannabis business permit may be transferred when the Police Chief or designee has  
notified the permittee that the permit has been or may be suspended or revoked. 

 
(f) Any attempt to transfer a cannabis business permit either directly or indirectly in violation 
of this section is hereby declared void, and such a purported transfer shall be deemed a ground  
for revocation of the permit. 
 

Section 6.36.150. Cannabis Employee Permit Required. 
 

(a) Any person who is an employee or who otherwise works within a cannabis 
business must be legally authorized to do so under applicable state law. 

 
(b) Any person who is an employee or who otherwise works within a cannabis 
business must obtain a cannabis employee permit from the City prior to performing 
any work at any cannabis business. 

 
(c) Applications for a cannabis employee permit shall be developed, made 
available, and processed by the Police Chief or designee(s), and shall include, but not 
be limited to, the following information: 

 
i. Name, address, and phone number of the applicant; 
ii. Verification of the applicant's age and identity. A copy of a birth certificate, 

driver's license, government issued identification card, passport or other 
proof that the applicant is at twenty-one (21) years of age must be submitted 
with the application; 

iii. Name, address of the cannabis business where the person will be employed, 
and the name and phone number of the primary manager of that business.; 
This subsection (c)iii. shall not be construed to restrict the holder of a valid 
cannabis employee permit from seeking employment with a different cannabis 
business; 

iv. A list of any crimes enumerated in California Business and Professions Code 
Section 26057(b)(4) of which the applicant has been convicted; 

v. Name, address, and contact person for any previous employers from which 
the applicant was fired, resigned, or asked to leave and the reasons for such 
dismissal or firing; 

vi. The application shall be accompanied by fingerprints and a recent photograph 
of the applicant in a form and manner as required by the Police Chief or 
designee(s). 

vii. A fee paid in an amount set by resolution of the City Council in an amount 
necessary to cover the costs of administering the cannabis employee permit 
program. The fee is non-refundable and shall not be returned in the event the 
employee permit is denied or revoked. 

 
(d) The Police Chief or designee(s) shall review the application for completeness, 
shall conduct a background check to determine whether the applicant was convicted of a 



Attachment A: Redline Copy – Amendment to Sections in Chapter 6.36 Regarding Commercial 
Cannabis Activities 
 

8 
 
 

crime or left a previous employer for reasons that show the applicant has ever been 
convicted of any of the offenses enumerated in California Business and Professions 
Code Section 26057(b)(4).: 

i. Has ever been convicted of a violent felony as defined by California 
Penal Code Section 667.5, or equivalent offenses in other states; 

ii. Has ever been convicted of a crime involving dishonesty, fraud or deceit, 
including but not limited to fraud, forgery, theft, or embezzlement as those 
offenses are defined in California Penal Code Sections 186.11, 470, 484, 

and 504a, respectively; or; equivalent offenses in other states; or 
iii. Has ever been convicted of the illegal use, possession, transportation, 
distribution or similar activities related to controlled substances, as defined in 
the Federal Controlled Substances Act, except for cannabis related offenses 

for which the conviction occurred after the passage of the Compassionate 
Use Act of 1996. 

Employers who wish to hire an individual notwithstanding this rule shall apply 
to the Police Chief, who at his/her sole discretion may issue a written waiver. 
The employer or employee shall submit a statement of rehabilitation for each 
conviction. The statement of rehabilitation may contain evidence that the 
employer or employee would like the Police Chief to consider that 
demonstrates the employee's fitness for a   cannabis employee permit. 
Supporting evidence may be attached to the statement of rehabilitation and 
may include, but is not limited to, dated letters of reference from employers, 
instructors, or professional counselors that contain valid contact information for 
the individual providing the reference. The Police Chief's or designee's 
decision as to the selection of an employee shall be appealable to the City 
Manager. Such appeals shall comply with Chapter 1.12 of this Code. 

 
Discovery of facts showing that the applicant has either failed to disclose or 

has been convicted of any of the above offenses enumerated in California Business 
and Professions Code Section 26057(b)(4) are grounds for denial of the permit. 
Where the applicant's sentence (including any term of probation, incarceration, or 
supervised release) for possession of, possession for sale, sale, manufacture, 
transportation, or cultivation of a controlled substance is completed, such underlying 
conviction shall not be the sole ground for denial of a commercial cannabis 
employee permit. 

 
 

(e) The Police Chief or designee shall implement the cannabis employee permit 
process in accordance with the procedures and rules established by resolution 
adopted by the City Council. 

 
(f) A cannabis employee permit shall be valid for a twelve (12) month period from 
date of issuance and must be renewed on an annual basis. Renewal applications shall 
contain all the information required in Section 6.36.150, subsection (c) above including 
the payment of a renewal application fee in an amount to be set by resolution of the City 
Council. 

 
(g) The City may immediately revoke the cannabis employee permit should the 
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permit holder be convicted of a crime listed in subsection (d)(ii) aboveCalifornia 
Business and Professions Code Section 26057(b)(4). The following are additional 
grounds for revoking a cannabis employee permit based on the specific role and 
function of that employee: 

i. A cannabis employee permit shall be revoked if the employee permit holder: 
A. Sells or provides cannabis or cannabis products to a minor; 
B. Attempts to give away cannabis or cannabis products while working, 

unless as authorized pursuant to Section 5411 of Chapter 3, Division 
42, Title 16 of the California Code of Regulations; 

C. Acts to illegally divert cannabis or cannabis products to the black 
market, including stealing cash; stealing the licensee's product for 
personal consumption; or selling the licensee's product and keeping 
the proceeds of the sale; or 

D. Is cited for driving under the influence of alcohol, cannabis or 
another illicit drug while on- or off-duty. 

 
(h) The applicant may appeal the denial or revocation of a cannabis employee 
permit to the City Manager by filing a notice of appeal with the City Clerk within ten 
(10) working days of the date the applicant received the notice of denial or 
revocation, which appeal shall be conducted as set forth in Chapter 1.12 of this Code. 

 
Section 6.36.370  Cannabis Non-Storefront (Delivery Only) Retailer Permit Requirements. 
  
(a) Permit Required.  No person shall operate a cannabis delivery only business in the City 
(without a valid City cannabis business permit issued pursuant to this Chapter, or in a manner 
that is inconsistent with the permit issued. 
 
(b) Permit Fee. A cannabis delivery-only permit program fee is established and imposed. 
The City Council shall establish by resolution the amount of the permit fee and any related 
penalties.  
 
(c) Permissible Delivery Locations and Customers. Cannabis delivery-only retailers are 
subject to the following requirements:  

i. Cannabis, cannabis products and cannabis accessories shall only be delivered to 
customers located at a residential address including a nursing or assisted living 
facility;  

ii. The delivery of Cannabis, cannabis products and cannabis accessories to any 
location or facility owned, leased or occupied by a public agency, including but 
not limited to, a public school, library, and community center, is expressly 
prohibited;   

iii. No deliveries shall be conducted on private property open to the public, including 
but not limited to, business and professional offices, retail stores and their 
adjoining parking lots, places of assembly, eating and drinking establishments.  

iii.iv. Any kiosk, i-Pad, tablet, smartphone, fixed location or technology platform, 
whether manned or unmanned, other than a Licensee or Permit Holder, that 
facilitates directs or assists the retail sale or delivery of cannabis, cannabis 
products, or cannabis accessories, is expressly prohibited and shall be a 
violation of this Chapter. 
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(d) All cannabis and cannabis products being delivered shall be obtained from the site of the 
cannabis business that is authorized to deliver cannabis. No cannabis or cannabis products 
may be delivered from any other facility, such as a separate storage facility or a cannabis 
product manufacturing facility. 
 
(e) No person delivering cannabis, cannabis products and cannabis accessories shall 
possess more than $3,000 worth of cannabis and cannabis products at any time. 
 
(f) The cannabis delivery only business shall use and maintain computer software to record 
the following information relating to each delivery: 

i. A delivery request that includes the date of the request, the full name of the 
person requesting the delivery, a specific description of the items requested, 
whether each item is a medical cannabis or adult-use cannabis product, and the 
address to which the items are to be delivered;  

ii. The name of the person who delivered the items; and  
iii. The date and time of the delivery. 

 
(g) A person delivering cannabis or cannabis products on behalf of a cannabis non-
storefront retailer shall carry the following items: 

i. A copy of the dispensary’s current dispensary permit; 
ii. The person’s government-issued identification; 
iii. Evidence of the person’s City-issued cannabis employee permit; and 
iv. A copy of the delivery request as described in subsection (f). 

 
(h)  Upon demand of a peace officer or City employee authorized to enforce this chapter, a 
person delivering cannabis or cannabis products pursuant to this section shall present the items 
listed in subsection (g) for examination. 
 
(i) No person shall deliver cannabis to anyone except the person who requested the 
delivery. The person delivering the cannabis shall confirm compliance with sections 6.36.370 (g) 
(medical cannabis dispensing operations) and 6.36.370(f) (adult-use cannabis dispensing 
operations), as applicable, by inspecting the relevant identification and documentation before 
handing the cannabis or cannabis product to the customer. 
 
(j) A cannabis delivery-only retailer shall maintain the information described in subsection 
(f) for at least three years on the site and shall produce the information to the city upon request. 

 
(k) Delivery-Only Vehicle Requirements. Prior to commencing operations, a Cannabis Non-
Storefront Retailer shall provide the City with all information requested by the Police Chief or 
designee(s) regarding the vehicles used to deliver cannabis to customers. Such information 
shall include, but not be limited to the following: 

i. Proof of ownership of the vehicle or a valid lease for any and all vehicles that will 
be used to deliver cannabis or cannabis products. 

ii. Proof of insurance as required in section 6.36.140 (b) for any and all vehicles being 
used to deliver cannabis or cannabis products. 

iii. The make, model, color, and license number of all vehicles owned or leased by 
the commercial cannabis retailer and used to deliver cannabis or cannabis 
products.  



Attachment A: Redline Copy – Amendment to Sections in Chapter 6.36 Regarding Commercial 
Cannabis Activities 
 

11 
 
 

 
(l) Retail Sales Prohibited. No person shall conduct any retail sales of any good or services 
on or from a permitted cannabis delivery-only retailer site. 
 
(m) Location Requirements. Cannabis non-storefront retail permittees shall locate in a site 
consistent with Section 10.08.3196. 



DIVISION 10. Cannabis [26000 - 26250]  ( Heading of Division 10 amended by Stats. 
2017, Ch. 27, Sec. 3. )

26057.  

BUSINESS AND PROFESSIONS CODE - BPC

CHAPTER 5. Licensing [26050 - 26059]  ( Chapter 5 added November 8, 2016, by initiative 
Proposition 64, Sec. 6.1. )

(a) The licensing authority shall deny an application if either the applicant, or the premises for which a state
license is applied, do not qualify for licensure under this division.

(b) The licensing authority may deny the application for licensure or renewal of a state license if any of the
following conditions apply:

(1) Failure or inability to comply with the provisions of this division, any rule or regulation adopted pursuant to this
division, or any requirement imposed to protect natural resources, including, but not limited to, protections for instream
flow, water quality, and fish and wildlife.

(2) Conduct that constitutes grounds for denial of licensure under Chapter 2 (commencing with Section 480) of Division
1.5, except as otherwise specified in this section and Section 26059.

(3) Failure to provide information required by the licensing authority.

(4) The applicant, owner, or licensee has been convicted of an offense that is substantially related to the qualifications,
functions, or duties of the business or profession for which the application is made, except that if the licensing authority
determines that the applicant, owner, or licensee is otherwise suitable to be issued a license, and granting the license
would not compromise public safety, the licensing authority shall conduct a thorough review of the nature of the crime,
conviction, circumstances, and evidence of rehabilitation of the applicant or owner, and shall evaluate the suitability of
the applicant, owner, or licensee to be issued a license based on the evidence found through the review. In determining
which offenses are substantially related to the qualifications, functions, or duties of the business or profession for which
the application is made, the licensing authority shall include, but not be limited to, the following:

(A) A violent felony conviction, as specified in subdivision (c) of Section 667.5 of the Penal Code.

(B) A serious felony conviction, as specified in subdivision (c) of Section 1192.7 of the Penal Code.

(C) A felony conviction involving fraud, deceit, or embezzlement.

(D) A felony conviction for hiring, employing, or using a minor in transporting, carrying, selling, giving away,
preparing for sale, or peddling, any controlled substance to a minor; or selling, offering to sell, furnishing, offering to
furnish, administering, or giving any controlled substance to a minor.

(E) A felony conviction for drug trafficking with enhancements pursuant to Section 11370.4 or 11379.8 of the Health
and Safety Code.

(5) Except as provided in subparagraphs (D) and (E) of paragraph (4) and notwithstanding Chapter 2 (commencing with
Section 480) of Division 1.5, a prior conviction, where the sentence, including any term of probation, incarceration, or
supervised release, is completed, for possession, possession for sale, sale, manufacture, transportation, or cultivation of
a controlled substance is not considered substantially related, and shall not be the sole ground for denial of a license.
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Conviction for any controlled substance felony subsequent to licensure shall be grounds for revocation of a license or 
denial of the renewal of a license.

(6) The applicant, or any of its officers, directors, or owners, has been subject to fines, penalties, or otherwise been
sanctioned for cultivation or production of a controlled substance on public or private lands pursuant to Section 12025
or 12025.1 of the Fish and Game Code.

(7) The applicant, or any of its officers, directors, or owners, has been sanctioned by a licensing authority or a city,
county, or city and county for unauthorized commercial cannabis activities, has had a license suspended or revoked
under this division in the three years immediately preceding the date the application is filed with the licensing authority.

(8) Failure to obtain and maintain a valid seller’s permit required pursuant to Part 1 (commencing with Section 6001) of
Division 2 of the Revenue and Taxation Code.

(9) Any other condition specified in law.

(Amended by Stats. 2018, Ch. 92, Sec. 23. (SB 1289) Effective January 1, 2019. Note: This section was added on Nov. 8, 
2016, by initiative Prop. 64.)
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ORDINANCE _________ 

AN ORDINANCE OF THE CITY OF TRACY AMENDING VARIOUS SECTIONS OF CHAPTER 
6.36 OF TITLE 6 “BUSINESSES, PROFESSIONS, AND TRADES” OF THE TRACY 

MUNICIPAL CODE REGARDING LOCAL REGULATIONS OF COMMERCIAL CANNABIS 
ACTIVITY IN THE CITY OF TRACY 

WHEREAS, In November 1996, California voters approved the Compassionate Use Act 
of 1996 (“CUA”) which authorized a limited defense to criminal charges for the use, possession 
or cultivation of marijuana (cannabis) for medical purposes when a qualified patient has a 
doctor’s recommendation for the use of cannabis, and  

 
WHEREAS, In November 2016, California voters approved Proposition 64, the Adult 

Use of Marijuana Act (“AUMA”), which legalized the use of non-medicinal (recreational) 
cannabis by adults and the cultivation of up to six cannabis plants for personal use; and the 
AUMA also created a statewide regulatory framework for the cultivation, production, and sale of 
non-medical cannabis for adult use, and   

 
WHEREAS, In June 2017, the State Legislature adopted Senate Bill 94 creating a new 

statewide comprehensive regulatory system for medical and adult use commercial cannabis 
activity titled Medicinal and Adult Use Cannabis Regulation and Safety Act (“MAUCRSA”), and  

 
WHEREAS, CUA, AUMA and MAUCRSA do not prohibit cities from enacting regulations 

regarding commercial cannabis activities and uses, and   
 
WHEREAS, The City Council seeks to establish regulations for commercial cannabis 

activity in the City of Tracy to ensure such activities are conducted in a manner that mitigates 
negative impacts, protects the public health, safety, and welfare of residents, and supports 
economic development, and    

 
WHEREAS, The City of Tracy engaged in a comprehensive review and study of state 

and local cannabis regulations, conducted community outreach on this topic, and held various 
public meetings to discuss commercial cannabis activity, provide policy direction to staff, and 
receive public input on the topic of commercial cannabis activity, and  

 
WHEREAS, The City Council adopted an ordinance establishing local regulations on 

commercial cannabis activity in the City of Tracy on December 3, 2019, which are set forth in 
Chapter 6.36 of the Tracy Municipal Code, and 

 
 WHEREAS, This Ordinance would amend various sections of Chapter 6.36 of the Tracy 
Municipal Code to further protect the public health, safety, and welfare of residents by adding 
regulatory measures to a fast-evolving industry, to reflect technical changes, and to cleanup 
provisions. 

The City Council of the City of Tracy does ordain as follows: 

SECTION 1.  The foregoing recitals are true and correct and are incorporated herein as 
findings. 

 



Ordinance______ 
Page 2 
 

SECTION 2.  Amended Sections.  Sections 6.36.040, 6.36.050, 6.36.060, 6.36.090, 
6.36.100, 6.36.130, and 6.36.150 of Article 2 of Chapter 6.36, and Section 6.36.370 of Article 4 
of Chapter 6.36 of the Tracy Municipal Code are hereby amended to read as follows: 

 
“Section 6.36.040. Maximum Number and Type of Authorized Commercial Cannabis 
Businesses Permitted. 

 
(a) Maximum Number and Type of Authorized Cannabis Businesses Permitted. The number 
of each type of cannabis business that shall be permitted to operate in the City at any one given 
time shall be as follows: 
 

i. Cultivation (Indoor Only) - a maximum of four (4) cultivators.  
ii. Distribution - a maximum of four (4) distributors.  
iii. Manufacturing - a maximum of four (4) manufacturers.  
iv. Microbusiness - a maximum of four (4) microbusinesses.  
v. Retailer - Non-Storefront (Delivery Only) - a maximum of four (4) non-storefront 
retailers.  
vi. Retailer - Storefront (Dispensary) - a maximum of four (4) storefront retailers. 
vii. Testing Laboratory - a maximum of four (4) testing laboratories.  

 
This Section is only intended to create a maximum number of cannabis businesses that may be 
issued permits to operate in the City under each category. Nothing in this Chapter creates a 
mandate that the City Council must issue any or all of the cannabis business permits if it is 
determined that the applicants do not meet the standards which are established in the 
application requirements or further amendments to the application process. 
 
(b) Each year following the Police Chief's initial award of cannabis business permits, if any, 
or at any time in the City Council's discretion, the City Council may reassess the number of 
cannabis business permits which are authorized for issuance. The City Council, in its discretion, 
may determine by ordinance whether the number of commercial cannabis permits should 
change. 
 
Section 6.36.050. Application Procedure for a Cannabis Business Permit. 

 
(a) The City Council shall adopt by resolution the procedures to govern the 
application process, and the manner in which the decision to issue a cannabis business 
permit(s) is made. Said resolution shall authorize City staff and/or consultants to provide 
detailed objective review criteria to be evaluated on a point system or equivalent 
quantitative evaluation scale tied to each set of review criteria ("Review Criteria") and to 
prepare the necessary forms, solicit applications, and review and evaluate the 
applicants. Applications for a cannabis business permit shall include, but not be limited 
to, the following information: 

i. Applicant Background Information. 
A. A description of the statutory entity or business form that will serve 

as the legal structure for the applicant and a copy of its formation 
and organizing documents, including, but not limited to, articles of 
incorporation, certificate of amendment, statement of information, 
articles of association, bylaws, partnership agreement, operating 
agreement, and fictitious business name statement. 
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B. The phone number and address to which any notices and 
correspondence regarding the application is to be mailed. 

C. Owners. The name, address, telephone number, title, respective 
percentage of ownership, and function of each of the owners. 

D. Background checks. For each of the interested parties: 
1. A legible copy of one valid government-issued form of photo 

identification, such as a state driver's license, a passport 
issued by the United States, or a permanent resident card. 

2. A list of their misdemeanor and felony convictions, if any. For 
each conviction, the list must set forth the date of arrest, the 
offense charged, the offense convicted, the sentence, the 
jurisdiction of the court, and whether the conviction was by 
verdict, plea of guilty, or plea of nolo contendere. 

3. Consent to fingerprinting and a criminal background 
investigation. 

E. Evidence of a conviction of any of the offenses enumerated in 
California Business and Professions Code Section 26057(b)(4), 
absent a Certificate of Rehabilitation, shall be ground for 
immediate disqualification of the applicant. 

ii. Business operations. 
A. Business plan. A plan describing how the cannabis business will 

operate in accordance with this code, state law, and other 
applicable regulations. The business plan must include proof of 
sufficient capital to start the business and sustain it through the 
first three months of operation, plans for handling cash and 
transporting cannabis and cannabis products to and from the site. 

B. Community relations plan. A plan describing who is designated as 
being responsible for outreach and communication with the 
surrounding community, including the neighborhood and 
businesses, and how the designee can be contacted. 

C. Document(s) demonstrating property owner acknowledgement. 
Document(s) demonstrating that the property owner is fully aware 
that the applicant intends to use the property for cannabis 
business purposes. Document(s) must include name, address, 
and contact information for the property owner. 

D. State licenses. Copies of any state licenses relating to cannabis 
that the applicant holds. 

E. Tax compliance. A current copy of the applicant's city business 
operations tax certificate pursuant to Chapter 6.04. A copy of the 
applicant’s state sales tax seller's permit, if applicable. If the 
applicant has not yet received a sales tax seller’s permit, then the 
applicant shall attest that the applicant is currently applying for a 
seller’s permit. A copy of the applicant's most recent year's 
financial statement and tax returns, if applicable. 

F. Insurance. The applicant's certificate of commercial general 
liability insurance and endorsements and certificates of all other 
insurance related to the operation of the cannabis business. 

G. Budget. A copy of the applicant's most recent annual budget for 
operations. 

H. Price list. A list of the most recent prices for all products and 
services provided by the applicant. 
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iii. City authorization. Authorization and consent for the City to seek 
verification of the information contained within the application. 
iv. Applicant's certification. A statement dated and signed by the applicant, 
under penalty of perjury, that the applicant has personal knowledge of the 
information contained in the application, that the information contained 
therein is true and correct, and that the application has been completed under 
the applicant's supervision. 
v. Indemnification. An agreement, in a form approved by the City Attorney, 
whereby the applicant: (1) releases the City, and its agents, officers, elected 
officials, and employees from any and all claims, injuries, damages, or 
liabilities of any kind arising from: (a) any repeal or amendment of this 
Chapter or any provision of Title 10 of the Zoning Code relating to cannabis, 
and (b) any arrest or prosecution of the applicant or its managers, 
employees, or members for violation of state or federal laws; and (2) defends, 
indemnifies, and holds harmless the City and its agents, officers, elected 
officials, and employees from and against any and all claims or actions: (a) 
brought by adjacent or nearby property owners or any other parties for any 
damages, injuries, or other liabilities of any kind arising from operations at the 
commercial cannabis business, and (b) brought by any party for any 
problems, injuries, damages, or other liabilities of any kind arising out of the 
distribution of cannabis produced or processed at the site or by the business. 
 

(b) Non-Refundable Application Fee. At the time of filing, each applicant shall pay a 
non- refundable application fee established by resolution of the City Council, to cover all 
costs incurred by the City in the application process. 

 
(c) Review of Applications. The Development Services Director or designee, 
Finance Director or designee, and Fire Chief or designee ("Review Committee") shall 
conduct an initial review of the applications and rank and score the applications utilizing 
the Review Criteria. The Review Committee shall then make a recommendation to the 
Police Chief or designee, who shall make a final selection in accordance with Section 
6.36.060. 

 
(d) THE CITY'S RESERVATION OF RIGHTS: 

 
The City reserves the right to reject any or all applications. Prior to cannabis 

business permit issuance, the City may also modify, postpone, or cancel any request for 
applications, or the entire program under this Chapter, at any time without liability, 
obligation, or commitment to any party, firm, or organization, to the extent permitted 
under California law. Persons submitting applications assume the risk that all or any part 
of the program, or any particular category of permit potentially authorized under this 
Chapter, may be cancelled at any time prior to cannabis business permit issuance. The 
City further reserves the right to request and obtain additional information from any 
candidate submitting an application. 

 
 
Section 6.36.060. Selection of Cannabis Business Permittee(s). 
 

(a) The Police Chief or designee shall determine which applicants will be granted a 
cannabis business permit in accordance with the procedures established referenced in 
Section 6.36.050, subsection (a). The Police Chief's or designee's decision as to the 
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selection of permittees shall be appealable to the City Manager. Such appeals shall 
comply with Chapter 1.12 of this Code. 

 
(b) Upon issuance of a conditional use permit, a cannabis business permit is valid at 
only the location granted under the conditional use permit and State License. 

 
(c) Issuance of a cannabis business permit does not constitute a land use permit. 
Following the Police Chief's selection, the prevailing candidates(s) shall apply to the 
City's Development Services Department to obtain a conditional use permit pursuant to 
Section 10.08.4250 and any other required land use approvals or permits for the 
permittee's premises. Land use approvals shall include compliance with all applicable 
provisions of California Environmental Quality Act. 

 
(d) Furthermore, no permittee shall begin operations, notwithstanding the issuance 
of a cannabis business permit, unless all of the state and local laws and regulations 
have been complied with, including but not limited to the requirements of this Chapter 
and Section 10.08.3196 of this Code. 
 
(e) Notwithstanding anything in this Chapter to the contrary, the City reserves the 
right to reject any or all applications if it determines it would be in the best interest of the 
City, taking into account any health, safety and welfare impacts on the community. 
Applicants shall have no right to a cannabis business permit until a permit is issued, and 
then only for the duration of the term specified in the permit. Each applicant assumes the 
risk that, at any time prior to the issuance of a cannabis business permit, the City 
Council may terminate or delay the program created under this Chapter. 
 
(f) If an application is denied for a cannabis business permit, a new application may 
not be filed for one (1) year from the date of the denial. 
 
(g) Permit Fee. Each person granted a Cannabis Business Permit shall pay the 
permit fee established by resolution of the City Council, to cover the costs of 
administering the cannabis business permit regulatory program created in this Chapter. 

 
 
Section 6.36.090. Suspension, Modification, or Revocation of Cannabis Business 
Permits. 
 

(a) The Police Chief or designee may suspend, modify, or revoke a cannabis 
business permit issued pursuant to the provisions of this Chapter for any of the following 
reasons: 

i. One or more of the circumstances upon which a cannabis business permit 
could be denied, as described in Section 6.36.070, exists or has occurred; 

ii. One or more conditions of the cannabis business permit has been violated;  
iii. The Permittee, its owners, officers, directors, partners, agents, or other 

persons vested with the authority to manage or direct the affairs of the 
business have violated any provision of this Chapter; or 

iv. One or more of the conditions placed on the conditional use permit issued 
under Title 10 of this Code has been violated. 
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(b) The Police Chief's or designee's decision as to the suspension, modification, or 
revocation of a cannabis business permit shall be appealable to the City Manager. Such 
appeals shall comply with Chapter 1.12 of this Code. 

 
Section 6.36.100. Renewal Applications. 
 

(a) An application for renewal of a cannabis business permit shall be filed at least 
sixty (60) calendar days prior to the expiration date of the current permit. 

 
(b) The renewal application shall contain all the information required under this 
Chapter and the procedures established by City Council resolution. 

 
(c) The applicant shall pay a fee in an amount set by the City Council to cover the 
costs of processing the renewal permit application, together with any costs incurred by 
the City to administer the program created under this Chapter. 

 
(d) An application for renewal of a cannabis business permit shall be denied if any of 
the following exists: 

i. One or more of the circumstances upon which a cannabis business 
permit could be denied, as described in Section 6.36.070, exists or has 
occurred; 
ii. The application is filed less than sixty (60) days before its expiration. 
iii. The cannabis business permit is suspended or revoked at the time of the 
application. 
iv. The cannabis business has not been in regular and continuous operation 
in the four (4) months prior to the renewal application, unless the applicant has 
been granted a conditional use permit and is diligently pursuing either a 
discretionary permit or building permit, or is in construction. 
v. The permittee fails to or is unable to renew its State License. 

 
(e) The Police Chief or designee(s) is authorized to make all decisions concerning 
the issuance of a renewal permit. In making the decision, the Police Chief or designee(s) 
is authorized to impose additional conditions to a renewal permit, if it is determined to be 
necessary to ensure compliance with state or local laws and regulations or to preserve 
the public health, safety or welfare. Appeals from the decision of the Police Chief or 
designee(s) shall be directed to the City Manager and shall be handled pursuant to 
Chapter 1.12. 
 
(f) If a renewal application is denied, a person may file a new application pursuant to 
this Chapter no sooner than one (1) year from the date of the rejection. 
 
(g) If an existing cannabis business permit holder fails to renew their permit, the City 
may, in its discretion, solicit and consider permit applications from other applicants 
pursuant to Sections 6.36.050 and 6.36.060. 

 
Section 6.36.130. Transfer of Cannabis Business Permit. 
 

(a) No permittee shall assign, sell, or transfer any or all ownership interests or 
control of the permit to another person or entity and any attempt to assign, sell, or 
transfer a cannabis business permit or ownership interest in a cannabis business permit, 
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either directly or indirectly in violation of this section, is hereby declared void, and such a 
purported transfer shall be deemed a ground for revocation of the permit. 
 
(b)  Notwithstanding subsection (a) above, a permittee wishing to transfer any or all 
ownership interests or control of the permit to another person or entity may do so 
provided that the transferee obtains an amendment to their State License, if required, 
and an amendment to the permit from the Police Chief stating that the transferee is now 
the permittee. Such an amendment may be obtained only if the transferee files an 
application with the Police Chief or designee(s) in accordance with all provisions of this 
Chapter (as though the transferee were applying for an original cannabis business 
permit) accompanied by a transfer fee in an amount set by resolution of the City Council, 
and the Police Chief or designee(s) determines that the transferee passed the 
background check required under subsection (a) of Section 6.36.050 and meets all other 
requirements of this Chapter. 
 
(c)  Cannabis business permits issued through the grant of a transfer by the Police 
Chief shall be valid for a period of one year beginning on the day the Police Chief 
approves the transfer of the permit.  Before the transferee’s permit expires, the 
transferee shall apply for a renewal permit in the manner required by this Chapter.    
 
(d)  Changes in ownership of a permittee’s business structure or a substantial 
change in the ownership of a permittee business entity (changes that result in a change 
of more than 51% of the original ownership), must be approved by the Police Chief or 
designee(s) through the transfer process contained in this subsection (b). Failure to 
comply with this provision is grounds for revocation.   
 
(e)  No cannabis business permit may be transferred when the Police Chief or 
designee has notified the permittee that the permit has been or may be suspended or 
revoked. 

 
Section 6.36.150. Cannabis Employee Permit Required. 
 

(a) Any person who is an employee or who otherwise works within a cannabis 
business must be legally authorized to do so under applicable state law. 

 
(b) Any person who is an employee or who otherwise works within a cannabis 
business must obtain a cannabis employee permit from the City prior to performing 
any work at any cannabis business. 

 
(c) Applications for a cannabis employee permit shall be developed, made 
available, and processed by the Police Chief or designee(s), and shall include, but not 
be limited to, the following information: 

 
i. Name, address, and phone number of the applicant; 
ii. Verification of the applicant's age and identity. A copy of a birth certificate, 

driver's license, government issued identification card, passport or other 
proof that the applicant is at twenty-one (21) years of age must be submitted 
with the application; 

iii. Name, address of the cannabis business where the person will be employed, 
and the name and phone number of the primary manager of that business. 
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This subsection (c)iii. shall not be construed to restrict the holder of a valid 
cannabis employee permit from seeking employment with a different cannabis 
business; 

iv. A list of any crimes enumerated in California Business and Professions Code 
Section 26057(b)(4) of which the applicant has been convicted; 

v. Name, address, and contact person for any previous employers from which 
the applicant was fired, resigned, or asked to leave and the reasons for such 
dismissal or firing; 

vi. The application shall be accompanied by fingerprints and a recent photograph 
of the applicant in a form and manner as required by the Police Chief or 
designee(s). 

vii. A fee paid in an amount set by resolution of the City Council in an amount 
necessary to cover the costs of administering the cannabis employee permit 
program. The fee is non-refundable and shall not be returned in the event the 
employee permit is denied or revoked. 

 
(d) The Police Chief or designee(s) shall review the application for completeness, 
shall conduct a background check to determine whether the applicant was convicted of a 
crime or left a previous employer for reasons that show the applicant has ever been 
convicted of any of the offenses enumerated in California Business and Professions 
Code Section 26057(b)(4).  
 
 Employers who wish to hire an individual notwithstanding this rule shall apply to 
the Police Chief, who at his/her sole discretion may issue a written waiver. The employer 
or employee shall submit a statement of rehabilitation for each conviction. The statement 
of rehabilitation may contain evidence that the employer or employee would like the 
Police Chief to consider that demonstrates the employee's fitness for a   cannabis 
employee permit. Supporting evidence may be attached to the statement of rehabilitation 
and may include, but is not limited to, dated letters of reference from employers, 
instructors, or professional counselors that contain valid contact information for the 
individual providing the reference. The Police Chief's or designee's decision as to the 
selection of an employee shall be appealable to the City Manager. Such appeals shall 
comply with Chapter 1.12 of this Code. 

 
Discovery of facts showing that the applicant has either failed to disclose or 

has been convicted of any of the offenses enumerated in California Business and 
Professions Code Section 26057(b)(4) are grounds for denial of the permit. Where 
the applicant's sentence (including any term of probation, incarceration, or 
supervised release) for possession of, possession for sale, sale, manufacture, 
transportation, or cultivation of a controlled substance is completed, such underlying 
conviction shall not be the sole ground for denial of a commercial cannabis 
employee permit. 

 
(e) The Police Chief or designee shall implement the cannabis employee permit 
process in accordance with the procedures and rules established by resolution 
adopted by the City Council. 

 
(f) A cannabis employee permit shall be valid for a twelve (12) month period from 
date of issuance and must be renewed on an annual basis. Renewal applications shall 
contain all the information required in Section 6.36.150, subsection (c) above including 
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the payment of a renewal application fee in an amount to be set by resolution of the City 
Council. 

 
(g) The City may immediately revoke the cannabis employee permit should the 
permit holder be convicted of a crime listed California Business and Professions 
Code Section 26057(b)(4). The following are additional grounds for revoking a 
cannabis employee permit based on the specific role and function of that employee: 

i. A cannabis employee permit shall be revoked if the employee permit holder: 
A. Sells or provides cannabis or cannabis products to a minor; 
B. Attempts to give away cannabis or cannabis products while working, 

unless as authorized pursuant to Section 5411 of Chapter 3, Division 
42, Title 16 of the California Code of Regulations; 

C. Acts to illegally divert cannabis or cannabis products to the black 
market, including stealing cash; stealing the licensee's product for 
personal consumption; or selling the licensee's product and keeping 
the proceeds of the sale; or 

D. Is cited for driving under the influence of alcohol, cannabis or 
another illicit drug while on- or off-duty. 

 
(h) The applicant may appeal the denial or revocation of a cannabis employee 
permit to the City Manager by filing a notice of appeal with the City Clerk within ten 
(10) working days of the date the applicant received the notice of denial or 
revocation, which appeal shall be conducted as set forth in Chapter 1.12 of this Code. 

 
 
Section 6.36.370  Cannabis Non-Storefront (Delivery Only) Retailer Permit Requirements. 

  
(a) Permit Required.  No person shall operate a cannabis delivery only business in 

the City (without a valid City cannabis business permit issued pursuant to this Chapter, or in a 
manner that is inconsistent with the permit issued. 

 
(b) Permit Fee. A cannabis delivery-only permit program fee is established and 

imposed. The City Council shall establish by resolution the amount of the permit fee and any 
related penalties.  

 
(c) Permissible Delivery Locations and Customers. Cannabis delivery-only retailers 

are subject to the following requirements:  
i. Cannabis, cannabis products and cannabis accessories shall only be delivered to 

customers located at a residential address including a nursing or assisted living 
facility;  

ii. The delivery of Cannabis, cannabis products and cannabis accessories to any 
location or facility owned, leased or occupied by a public agency, including but 
not limited to, a public school, library, and community center, is expressly 
prohibited;   

iii. No deliveries shall be conducted on private property open to the public, including 
but not limited to, business and professional offices, retail stores and their 
adjoining parking lots, places of assembly, eating and drinking establishments.  

iv. Any kiosk, i-Pad, tablet, smartphone, fixed location or technology platform, 
whether manned or unmanned, other than a Licensee or Permit Holder, that 
facilitates directs or assists the retail sale or delivery of cannabis, cannabis 
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products, or cannabis accessories, is expressly prohibited and shall be a 
violation of this Chapter. 

 
(d) All cannabis and cannabis products being delivered shall be obtained from the 

site of the cannabis business that is authorized to deliver cannabis. No cannabis or cannabis 
products may be delivered from any other facility, such as a separate storage facility or a 
cannabis product manufacturing facility. 

 
(e) No person delivering cannabis, cannabis products and cannabis accessories 

shall possess more than $3,000 worth of cannabis and cannabis products at any time. 
 
(f) The cannabis delivery only business shall use and maintain computer software to 

record the following information relating to each delivery: 
i. A delivery request that includes the date of the request, the full name of the 

person requesting the delivery, a specific description of the items requested, 
whether each item is a medical cannabis or adult-use cannabis product, and the 
address to which the items are to be delivered;  

ii. The name of the person who delivered the items; and  
iii. The date and time of the delivery. 

 
(g) A person delivering cannabis or cannabis products on behalf of a cannabis non-

storefront retailer shall carry the following items: 
i. A copy of the dispensary’s current dispensary permit; 
ii. The person’s government-issued identification; 
iii. Evidence of the person’s City-issued cannabis employee permit; and 
iv. A copy of the delivery request as described in subsection (f). 

 
(h) Upon demand of a peace officer or City employee authorized to enforce this 

chapter, a person delivering cannabis or cannabis products pursuant to this section shall 
present the items listed in subsection (g) for examination. 

 
(i) No person shall deliver cannabis to anyone except the person who requested the 

delivery. The person delivering the cannabis shall confirm compliance with sections 6.36.370 (g) 
(medical cannabis dispensing operations) and 6.36.370(f) (adult-use cannabis dispensing 
operations), as applicable, by inspecting the relevant identification and documentation before 
handing the cannabis or cannabis product to the customer. 

 
(j) A cannabis delivery-only retailer shall maintain the information described in 

subsection (f) for at least three years on the site and shall produce the information to the city 
upon request. 

 
(k) Delivery-Only Vehicle Requirements. Prior to commencing operations, a 

Cannabis Non-Storefront Retailer shall provide the City with all information requested by the 
Police Chief or designee(s) regarding the vehicles used to deliver cannabis to customers. Such 
information shall include, but not be limited to the following: 

i. Proof of ownership of the vehicle or a valid lease for any and all vehicles that will 
be used to deliver cannabis or cannabis products. 

ii. Proof of insurance as required in section 6.36.140 (b) for any and all vehicles 
being used to deliver cannabis or cannabis products. 
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iii. The make, model, color, and license number of all vehicles owned or leased by 
the commercial cannabis retailer and used to deliver cannabis or cannabis 
products.  

 
(l) Retail Sales Prohibited. No person shall conduct any retail sales of any good or 

services on or from a permitted cannabis delivery-only retailer site. 
 
(m) Location Requirements. Cannabis non-storefront retail permittees shall locate in 

a site consistent with Section 10.08.3196.” 
   
SECTION 3.  If any provision or the application of this Ordinance is for any reason held 

to be unconstitutional, invalid, or otherwise unenforceable, such decision shall not affect the 
validity of the remaining portions of this Ordinance or any part thereof. The City Council hereby 
declares that it would have adopted each subsection or provision of this Ordinance irrespective 
of the invalidity of any particular portion thereof and intends that the invalid portions should be 
severed and the balance of the Ordinance enforced.  

 
SECTION 4.  This Ordinance shall take effect 30 days after its final passage and 

adoption. 
 
SECTION 5.  The City Council finds that this Ordinance is exempt from CEQA in 

accordance with Business and Professions Code section 26055(h) because it requires 
discretionary review and approval of permits, licenses, or other authorizations to engage in 
commercial cannabis activity.  

 
SECTION 6.  This Ordinance shall either (1) be published once in a newspaper of 

general circulation, within 15 days after its final adoption, or (2) be published in summary form 
and posted in the City Clerk’s office at least five days before the ordinance is adopted and within 
15 days after adoption, with the names of the Council Members voting for and against the 
ordinance.  (Gov’t. Code §36933.)    

 
 

*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  * 
 
The foregoing Ordinance ________ was introduced at a regular meeting of the Tracy 

City Council on the 19th day of May 2020, and finally adopted on the ____ day of ________, 
2020, by the following vote:  
 
 
AYES:        COUNCIL MEMBERS:   
NOES:        COUNCIL MEMBERS:   
ABSENT:    COUNCIL MEMBERS:  
ABSTAIN:   COUNCIL MEMBERS:   

 
 
____________________________ 
MAYOR 

ATTEST: 
 
____________________________ 
CITY CLERK 



May 19, 2020 

AGENDA ITEM 3.E 

REQUEST 

APPROVE ACTIONS RELATED TO SUBMITTING A MEASURE TO THE VOTERS TO 
ADOPT AN ORDINANCE IMPOSING A CANNABIS BUSINESS TAX WHICH SHALL 
CUMULATIVELY NOT EXCEED 15% OF GROSS RECEIPTS ON COMMERCIAL 
CANNABIS ACTIVITIES IN TRACY TO FUND GENERAL SERVICES AT THE 
ELECTION ON NOVEMBER 3, 2020, INCLUDING: 

(1) CALLING FOR AND GIVING NOTICE OF A GENERAL MUNICIPAL
ELECTION TO BE HELD ON NOVEMBER 3, 2020 FOR THE ELECTION
OF CERTAIN OFFICERS AND CONSIDERATION OF LOCAL BALLOT
MEASURE(S), AND REQUESTING THE BOARD OF SUPERVISORS OF
THE COUNTY OF SAN JOAQUIN ORDER THE CONSOLIDATION OF
SAID ELECTION WITH THE STATEWIDE GENERAL ELECTION TO BE
HELD ON THAT DATE

(2) ORDERING THE CITY CLERK TO SUBMIT A MEASURE TO THE
VOTERS TO ADOPT AN ORDINANCE IMPOSING A CANNABIS
BUSINESS TAX ON COMMERCIAL CANNABIS ACTIVITIES IN TRACY
TO FUND GENERAL SERVICES AT THE GENERAL MUNICIPAL
ELECTION ON NOVEMBER 3, 2020

(3) INTRODUCTION OF AN ORDINANCE ADDING CHAPTER 6.40
“CANNABIS BUSINESS TAX” TO TITLE 6 OF THE TRACY MUNICIPAL
CODE TO IMPOSE A TAX ON COMMERCIAL CANNABIS ACTIVITIES
SUBJECT TO APPROVAL OF A MAJORITY OF THE ELECTORS
VOTING ON THE MEASURE AT THE GENERAL MUNICIPAL ELECTION
ON NOVEMBER 3, 2020

EXECUTIVE SUMMARY 

At the April 21, 2020 Council meeting to discuss a draft cannabis business permit 
application procedures and guidelines, the City Council directed staff to bring back on 
May 19, 2020 actions related to submitting a measure to the voters to adopt an 
ordinance imposing a cannabis business tax on commercial cannabis activities in Tracy 
to fund general services at the election on November 3, 2020. 

DISCUSSION 

Background 

On December 5, 2017, the City Council directed staff to develop a regulatory ordinance 
to allow two non-store front (delivery only) medical cannabis businesses, and a tax 
ordinance for all cannabis business activities.  Staff returned on March 20, 2018 with the 
proposed maximum tax rates for commercial cannabis activities allowed under 
Proposition 64: Medicinal and Adult Use Cannabis Regulation and Safety Act 
(“MAUCRSA”).  The City Council directed staff to return on May 1, 2018 with a resolution 
to place a Special Tax Measure on the November 6, 2018 ballot.  The City Council 
further directed staff to commit the revenues generated from this Special Tax to be used  
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to mitigate the police and code enforcement services associated with enforcement of 
Proposition 64.  Staff prepared the necessary documents to place the Special Tax 
Measure on the General Municipal Election, however, the Special Tax Measure failed to 
receive the required 2/3 voter approval for a Special Tax. 

Shortly thereafter, Council provided direction for staff to develop a regulatory permit to 
allow all commercial cannabis activity with the exclusion of outdoor cultivation.  A series 
of meetings and draft ordinances have been provided for Council consideration.  Staff 
anticipates receiving final approval of the permit application, which will allow commercial 
cannabis businesses to submit applications starting summer 2020. 

Proposed General Cannabis Business Tax 

On April 21, 2020, the City Council directed staff to proceed with the documents required 
to place a general tax measure on the ballot for the General Municipal Election on 
November 3, 2020 to mitigate the potential impacts on the community related to the 
passage of Proposition 64.  Unlike the 2018 special tax measure, the draft tax ordinance 
is a general tax measure and requires a 50% plus one vote for approval.   

Staff has drafted a proposed ordinance (Attachment A) to impose a general tax on 
businesses engaged in commercial cannabis (marijuana) and hemp activity in Tracy. 
The ordinance presented today is substantively similar to the ordinance that appeared 
on November 2018 with the following modifications.  First, since 2018, the sale of 
industrial grade hemp has entered the commercial cannabis industry.  As a result, the 
draft ordinance provides for the addition of this product to the list of taxable components. 
Second, staff has set the penalty at 10% for “any person who fails or refuses to pay any 
Cannabis Business Tax required to be paid pursuant to this Chapter on or before the 
due date.” (Section 6.40.100.)  This is a reduction from the November 2018 ordinance; 
however, it is consistent with other City tax ordinances. The tax rates set forth in the 
proposed ordinance are equivalent to 15% of the total gross receipts. The tax for 
cultivation would not exceed $12.00 per canopy square foot for cultivation (adjusted for 
inflation), 6% of gross receipts for retail cannabis businesses, and 4% for all other 
businesses. The following is an excerpt from the proposed Ordinance: 

6.40.020 Authority and Purpose. 

This Ordinance is adopted to achieve the following, among other purposes, and 
shall be interpreted in order to accomplish those purposes: 

A. To adopt a tax, for revenue purposes, on the privilege of cultivating,
transporting, dispensing, manufacturing, producing, processing,
preparing, storing, testing, providing, selling, or distributing cannabis or
hemp products containing cannabis or hemp, cannabis or hemp
accessories and any ancillary products by Cannabis Businesses in the
City of Tracy.  The Cannabis Business Tax is levied based upon
business gross receipts except for commercial cannabis or industrial
hemp cultivation, which shall be taxed on square footage of plant canopy.
It is not a sales and use tax, a tax upon income, or a tax upon real
property;
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B. The Cannabis Business Tax is a general tax enacted solely for general,
governmental purpose of the City and not for specific purposes. All of the
proceeds from the tax imposed by this sections shall be placed in the
City’s general fund and be available for any lawful municipal purpose.

C. The Cannabis Business Tax shall not be separately identified or
otherwise specifically assessed or charged to any member, customer,
patient, or caretaker; and

D. To specify the type of tax and rate of tax to be levied and the method of
collection.

The Cannabis Business Tax is a tax enacted solely for raising revenue for the 
stated purposes and not for regulation. It shall apply to all persons engaged in 
Cannabis Business in the City of Tracy. The tax imposed by this Chapter is a tax 
under Article XIII C of the California Constitution.  

6.40.030 Intent 

The intent of this Ordinance is to levy a tax on all Cannabis Businesses that 
operate in the City of Tracy, regardless of whether such business was authorized 
under state and local laws at the time this Ordinance was adopted.  Nothing in 
this Ordinance shall be interpreted to authorize or permit any business activity 
that would not otherwise be legal or permissible under laws applicable to the 
activity at the time the activity is undertaken. 

The proposed ballot question to be presented to voters regarding the tax in 
November is as follows:  

Shall the City adopt an ordinance imposing a general tax on cannabis 
businesses, including hemp, not to exceed $12.00 per canopy square 
foot for cultivation (adjusted for inflation), 6% of gross receipts for 
retail, and 4% for all other businesses; estimated to generate 
$350,000 to $700,000 annually for Tracy until voters change or repeal 
it, to fund core City services such as public safety, public works, parks, 
and community services? 

STRATEGIC PLAN 

This agenda item supports Economic Development Strategic Goal 3: Develop and 
Implement Cannabis Regulations. 

FISCAL IMPACT 

The Cannabis Business Tax is a tax on gross receipts and canopy square foot of 
cultivation.  The cumulative total of which is 15% on commercial cannabis activities and 
specifically 6% of gross receipts on cannabis gross retail.  Once approved by the voters, 
the Council may, by resolution, reduce the tax rates. 
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RECOMMENDATION 

Approve actions related to submitting a measure to the voters to adopt an ordinance 
imposing a cannabis business tax which shall cumulatively not exceed 15% of gross 
receipts on commercial cannabis activities in Tracy to fund core City services at the 
election on November 3, 2020, including: 

1. Adopt a Resolution calling for and giving notice of a General Municipal Election to
be held on November 3, 2020 for the election of certain officers and consideration
of local ballot measure(s), and requesting the Board of Supervisors of the County of
San Joaquin order the consolidation of said election with the Statewide General
Election to be held on that date.

2. Adopt a Resolution ordering the City Clerk to submit a measure to the voters to
adopt an Ordinance imposing a Cannabis Business Tax on commercial cannabis
and hemp activities in Tracy to fund core City services such as public safety, public
works, parks, and community services at the General Municipal Election on
November 3, 2020.

3. Introduce and waive the first reading of an Ordinance adding Chapter 6.40
“Cannabis Business Tax” to Title 6 of the Tracy Municipal Code to impose a tax on
commercial cannabis activities subject to the approval of a majority of the electors
voting on the measure at the General Municipal Election to be held on November
3, 2020.

Prepared by: Karin Schnaider, Finance Director 
Leticia Ramirez, City Attorney 

Reviewed by:  Midori Lichtwardt, Assistant City Manager 

Approved by:  Jenny Haruyama, City Manager 

ATTACHMENTS 

A – Proposed Ordinance 



ATTACHMENT A 

ORDINANCE NO. _____ 

AN ORDINANCE OF THE CITY OF TRACY, ADDING 
CHAPTER 6.40 “CANNABIS BUSINESS TAX” TO TITLE 6 
OF THE TRACY MUNICIPAL CODE TO IMPOSE A TAX 
ON COMMERCIAL CANNABIS ACTIVITIES IN TRACY 

 

THE PEOPLE OF THE CITY OF TRACY DO ORDAIN AS FOLLOWS: 

SECTION 1.  Amendment to the Tracy Municipal Code. Title 6 of the Tracy Municipal Code is 
hereby amended to include Chapter 6.40 titled “Cannabis Business Tax” and shall read as 
follows: 
 
 

CHAPTER 6.40 
CANNABIS BUSINESS TAX 

 
Sections: 
6.40.010     Title. 
6.40.020     Authority and Purpose. 
6.40.030     Intent. 
6.40.040     Definitions. 
6.40.050     Tax imposed. 
6.40.060     Registration, reporting and remittance of tax. 
6.40.070     Payments and communications –timely remittance. 
6.40.080     Payment – when taxes deemed delinquent. 
6.40.90       Notice not required by City. 
6.40.100     Penalties and interest. 
6.40.110     Refunds and credits. 
6.40.120     Refunds and procedures. 
6.40.130     Personal cultivation not taxed. 
6.40.140     Administration of the tax. 
6.40.150     Appeal procedure. 
6.40.160     Enforcement –action to collect. 
6.40.170     Apportionment. 
6.40.180     Constitutionality and legality. 
6.40.190     Audit and examination of premises and records. 
6.40.200     Other licenses, permits, taxes or charges. 
6.40.210     Payment of tax does not authorize unlawful business. 
6.40.220     Deficiency determinations. 
6.40.230     Failure to report – nonpayment, fraud. 
6.40.240     Tax assessment – service of notice. 
6.40.250     Tax assessment – hearing, application, and determination. 
6.40.260     Successor’s and Assignee’s Responsibility. 
6.40.270     Conviction for violation – taxes not waived. 
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6.40.280     Violation deemed misdemeanor. 
6.40.290     Severability. 
6.40.300     Consistency with Business License Tax. 
6.40.310     Remedies cumulative. 
6.40.320     Amendment or modification. 
 
6.40.010 Title. 
 

This ordinance shall be known as the Cannabis Business Tax Ordinance.   
 
6.40.020 Authority and Purpose. 
 

This Ordinance is adopted to achieve the following, among other purposes, and shall be 
interpreted in order to accomplish those purposes: 

A. To adopt a tax, for revenue purposes, on the privilege of cultivating, transporting, 
dispensing, manufacturing, producing, processing, preparing, storing, testing, 
providing, selling, or distributing cannabis or hemp products containing cannabis 
or hemp, cannabis or hemp accessories and any ancillary products by Cannabis 
Businesses in the City of Tracy.  The Cannabis Business Tax is levied based upon 
business gross receipts except for commercial cannabis or industrial hemp 
cultivation which shall be taxed on square footage of plant canopy.  It is not a 
sales and use tax, a tax upon income, or a tax upon real property; 

B. The Cannabis Business Tax is a general tax enacted solely for general, 
governmental purpose of the City and not for specific purposes. All of the 
proceeds from the tax imposed by this sections shall be placed in the City’s 
general fund and be available for any lawful municipal purpose. 

C. The Cannabis Business Tax shall not be separately identified or otherwise 
specifically assessed or charged to any member, customer, patient, or caretaker; 
and 

D. To specify the type of tax and rate of tax to be levied and the method of 
collection. 

 
The Cannabis Business Tax is a tax enacted solely for raising revenue for the stated 

purposes and not for regulation. It shall apply to all persons engaged in Cannabis Business in the 
City of Tracy. The tax imposed by this Chapter is a tax under Article XIII C of the California 
Constitution.  
 
6.40.030 Intent. 
  

The intent of this Ordinance is to levy a tax on all Cannabis Businesses that operate in the 
City of Tracy, regardless of whether such business was authorized under state and local laws at 
the time this Ordinance was adopted.  Nothing in this Ordinance shall be interpreted to authorize 
or permit any business activity that would not otherwise be legal or permissible under laws 
applicable to the activity at the time the activity is undertaken.   
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6.40.040 Definitions. 
 

Unless otherwise provided in this Chapter, the definitions set forth in Chapter 6.40 
“Business Taxes”, Article 1 of Chapter 8.08 “Taxation”, and Chapter 6.36 “Commercial 
Cannabis Activities,” as may be amended from time to time, shall apply to this Chapter.  In the 
event the definitions of provisions of those chapters conflict with any provision in this Chapter, 
then this Chapter shall control to the extent necessary to administer and effectuate the propose of 
this Chapter. The following words and phrases shall have the meanings set forth below when 
used in this Chapter:   

 
A. “Business” shall include all activities engaged in or caused to be engaged in 

within the City of Tracy, including any commercial or industrial enterprise, trade, profession, 
occupation, vocation, calling, or livelihood, whether or not carried on for gain or profit, but shall 
not include the services rendered by an employee to his or her employer.   

 
B. “Cannabis” means all parts of the plant Cannabis sativa Linnaeus, Cannabis 

indica, or Cannabis ruderalis, whether growing or not; the seeds thereof; the resin, whether crude 
or purified, extracted from any part of the plant; and every compound, manufacture, salt, 
derivative, mixture, or preparation of the plant, its seeds, or resin.  “Cannabis” also means the 
separated resin, whether crude or purified, obtained from cannabis.  “Cannabis” also means 
cannabis  as defined by California Business and Professions Code Section 26001, subdivision (f), 
California Health and Safety Code Section 11018, and by other state law, and is not limited to 
medical cannabis. 

 
C. “Cannabis accessories” means any device or equipment used, intended for use or 

designed for use in planting, propagating, cultivating, growing, storing, or smoking, of cannabis, 
as described in Section 11018.2 of the California Health and Safety Code and is not limited to 
medical cannabis accessories. 

 
D.  “Cannabis product” means any product containing cannabis or its derivatives, 

including, but not limited to, flowers, buds, oils, tinctures, concentrates, extractions, and products 
described in Section 11018.1 of the California Health and Safety Code and is not limited to 
medical cannabis products. 

 
E. “Canopy” means all areas occupied by any portion of a cannabis or hemp plant 

whether contiguous or noncontiguous on any one site. When plants occupy multiple horizontal 
planes (as when plants are placed on shelving above other plants) each plane shall be counted as 
a separate canopy area.   

 
F. “Cannabis or hemp business” means any business activity involving cannabis or 

industrial hemp, including but not limited to cultivating, transporting, distributing, 
manufacturing, compounding, converting, processing, preparing, storing, packaging, delivering, 
testing, dispensing, retailing and wholesaling of cannabis or cannabis products or hemp or hemp 
products or of ancillary products and accessories, whether or not carried on for gain or profit and 
whether or not such business is licensed by the State. “Cannabis Business” is synonymous with 
“cannabis or hemp business.”  Cannabis Business does not include any business whose only 
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relationship to cannabis or cannabis products or hemp or hemp products is the production or sale 
of Cannabis or Hemp Accessories and specifically excludes personal cultivation activities 
conducted in accordance with state law.  

 
G. “Cannabis business tax” or “business tax,” means the tax due pursuant to this 

Chapter for engaging in cannabis or hemp business in the City of Tracy. 
 
H. “Commercial cannabis or hemp cultivation” means cultivation conducted by, for, 

or as part of a Cannabis Business. “Commercial cannabis or hemp cultivation” does not include 
personal medical cannabis or hemp cultivation or personal recreational cannabis or hemp 
cultivation as authorized by MAUCRSA, for which the person receives no compensation 
whatsoever.  

 
I. “City Cannabis Business Permit” or “Cannabis Business Permit” means a 

regulatory permit issued by the City of Tracy to a person to authorize that person to operate or 
engage in a Cannabis business.   

 
J. “Cultivation” means any activity involving the planting, growing, harvesting, 

drying, curing, grading, or trimming of cannabis or hemp and includes, but is not limited to, the 
operation of a nursery. 
 

K. “Delivery” means the transfer, for any form of compensation, of cannabis or 
hemp, cannabis or hemp products, or cannabis or hemp accessories to a customer or caregiver at 
a location that is not a cannabis retailer (dispensary). 

 
L. “Employee” means each and every person engaged in the operation or conduct of 

any business, whether as owner, member of the owner's family, partner, associate, agent, 
manager or solicitor, and each and every other person employed or working in such business for 
a wage, salary, commission, barter or any other form of compensation. 

 
M. “Engaged in business as a cannabis or hemp business” means the commencing, 

conducting, operating, managing or carrying on of a Cannabis Business, whether done as owner, 
or by means of an officer, agent, manager, employee, or otherwise, whether operating from a 
fixed location in the City of Tracy or coming into the City of Tracy from an outside location to 
engage in such activities.  A person shall be deemed engaged in business within the City of Tracy 
if: 

 
1. Such person or person’s employee maintains a fixed place of business 

within the City of Tracy for the benefit or partial benefit of such person; 
 
2. Such person or person’s employee owns or leases real property within the 

City of Tracy for business purposes; 
 
3. Such person or person’s employee regularly maintains a stock of tangible 

personal property in the City of Tracy for sale in the ordinary course of business; 
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4. Such person or person’s employee regularly conducts solicitation of 
business within the City of Tracy; or 

 
5. Such person or person’s employee performs work or renders services in 

the City of Tracy. 
 
The foregoing specified activities shall not be a limitation on the meaning of “engaged in 

business.” 
 
N. “Evidence of doing business” means evidence such as, without limitation, use of 

signs, circulars, cards or any other advertising media, including the use of internet or telephone 
solicitation, or representation to a government agency or to the public that such person is 
engaged in a cannabis business in the City of Tracy. 

 
O. “Fiscal year” means July 1 through June 30 of the following calendar year. 
 
P. “Gross Receipts,” except as otherwise specifically provided, means, whether 

designated a sales price, royalty, rent, membership fee, ATM service fee, delivery fee, slotting 
fee, any other fee, vaping room service charge, commission, dividend, or other designation, the 
total amount (including all receipts, cash, credits and property of any kind or nature) received or 
payable for sales of goods, wares or merchandise or for the performance of any act or service of 
any nature for which  a charge is made or credit allowed (whether such service, act or 
employment is done as part of or in connection with the sale of goods, wares, merchandise or 
not), without any deduction therefrom on account of the cost of the property sold, the cost of 
materials used, labor or service costs, interest paid or payable, losses or any other expense 
whatsoever.  However, the following shall be excluded from Gross Receipts: 

 
1. Cash discounts where allowed and taken on sales; 
 
2. Any tax required by law to be included in or added to the purchase price 

and collected from the consumer or purchaser; 
 
3. Such part of the sale price of any property returned by purchasers to the 

seller as refunded by the seller by way of cash or credit allowances or return of 
refundable deposits previously included in gross receipts; 

 
4. Receipts derived from the occasional sale of used, obsolete or surplus 

trade fixtures, machinery or other equipment used by the taxpayer in the regular course of 
the taxpayer's business; 

 
5. Cash value of sales, trades or transactions between departments or units of 

the same business located in the City of Tracy or if authorized by the Tax Administrator 
in writing in accordance with Section 6.40.150; 

 
6. Whenever there are included within the gross receipts amounts which 

reflect sales for which credit is extended and such amount proved uncollectible in a 



 
Page 6 

subsequent year, those amounts may be excluded from the gross receipts in the year they 
prove to be uncollectible; provided, however, if the whole or portion of such amounts 
excluded as uncollectible are subsequently collected they shall be included in the amount 
of gross receipts for the period when they are recovered; 

 
7. Receipts of refundable deposits, except that such deposits when forfeited 

and taken into income of the business shall not be excluded when in excess of one dollar;  
 
8. Amounts collected for others where the business is acting as an agent or 

trustee and to the extent that such amounts are paid to those for whom collected.  These 
agents or trustees must provide the Finance Department with the names and the addresses 
of the others and the amounts paid to them. This exclusion shall not apply to any fees, 
percentages, or other payments retained by the agent or trustees. 

 
9. Retail sales of t-shirts, sweaters, hats, stickers, key chains, bags, books, 

posters or rolling papers, cannabis accessories such as pipes, pipe screens, vape pen 
batteries (without cannabis or industrial hemp) or other personal tangible property which 
the Tax Administrator has excluded in writing by issuing an administrative ruling per 
Section 6.40.140 shall not be subject to the Cannabis Business Tax under this Chapter. 
However, any retail sales not subject to this Chapter as a result of the administrative 
ruling shall be subject to the appropriate business tax under Chapter 6.04 or any other 
Chapter or Title as determined by the Tax Administrator. 

 
10. Payments made by the tax-reporting cannabis business (Seller) to a 

cannabis business (Buyer) for the difference in the original acquisition price and 
subsequent renegotiated or finalized selling prices of products or services sold to a 
specific end customer. This type of transaction is referred to as a “Billback”. The tax-
reporting cannabis business must provide supporting documentation to substantiate the 
transaction in order to be eligible for an exemption. 

 
Q. “Industrial hemp” means a crop that is limited to types of the plant Cannabis 

sativa L. having no more than three-tenths of 1 percent tetrahydrocannabinol (THC) contained in 
the dried flowering tops, whether growing or not; the seeds of the plant; the resin extracted from 
any part of the plant; and every compound, manufacture, salt, derivative, mixture, or preparation 
of the plant, its seeds or resin produced therefrom. 

 
R. “Industrial hemp products” means any raw hemp that has undergone a process 

whereby the raw agricultural product has been transformed into a concentrate, an edible product, 
or a topical product. “Hemp product” also means hemp products as defined by Section 11018.5 
of the California Health and Safety Code. 

 
S. “Lighting” means a source of light that is primarily used for promoting the 

biological process of plant growth that is artificial or natural.  Lighting does not include sources 
of light that primarily exist for the safety or convenience of staff or visitors to the facility, such 
as emergency lighting, walkway lighting, or light admitted via small skylights, windows or 
ventilation openings. 
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T. “Nursery” means a facility or part of a facility that is used only for producing 
clones, immature plants, seeds, and other agricultural products used specifically for the planting, 
propagation, and cultivation of cannabis and includes a greenhouse. 

 
U. “Person” means an individual, firm, partnership, joint venture, association, 

corporation, limited liability company, estate, trust, business trust, receiver, syndicate, or any 
other group or combination acting as a unit, whether organized as a nonprofit or for-profit entity, 
and includes the plural as well as the singular number.   

 
V. “Sale” means and includes any sale, exchange, or barter. 
 
W. “State” means the State of California. 
 
X. “State license,” “license,” or “registration” means a state license issued pursuant 

to California Business & Professions Code Sections 26000, et seq. or other applicable state law. 
  
Y. “Tax Administrator” means the Finance Director of the City of Tracy or his or her 

designee.  
 
Z. “Taxpayer” shall mean any person engaging in business as a Cannabis Business 

that is subject to this Chapter.  
 
AA. “Testing Laboratory” means a cannabis business that (i) offers or performs tests 

of cannabis or cannabis products, hemp or hemp products, (ii) offers no service other than such 
tests, (iii) sells no products, excepting only testing supplies and materials, (iv) is accredited by an 
accrediting body that is independent from all other persons involved in the cannabis industry in 
the state and (v) is registered with the Bureau of Cannabis Control or other state agency.  
 
6.40.050 Tax imposed. 
 

A. Beginning January 1, 2021, there is imposed upon each person who is engaged in 
business as a cannabis business a cannabis business tax regardless if the business has been issued 
a permit to operate lawfully in the City of Tracy or is operating unlawfully. 

 
B. The maximum tax rate of the cannabis business tax shall be as follows: 

 
1. For every person who is engaged in commercial cannabis cultivation, 

including industrial hemp in the City of Tracy, the maximum rate shall be: 
 

a) Up to twelve dollars ($12.00) annually per square foot of canopy 
space in a facility that uses exclusively artificial lighting.  

b) Up to ten dollars ($10.00) annually per square foot of canopy space 
in a facility that uses a combination of natural and supplemental 
artificial lighting.  

c) Up to eight dollars ($8.00) annually per square foot of canopy 
space in a facility that uses no artificial lighting.  
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d) Up to four dollars ($4.00) annually per square foot of canopy space 
for any nursery. 

 
For purposes of this subsection (B), the square feet of canopy space for a business shall 

be rebuttably presumed to be the maximum square footage of canopy allowed by the conditional 
use permit or regulatory permit issued to the business by the City of Tracy for commercial 
cannabis or hemp cultivation, or, in the absence of a conditional use permit or regulatory permit, 
the square footage shall be the maximum square footage of canopy for commercial cannabis or 
hemp cultivation allowed by the state license type.  Should a City of Tracy conditional use 
permit or regulatory permit be issued to a business which cultivates only for certain months of 
the year, the City of Tracy shall prorate the tax as to sufficiently reflect the period in which 
cultivation is occurring at the business. All canopy square footage that is authorized by the 
conditional use permit or regulatory permit shall be included in the calculation of the tax for 
cultivation.  No deduction will be applied to any canopy square footage that is not used for 
cultivation unless the Tax Administrator is informed in writing that such space will not be used 
and authorizes such reduction for the purpose of relief from the tax prior to the period for which 
the space will not be used. 
 

2. For every person who engages in the operation of a testing laboratory for 
cannabis, cannabis products, industrial hemp and/or industrial hemp products 
s/he/it shall be subject to the maximum tax rate not to exceed two and a half 
percent (2.5%) of gross receipts. 
 

3. For every person who engages in the retail sales of cannabis, cannabis 
products, industrial hemp, and/or industrial hemp products, including as a 
retailer (dispensary) or non-store front retailer (delivery business), or 
microbusiness (retail sales activity) s/he/it shall be subject to the maximum 
tax rate not to exceed six percent (6%) of gross receipts. 

 
4. For every person engaged in distribution of cannabis, cannabis products, 

industrial hemp and/or industrial hemp products, s/he/it shall be subject to the 
maximum tax rate not to exceed three percent (3%) of gross receipts. 
 

5. For every person engaged in manufacturing, processing, or microbusiness 
(non-retail activity) of cannabis, cannabis products, industrial hemp and/or 
industrial hemp products, or any other type of cannabis business not described 
in Section (B) (1), (2), (3) or (4), s/he/it shall be subject to the maximum tax 
rate not to exceed four percent (4%) of gross receipts. 
 

C. The City Council may, by resolution or ordinance, increase or decrease the rate of 
the cannabis business tax, including the initial rate of cannabis business tax. The 
City Council may, by resolution or ordinance, increase or decrease the rate of the 
medicinal cannabis tax, including the initial rate of medicinal cannabis business 
tax, independent of other cannabis business tax activities. In addition, the City 
Council may, by resolution or ordinance, increase or decrease the rate of the 
cannabis business tax on hemp or hemp products, including the initial rate of the 
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tax on hemp or hemp products independent of other cannabis activities. 
Notwithstanding the foregoing, in no event shall the City Council repeal this tax 
or set any adjusted rate that exceeds the maximum rates calculated pursuant to 
this section without a vote of the people.  
 

D. On July 1, 2021 and on each July 1 thereafter, the maximum annual tax rate per 
square foot of each type of canopy space shall increase by the percentage change 
between January of the calendar year prior to such increase and January of the 
calendar year of the increase in the Consumer Price Index (“CPI”) for all urban 
consumers in the San Francisco-Oakland-San Jose area as published by the 
United States Government Bureau of Labor Statistics.  However, no CPI 
adjustment resulting in a decrease of any tax imposed by this subsection shall be 
made.  

 
E. Persons subject to the cannabis business tax shall register with the City and pay 

the registration fee pursuant to Section 6.40.060. They shall also be required to 
obtain a business license pursuant to Chapter 6.04 of this code; provided, 
however, that cannabis business activities subject to the cannabis business tax 
shall be excluded from determining the amount of any business license tax 
payable under Chapter 6.04.  

6.40.060 Registration, reporting and remittance of tax. 

A. Registration of Cannabis Business. All cannabis businesses shall be required to 
annually register as follows: 

1. All persons engaging in business as a cannabis business, whether an existing, 
newly established or acquired business shall register with the Tax 
Administrator within thirty (30) days of commencing operation and shall 
annually renew such registration within 30 days of the business registration 
anniversary date of each year thereafter. In registering, such persons shall 
furnish to the Tax Administrator a sworn statement, upon a form provided by 
the Tax Administrator, setting forth the following information:  

i. The name of the business 

ii. The names and addresses of each owner 

iii. The exact nature or kind of business; 

iv. The place where such business is to be carried on; and 

v. Any additional information which the Tax Administrator may require. 

B. An annual registration fee in accordance with the current and approved City fee 
schedule shall be presented with the sworn statement submitted under this section. 
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This fee shall not be considered a tax and may be adjusted by resolution of the 
City Council. 

C. The cannabis business tax imposed by this Chapter shall be paid, in arrears, on a  
monthly basis.  Each person owing a cannabis business tax each calendar month shall, no later 
than the last day of the month following the close of the calendar month. the calendar month,  
file with the Tax Administrator a statement (“tax statement”) of the tax owed for that calendar 
month and the basis for calculating that tax. The Tax Administrator may require that the tax 
statement be submitted on a form prescribed by the Tax Administrator. The tax for each calendar 
month shall be due and payable on that same date that the tax statement for the calendar month is 
due.  

D. Upon cessation of a cannabis business, tax statements and all outstanding taxes, 
fees, and penalties shall be immediately due for all calendar months up to the calendar month 
during which cessation occurred.   

E. The Tax Administrator may, at his or her discretion, establish alternative  
reporting and payment periods for any taxpayer as the Tax Administrator deems necessary to 
ensure effective collection of the cannabis business tax.  The Tax Administrator may also require 
that a deposit, to be applied against the taxes for a calendar month, be made by a taxpayer at the 
beginning of that calendar month.  In no event shall the deposit required by the Tax 
Administrator exceed the tax amount he or she projects will be owed by the taxpayer for the 
calendar month.  The Tax Administrator may require that a taxpayer make payments via a 
cashier’s check, money order, wire transfer, or similar instrument. 

6.40.070 Payments and communications – timely remittance.  

Whenever any payment, statement, report, request or other communication is due, it must 
be received by the Tax Administrator on or before the final due date. A postmark will not be 
accepted as timely remittance.  If the due date would fall on a Friday during which City Hall is 
closed, Saturday, Sunday or a holiday observed by the City, the due date shall be the next regular 
business day on which the City of Tracy is open to the public.  

6.40.080 Payment - when taxes deemed delinquent. 

 Unless otherwise specifically provided under other provisions of this Chapter, the taxes 
required to be paid pursuant to this Chapter shall be deemed delinquent if not received by the 
Tax Administrator on or before the due date as specified in Sections 6.40.060.  

6.40.90 Notice from City not required.   

 The City of Tracy may, as a courtesy, send a tax notice to the business.  However, the 
Tax Administrator is not required to send a notice of assessment pursuant to Section 6.40.230, a 
notice of delinquency pursuant to Section 6.40.210, or any other tax notice or bill to any person 
subject to the provisions of this Chapter.  Failure to send any tax notice or bill shall not affect the 
validity of any tax or penalty due under the provisions of this Chapter. 
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6.40.100 Penalties and interest. 

A. Any person who fails or refuses to pay any Cannabis Business Tax required to be 
paid pursuant to this Chapter on or before the due date shall pay penalties and interest as follows:  

1. A penalty equal to ten percent (10%) of the amount of the tax due to the 
City of Tracy, in addition to the amount of the tax, plus interest on the unpaid tax 
calculated from the due date of the tax at the rate of one percent (1.%) per month. 

2. If the tax remains unpaid for a period exceeding one calendar month 
beyond the due date, an additional penalty equal to twenty-five percent (25%) of the 
amount of the tax due to the City of Tracy, in addition to the amount of the tax, plus 
interest at the rate of one percent (1%) per month on the unpaid tax and on the unpaid 
penalties. 

3. Interest shall be applied at the rate of one percent (1%) per month on the 
first day of the month for the full month and will continue to accrue monthly on the tax 
and penalty until the balance is paid in full.  

B. Whenever a check or electronic payment is submitted in payment of a cannabis 
business tax and the payment is subsequently returned unpaid by the bank for any reason, the 
Cannabis Business will be liable for the tax amount due plus any fees, penalties and interest as 
provided for in this Section, and any other amount allowed under state law.  

6.40.110 Refunds and credits. 

 A. No refund shall be made of any tax collected pursuant to this Chapter, except as 
provided in Section 6.40.110.   

 B. No refund of any tax collected pursuant to this Chapter shall be made because of 
the discontinuation, cessation, dissolution, or other termination of a business.  

6.40.120 Refunds and procedures. 

A. Whenever the amount of any cannabis business tax, penalty or interest has been 
overpaid, paid more than once, or has been erroneously collected or received by the City of 
Tracy under this Chapter, it may be refunded to the claimant who paid the tax provided that a 
written claim for refund is filed with the Tax Administrator within one (1) year of the date the 
tax was originally due and  paid, whichever came first. 

B. The Tax Administrator, his or her designee or any other City officer charged with 
the administration of this Chapter shall have the right to examine and audit all the books and 
business records of the claimant in order to determine the eligibility of the claimant to the 
claimed refund.  No claim for refund shall be allowed if the claimant refuses to allow such 
examination of claimant's books and business records after request by the Tax Administrator to 
do so.  
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C. In the event that the cannabis business tax was erroneously paid in an amount in 
excess of the tax due, and the error is attributable to the City of Tracy, the City of Tracy shall 
refund the full amount of tax erroneously paid; provided that (i) a claim for refund has been 
timely filed with the Tax Administrator; and (ii) the refund cannot exceed, under any 
circumstance, the amount of the tax overpaid during the twelve months preceding the last month 
for which the claim states the tax was overpaid.  If the error is attributable to the taxpayer, the 
City of Tracy shall retain an amount from the refund reasonably calculated to cover costs 
incurred in verifying the error. 

6.40.130 Personal Cultivation Not Taxed. 

 The provisions of this Chapter shall not apply to personal cannabis cultivation as defined 
by MAUCRSA.  This Chapter shall not apply to personal use of cannabis that is specifically 
exempted from state licensing requirements, that meets the definition of personal use or 
equivalent terminology under state law, and for which the individual receives no compensation 
whatsoever related to that personal use.   

6.40.140  Administration of the tax. 

A. It shall be the duty of the Tax Administrator to collect the taxes, penalties, fees, 
and perform the duties required by this Chapter.   

B. For purposes of administration and enforcement of this Chapter generally, the Tax 
Administrator may from time to time promulgate such administrative interpretations, rules, and 
procedures consistent with the purpose, intent, and express terms of this Chapter as he or she 
deems necessary to implement or clarify such provisions or aid in enforcement. 

C. The Tax Administrator may take such administrative actions as needed to 
administer the tax, including but not limited to:  

1. Provide to all cannabis business taxpayers forms for the reporting of the 
tax; 

2. Provide information to any taxpayer concerning the provisions of this 
Chapter; 

3. Receive and record all taxes remitted to the City of Tracy as provided in 
this Chapter;  

4. Maintain records of taxpayer reports and taxes collected pursuant to this 
Chapter; 

5. Assess penalties and interest to taxpayers pursuant to this Chapter;  

6. Determine amounts owed and enforce collection pursuant to this Chapter. 
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6.40.150 Appeal procedure. 

 Any taxpayer aggrieved by any decision of the Tax Administrator with respect to the 
amount of tax, interest, penalties and fees, if any, due under this Chapter may appeal to the City 
Manager by filing a notice of appeal with the City Clerk within thirty (30) days of the serving or 
mailing of the notice of delinquency pursuant to Section 6.40.210 or notice of assessment 
pursuant to Section 6.40.230.  The City Clerk, or his or her designee, shall fix a time and place 
for hearing such appeal, and the City Clerk, or his or her designee, shall give notice in writing to 
such operator at the last known place of address.  The finding of the City Manager shall be final 
and conclusive and shall be served upon the taxpayer appellant in the manner prescribed by this 
Chapter for service of notice.  Any amount found to be due shall be immediately due and payable 
upon the service of the notice in accordance with this Chapter. 

6.40.160 Enforcement - action to collect. 

Any taxes, penalties and/or fees required to be paid under the provisions of this Chapter 
shall be deemed a debt owed to the City of Tracy.  Any person owing money to the City of Tracy 
under the provisions of this Chapter shall be liable in an action brought in the name of the City of 
Tracy for the recovery of such debt.  The provisions of this Section shall not be deemed a 
limitation upon the right of the City of Tracy to bring any other action including criminal, civil 
and equitable actions, based upon the failure to pay the tax, penalties and/or fees imposed by this 
Chapter or the failure to comply with any of the provisions of this Chapter.  

6.40.170 Apportionment. 

If a business subject to the tax is operating both within and outside the City of Tracy, it is 
the intent of the City of Tracy to apply the cannabis business tax so that the measure of the tax 
fairly reflects the proportion of the taxed activity actually carried on in the City of Tracy.  To the 
extent federal or state law requires that any tax due from any taxpayer be apportioned, the 
taxpayer may indicate said apportionment on his or her tax return.  The Tax Administrator may 
promulgate administrative procedures for apportionment as he or she finds useful or necessary.    

6.40.180 Constitutionality and legality. 

This tax is intended to be applied in a manner consistent with the United States and 
California Constitutions and state law. None of the tax provided for by this Chapter shall be 
applied in a manner that causes an undue burden upon interstate commerce, a violation of the 
equal protection or due process clauses of the Constitutions of the United States or the State of 
California or a violation of any other provision of the California Constitution or state law.  If a 
person believes that the tax, as applied to him or her, is impermissible under applicable law, he 
or she may request that the Tax Administrator release him or her from the obligation to pay the 
impermissible portion of the tax. 
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6.40.190 Audit and examination of premises and records. 

A. For the purpose of ascertaining the amount of cannabis business tax owed or 
verifying any representations made by any taxpayer to the City of Tracy in support of his or her 
tax calculation, the Tax Administrator shall have the power to inspect any location where 
commercial cannabis business occurs and to audit and examine all books and records (including, 
but not limited to bookkeeping records, state and federal income tax returns, and other records 
relating to the gross receipts of the business) of persons engaged in cannabis businesses.  In 
conducting such investigation, the tax administrator shall have the power to inspect any 
equipment, such as computers or point of sale machines, that may contain such records. 

B. It shall be the duty of every person liable for the collection and payment to the 
City of Tracy of any tax imposed by this Chapter to keep and preserve, for a period of at least 
four (4) years, all records as may be necessary to determine the amount of such tax as he or she 
may have been liable for the collection of and payment to the City of Tracy, which records the 
Tax Administrator or his/her designee shall have the right to inspect at all reasonable times. 

6.40.200 Other licenses, permits, taxes, fees or charges.  
 

A. Nothing contained in this Chapter shall be deemed to repeal, amend, be in lieu of, 
replace or in any way affect any requirements for any permit or license required by, under or by 
virtue of any provision of any other Chapter of this Code or any other ordinance or resolution of 
the City of Tracy, nor be deemed to repeal, amend, be in lieu of, replace or in any way affect any 
tax, fee or other charge imposed, assessed or required by, under or by virtue of any other Chapter 
of this code or any other ordinance or resolution of the City of Tracy.  

6.40.210 Payment of tax does not authorize unlawful business. 

 A. The payment of a cannabis business tax required by this Chapter, and its 
acceptance by the City of Tracy, shall not entitle any person to carry on any cannabis business 
unless the person has complied with all of the requirements of this Code and all other applicable 
state laws.  

B. No tax paid under the provisions of this Chapter shall be construed as authorizing 
the conduct or continuance of any illegal or unlawful business, or any business in violation of 
any local or state law. 

6.40.220 Deficiency determinations. 

If the Tax Administrator is not satisfied that any statement filed as required under the 
provisions of this Chapter is correct, or that the amount of tax is correctly computed, he or she 
may compute and determine the amount to be paid and make a deficiency determination upon 
the basis of the facts contained in the statement or upon the basis of any information in his or her 
possession or that may come into his or her possession within three (3) years of the date the tax 
was originally due and payable.  One or more deficiency determinations of the amount of tax due 
for a period or periods may be made.  When a person discontinues engaging in a business, a 
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deficiency determination may be made at any time within three (3) years thereafter as to any 
liability arising from engaging in such business whether or not a deficiency determination is 
issued prior to the date the tax would otherwise be due.  Whenever the Tax Administrator makes 
a deficiency determination, a notice of deficiency shall be given to the person concerned in the 
same manner as notices of assessment are given under Section 6.40.230. 

6.40.230 Failure to report—nonpayment, fraud. 

A. Under any of the following circumstances, the Tax Administrator may make and 
give notice of an assessment of the amount of tax owed by a person under this Chapter at any 
time: 

1. If the person has not filed a complete statement required under the 
provisions of this Chapter; 

2. If the person has not paid the tax due under the provisions of this Chapter; 

3. If the person has not, after demand by the Tax Administrator, filed a 
corrected statement, or furnished to the Tax Administrator adequate substantiation of the 
information contained in a statement already filed, or paid any additional amount of tax 
due under the provisions of this Chapter; or 

4. If the Tax Administrator determines that the nonpayment of any business 
tax due under this Chapter is due to fraud, a penalty of twenty-five percent (25%) of the 
amount of the tax shall be added thereto in addition to penalties and interest otherwise 
stated in this Chapter and any other penalties allowed by law. 

B. The notice of assessment shall separately set forth the amount of any tax known 
by the Tax Administrator or estimated by the Tax Administrator, after consideration of all 
information within the Tax Administrator's knowledge concerning the business and activities of 
the person assessed, under each applicable section of this Chapter, and shall include the amount 
of any penalties or interest accrued on each amount to the date of the notice of assessment. 

6.40.240 Tax assessment; service of notice. 

The notice of assessment or any other notice issued pursuant to this Chapter shall be 
served upon the person either by personal delivery, or by a deposit of the notice in the United 
States mail, postage prepaid thereon, addressed to the person at the address of the location of the 
business or to such other address as he or she shall register with the Tax Administrator for the 
purpose of receiving notices provided under this Chapter; or, should the person have no address 
registered with the Tax Administrator for such purpose, then to such person's last known address.  
For the purposes of this Chapter, service by mail is complete at the time of deposit in the United 
States mail. 

 



 
Page 16 

6.40.250 Tax assessment - hearing, application and determination. 

Within thirty (30) days after the date of service of the notice of assessment, the person 
may apply in writing to the Tax Administrator for a hearing on the assessment.  If application for 
a hearing before the City is not made within the time herein prescribed, the tax assessed by the 
Tax Administrator shall become final and conclusive.  Within thirty (30) days of the receipt of 
any such application for hearing, the Tax Administrator shall cause the matter to be set for 
hearing before him or her no later than thirty (30) days after the receipt of the application, unless 
a later date is agreed to by the Tax Administrator and the person requesting the hearing.  Notice 
of such hearing shall be given by the Tax Administrator to the person requesting such hearing 
not later than five (5) days prior to such hearing.  At such hearing said applicant may appear and 
offer evidence why the assessment as made by the Tax Administrator should not be confirmed 
and fixed as the tax due.  After such hearing the Tax Administrator shall determine and, if 
applicable, reassess the proper tax to be charged and shall give written notice to the person in the 
manner prescribed in Section 6.40.230 for giving notice of assessment. 

6.40.260  Successor’s and Assignee’s Responsibility. 

If any taxpayer, while liable for any amount under this Chapter, sells, assigns or otherwise 
transfers the business, whether voluntarily or involuntarily, the taxpayer’s subsequent successor, 
assign or transferee, or other person obtaining ownership or control of the business, shall satisfy 
any tax liability owned to the City of Tracy associated with the Cannabis Business. Failure to do 
so for the benefit of the City will result in the successor or assignee being personally liable to the 
City of Tracy for the full amount of the tax liability, which includes interest and penalties.  

6.40.270 Conviction for violation - taxes not waived. 

The conviction and punishment of any person for failure to pay the required tax shall not 
excuse or exempt such person from any civil action for the tax debt unpaid at the time of such 
conviction.  No civil action shall prevent a criminal prosecution for any violation of the 
provisions of this Chapter or of any state law requiring the payment of all taxes. 

6.40.280 Violation deemed misdemeanor. 

Any person violating any of the provisions of this Chapter or any regulation or rule 
passed in accordance herewith, shall be deemed guilty of a misdemeanor. 

6.40.290 Severability. 

If any provision of this Chapter, or its application to any person or circumstance, is 
determined by a court of competent jurisdiction to be unlawful, unenforceable or otherwise void, 
that determination shall have no effect on any other provision of this Chapter or the application 
of this Chapter to any other person or circumstance and, to that end, the provisions hereof are 
severable. 

 



 
Page 17 

6.40.300  Consistency with Business License Tax. 

The City Council and the people of the City of Tracy intend this Chapter to be enforced 
consistently with Chapter 6.04 of this Code and any rule or regulation promulgated under that 
Chapter 6.04 except as expressly provided to the contrary in this Chapter.  

6.40.310 Remedies cumulative. 

All remedies and penalties prescribed by this Chapter or which are available under any 
other provision of the Tracy Municipal Code and any other provision of law or equity are 
cumulative.  The use of one or more remedies by the City of Tracy shall not bar the use of any 
other remedy for the purpose of enforcing the provisions of this Chapter. 

6.40.320 Amendment or modification . 

This Chapter may be amended or modified but not repealed by the City Council without a 
vote of the people to the extent allowed by law.  However, as required by Article XIII C of the 
California Constitution, voter approval is required for any amendment or modification that 
would increase the rate of any tax levied pursuant to this Chapter.  The people of the City of 
Tracy affirm that the following actions shall not constitute an increase of the rate of a tax: 

A. The restoration of the rate of the tax to a rate that is no higher than that set by this 
Chapter, if the City Council has acted to reduce the rate of the tax; 

B. An action that interprets or clarifies the methodology of the tax, or any definition 
applicable to the tax, so long as interpretation or clarification (even if contrary to some prior 
interpretation or clarification) is not inconsistent with the language of this Chapter; or 

C. The collection of the tax imposed by this Chapter even if the City had, for some 
period of time, failed to collect the tax. 

D. The adjustment of the tax in accordance with the provisions of subdivisions (C) 
and (D) of Section 6.40.050, including the levying of different tax rates on medical versus adult-
use cannabis. 

 SECTION 2.  EFFECTIVE DATE.  This Ordinance relates to the levying and collecting 
of a City tax and shall not take effect until approved by a majority vote of voters voting on the tax at 
the general municipal election held on November 3, 2020 and as certified by the City Clerk. 
 
 SECTION 3.  CALIFORNIA ENVIRONMENTAL QUALITY ACT. This Ordinance 
is exempt from the California Environmental Quality Act (“CEQA”; Public Resources Code 
Sections 21000, et seq,  and 14 Cal. Code Reg. Sections 15000 et seq “CEQA Guidelines”).This 
Ordinance is a  general tax to fund existing services; it is not a commitment to any particular 
action.  As such, under CEQA Guidelines Section 15378 (b)(4), the tax is not a project within the 
meaning of CEQA because it creates a government funding mechanism that does not involve any 
commitment to any specific project that may result in a potentially significant physical impact on 
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the environment. If revenue generated by the tax were used for a purpose that would have such 
an effect, the City of Tracy would undertake the required CEQA review for that particular 
project. Therefore, pursuant to CEQA Guideline Section 15060 CEQA analysis is not required.  

 
SECTION 4.  SEVERABILITY. If any section, subsection, sentence, clause or phrase 

of this ordinance is for any reason held to be invalid, such decision shall not affect the validity of 
the remaining portions of this ordinance.  The City Council hereby declares that it would have 
passed this Ordinance and each section, subsection, sentence, clause and phrase thereof, 
irrespective of the fact that any one or more sections, subsections, sentences, clauses, or phrases 
be declared invalid. 

 
SECTION 5.  CERTIFICATION AND PUBLICATION. Upon approval by the 

voters, the City Clerk shall certify the passage and adoption of this Ordinance and shall cause it 
to be published in accordance with the law.    

 
It is hereby certified that this Ordinance was duly approved and adopted by the People of the City 
of Tracy at the City’s November 3, 2020 general municipal election. 

 

 
 
 
__________________________________ 
Robert Rickman, Mayor 

ATTEST: 

_____________________________ 
Adrianne Richardson, City Clerk 
 



 

 

RESOLUTION 2020____ 
 

CALLING AND GIVING NOTICE OF A GENERAL MUNICIPAL ELECTION 
TO BE HELD ON NOVEMBER 3, 2020 FOR THE ELECTION OF CERTAIN 
OFFICERS AND CONSIDERATION OF LOCAL BALLOT MEASURE(S), 
AND REQUESTING THE BOARD OF SUPERVISORS OF THE COUNTY 
OF SAN JOAQUIN ORDER THE CONSOLIDATION OF SAID ELECTION 
WITH THE STATEWIDE GENERAL ELECTION TO BE HELD ON THAT 
DATE  

 
WHEREAS, Under the provisions of state law relating to general law cities, a general 

municipal election shall be held on November 3, 2020, for the election of municipal officers and 
consideration of local ballot measure(s) that are consistent with the California Constitution and 
state law, and 

 
WHEREAS, The City of Tracy is a duly organized general law city, and  
 
WHEREAS, It is desirable that the City of Tracy’s General Municipal Election be 

consolidated with the Statewide General Election to be held on the same date and that within 
the City the precincts, polling places and election officers of the two elections be the same, and 
that the County Elections Department of the County of San Joaquin canvass the returns of the 
General Municipal Election, and that the election be held in all respects as if it were only one 
election. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
TRACY AS FOLLOWS: 
 

Section 1. Pursuant to the requirements of the laws of the State of California relating to 
general law cities there is called and ordered to be held in the City of Tracy, California, on 
Tuesday, November 3, 2020, a General Municipal Election for the purpose of electing a Mayor 
for the full term of two years commencing December 2020 and expiring November 2022 and 
two members of the City Council for the full term of four years commencing December 2020 
and expiring November 2024.  

 
Section 2. Pursuant to the requirements of Section 10403 of the Elections Code, the 

Board of Supervisors of the County of San Joaquin is hereby requested to consent and agree to 
the consolidation of a General Municipal Election with the Statewide General Election on 
Tuesday, November 3, 2020, for the purpose of the electing City’s officers as stated above and 
to consider any local ballot measure(s) meeting the requirements set forth in the California 
Constitution and applicable state law. 

 
Section 3. The Board of Supervisors is requested to issue instructions to the San 

Joaquin County Registrar of Voters to take any and all steps necessary to hold the consolidated 
election which shall be held in all respects as if there were only one election, and only one form 
of ballot shall be used. The City Council acknowledges that the consolidated election will be 
held and conducted in the manner prescribed in Section 10418 of the Elections Code. 

 
Section 4. The San Joaquin County Registrar of Voters is specifically requested to be 

authorized to canvass the returns of the General Municipal Election. 
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Section 5. That the Board of Supervisors authorize and direct the Registrar of Voters to 
provide all necessary election services in order to properly and lawfully conduct said election, 
including precinct workers and the procurement and furnishing of all official ballots, printed 
matter and all supplies, equipment and paraphernalia that may be necessary in order to 
properly and lawfully conduct the election. This request is made pursuant to Section 10002 of 
the Elections Code.  

  
Section 6. The City of Tracy recognizes that additional costs will be incurred by the 

County by reason of this consolidation and agrees to reimburse the County for those costs. 
 
Section 7. That the City Clerk is authorized, instructed and directed to coordinate with 

the San Joaquin County Registrar of Voters as necessary in order to properly and lawfully 
conduct the election. 

 
Section 8. The polls for the election shall be open at 7:00 a.m. of the day of the election 

and shall remain open continuously from that time until 8:00 p.m. of the same day when the 
polls shall be closed, except as provided in Section 10242, except as provided in Section 
14401, of the Elections Code of the State of California. 

 
Section 9. Notice of the time and place of holding the election is given and the City Clerk 

and San Joaquin County Registrar of Voters are authorized, instructed and directed to give 
further or additional notice of the election, in time, form and manner as required by law. 

 
Section 10. In all particulars not recited in this Resolution, the elections shall be held 

and conducted as provided by law for holding municipal elections. 
 
Section 11. That the City Clerk shall certify the passage and adoption of this Resolution 

and enter it into the book of original resolutions. 
 
Section 12. The City Clerk is hereby directed to file a certified copy of this Resolution 

with the Board of Supervisors and the San Joaquin County Registrar of Voters. 
* * * * * * * * * * * *  

The foregoing Resolution 2020- ____ was passed and adopted by the Tracy City Council 
on the 19th day May 2020 by the following vote: 

 

 
 
 
     
MAYOR  

ATTEST: 
 
     
CITY CLERK  

AYES: COUNCIL MEMBERS:  

NOES: COUNCIL MEMBERS:  

ABSENT: COUNCIL MEMBERS:  

ABSTAIN: COUNCIL MEMBERS:  
  



RESOLUTION NO. 2020 _____ 

ORDERING THE CITY CLERK TO SUBMIT A MEASURE TO THE 
VOTERS TO ADOPT AN ORDINANCE IMPOSING A CANNABIS 

BUSINESS TAX ON COMMERCIAL CANNABIS AND HEMP ACTIVITIES 
IN TRACY TO FUND CORE CITY SERVICES AT THE GENERAL 

MUNICIPAL ELECTION ON NOVEMBER 3, 2020  

WHEREAS, On November 8, 2016, California voters approved the Control, Regulate 
and Tax Adult Use of Cannabis Act (AUMA), which legalized the possession, use, and cultivation 
of non-medical cannabis for those who are 21 years of age or older and established a state system 
to regulate commercial cannabis activity; and 

 
WHEREAS, On June 27, 2017, Governor Jerry Brown signed into law Senate Bill 94, the 

Medicinal and Adult-Use Cannabis Regulation and Safety Act (MAUCRSA), which repealed the 
Medical Cannabis Regulation and Safety Act (MCRSA), incorporated certain licensing provisions 
from MCRSA, and created a single regulatory scheme for both medicinal and adult-use cannabis; 
and 

WHEREAS, Subject to certain exceptions, MAUCRSA generally establishes a 
comprehensive system to legalize, control, and regulate the cultivation, processing, manufacture, 
distribution, testing, and sale of cannabis, including cannabis products, and to tax the commercial 
growth and retail sale of cannabis; and 

 
WHEREAS, On December 3, 2019, the City Council adopted Ordinance No. 1277 adding 

Chapter 6.36 to the Tracy Municipal Code to permit certain commercial cannabis businesses 
within the boundaries of City of Tracy, and create a local application process for the issuance of 
cannabis business permits for those uses; and 

 
WHEREAS, The City Council desires to place before the voters a ballot measure to enact 

an ordinance allowing the City Council to implement an excise tax on cannabis and hemp 
businesses within the City; and 

 
WHEREAS, Revenues from a cannabis business tax would be for general revenue 

purposes and would go into the City's general fund and could be used for any legitimate 
government purpose; and 

 
WHEREAS, At the meeting of the City Council of the City of Tracy on today’s date, the 

Council adopted a resolution calling for and giving notice of a General Municipal Election to be 
held on November 3, 2020 and requesting that the Board of Supervisors of the County of San 
Joaquin consolidate said election with the Statewide General Election to be held that day, and 

 
WHEREAS, Pursuant to Section 9222 of California Elections Code, the City Council is 

authorized to place measures on the ballot to be considered at a general municipal election, and  
 
WHEREAS, Article XIIIC, section 2(b) of the California Constitution requires that any 

general tax for unrestricted general revenue purposes must be submitted to and approved by a 
majority vote of the voters voting on the issue of imposing any general tax; and 

 
WHEREAS, A substantial portion of the City's General Fund is used for public safety 

purposes and the City Council has determined that a cannabis business tax is an effective  way 



Resolution 2020-____ 
Page 2 

   

of offsetting the impact of commercial cannabis on core City services such as public safety, public 
works, parks, and community services; and 
 

WHEREAS, The City of Tracy is dedicated to protecting the public safety, health 
and quality of life of Tracy residents; and 

 
WHEREAS, The Measure will help maintain and enhance core City services such as 

public safety (police, fire, and code enforcement), public works (street and sidewalk repair, parks 
and public landscaping maintenance and improvements), park (recreation, aquatics, and sports 
programming), and community services (youth and senior services, homeless and housing 
programs); and 

 
WHEREAS, The proposed Cannabis Business Tax Ordinance attached hereto as Exhibit 

“A” and incorporated herein by reference (“Ordinance”) would impose a general tax on businesses 
engaged in commercial cannabis (marijuana) or hemp activity in Tracy (“General Tax”), and  

 
WHEREAS, If approved by the voters, the revenue from the General Tax will be used to 

fund core City services, and 
 
WHEREAS, The City Council desires to submit the General Tax to the qualified voters of 

the City at the next General Municipal Election to be held on Tuesday, November 3, 2020. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

TRACY AS FOLLOWS: 
 
Section 1.  Recitals. The City Council hereby finds and determines that the foregoing 

recitals are true and correct. 
 

Section 2.  Election. The City Council hereby orders the City Clerk to submit the General 
Tax as proposed in the attached Ordinance to the voters at the General Municipal Election to be 
held on November 3, 2020. 

Section 3.  Rate and Method. The type, rate, and method of collection of the tax are set 
forth in the Ordinance.  The cumulative amount of the tax shall not exceed 15% of the gross 
receipts of cannabis businesses in the City.  

Section 4.  Ballot Label. The ballot label for the proposed General Tax shall be submitted 
for a “Yes” or “No” vote as follows: 

Shall the City adopt an ordinance imposing a general tax on 
cannabis businesses, including hemp, not to exceed $12.00 per 
canopy square foot for cultivation (adjusted for inflation), 6% of gross 
receipts for retail, and 4% for all other businesses; estimated to 
generate $350,000 to $700,000 annually for Tracy until voters 
change or repeal it, to fund core City services such as public safety, 
public works, parks, and community services? 

YES 
 

NO 
 

Section 5.  Full Text. The full text of the Ordinance, which is attached as Exhibit “A” shall 
be printed in the sample ballot/voter information pamphlet for the November 3, 2020 election.  



Resolution 2020-____ 
Page 3 

Section 6.  Approval. Pursuant to Section 2(b) of Article XIII C of the 
California Constitution, this measure requires approval by a majority vote (50% plus 1) of 
those casting ballots on the measure. 

Section 7.  Filing with County. The City Clerk shall file a certified copy of this Resolution 
with the Board of Supervisors and County Elections Department of the County of San Joaquin. 

Section 8.  CEQA. The approval of this Resolution is exempt from the 
California Environmental Quality Act (“CEQA”; Public Resources Code Sections 21000, et seq, 
and 14 Cal. Code Reg. Sections 15000 et seq “CEQA Guidelines”). The general tax to be 
submitted to the voters will be used to fund core City services such as public safety, 
public works, parks, and community services; it is not a commitment to any particular 
action.  As such, under CEQA Guidelines Section 15378 (b)(4), the proposed tax is not a 
project within the meaning of CEQA because it creates a government funding mechanism that 
does not involve any commitment to any specific project that may result in a potentially 
significant physical impact on the environment. If revenue generated by the tax were used for a 
purpose that would have such an effect, the City of Tracy would undertake the required 
CEQA review for that particular project. Therefore, pursuant to CEQA Guideline Section 
15060 CEQA analysis is not required. 

Section 9.  Effective Date. This Resolution shall be effective immediately upon 
adoption by a majority vote of the City Council.  

The foregoing Resolution was adopted by the Tracy City Council on the 19th day of May, 
2020, by the following vote: 
AYES: COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 

_______________________________ 
Mayor 

ATTEST: 

____________________________________ 
City Clerk 
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EXHIBIT A 

ORDINANCE NO. _____ 

AN ORDINANCE OF THE CITY OF TRACY, ADDING 
CHAPTER 6.40 “CANNABIS BUSINESS TAX” TO TITLE 6 
OF THE TRACY MUNICIPAL CODE TO IMPOSE A TAX 
ON COMMERCIAL CANNABIS ACTIVITIES IN TRACY 

 

THE PEOPLE OF THE CITY OF TRACY DO ORDAIN AS FOLLOWS: 

SECTION 1.  Amendment to the Tracy Municipal Code. Title 6 of the Tracy Municipal Code is 
hereby amended to include Chapter 6.40 titled “Cannabis Business Tax” and shall read as 
follows: 
 

CHAPTER 6.40 
CANNABIS BUSINESS TAX 

 
Sections: 
6.40.010     Title. 
6.40.020     Authority and Purpose. 
6.40.030     Intent. 
6.40.040     Definitions. 
6.40.050     Tax imposed. 
6.40.060     Registration, reporting and remittance of tax. 
6.40.070     Payments and communications –timely remittance. 
6.40.080     Payment – when taxes deemed delinquent. 
6.40.90       Notice not required by City. 
6.40.100     Penalties and interest. 
6.40.110     Refunds and credits. 
6.40.120     Refunds and procedures. 
6.40.130     Personal cultivation not taxed. 
6.40.140     Administration of the tax. 
6.40.150     Appeal procedure. 
6.40.160     Enforcement –action to collect. 
6.40.170     Apportionment. 
6.40.180     Constitutionality and legality. 
6.40.190     Audit and examination of premises and records. 
6.40.200     Other licenses, permits, taxes or charges. 
6.40.210     Payment of tax does not authorize unlawful business. 
6.40.220     Deficiency determinations. 
6.40.230     Failure to report – nonpayment, fraud. 
6.40.240     Tax assessment – service of notice. 
6.40.250     Tax assessment – hearing, application, and determination. 
6.40.260     Successor’s and Assignee’s Responsibility. 
6.40.270     Conviction for violation – taxes not waived. 
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6.40.280     Violation deemed misdemeanor. 
6.40.290     Severability. 
6.40.300     Consistency with Business License Tax. 
6.40.310     Remedies cumulative. 
6.40.320     Amendment or modification. 
 
6.40.010 Title. 
 

This ordinance shall be known as the Cannabis Business Tax Ordinance.   
 
6.40.020 Authority and Purpose. 
 

This Ordinance is adopted to achieve the following, among other purposes, and shall be 
interpreted in order to accomplish those purposes: 

A. To adopt a tax, for revenue purposes, on the privilege of cultivating, transporting, 
dispensing, manufacturing, producing, processing, preparing, storing, testing, 
providing, selling, or distributing cannabis or hemp products containing cannabis 
or hemp, cannabis or hemp accessories and any ancillary products by Cannabis 
Businesses in the City of Tracy.  The Cannabis Business Tax is levied based upon 
business gross receipts except for commercial cannabis or industrial hemp 
cultivation which shall be taxed on square footage of plant canopy.  It is not a 
sales and use tax, a tax upon income, or a tax upon real property; 

B. The Cannabis Business Tax is a general tax enacted solely for general, 
governmental purpose of the City and not for specific purposes. All of the 
proceeds from the tax imposed by this sections shall be placed in the City’s 
general fund and be available for any lawful municipal purpose. 

C. The Cannabis Business Tax shall not be separately identified or otherwise 
specifically assessed or charged to any member, customer, patient, or caretaker; 
and 

D. To specify the type of tax and rate of tax to be levied and the method of 
collection. 

 
The Cannabis Business Tax is a tax enacted solely for raising revenue for the stated 

purposes and not for regulation. It shall apply to all persons engaged in Cannabis Business in the 
City of Tracy. The tax imposed by this Chapter is a tax under Article XIII C of the California 
Constitution.  
 
6.40.030 Intent. 
  

The intent of this Ordinance is to levy a tax on all Cannabis Businesses that operate in the 
City of Tracy, regardless of whether such business was authorized under state and local laws at 
the time this Ordinance was adopted.  Nothing in this Ordinance shall be interpreted to authorize 
or permit any business activity that would not otherwise be legal or permissible under laws 
applicable to the activity at the time the activity is undertaken.   
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6.40.040 Definitions. 
 

Unless otherwise provided in this Chapter, the definitions set forth in Chapter 6.40 
“Business Taxes”, Article 1 of Chapter 8.08 “Taxation”, and Chapter 6.36 “Commercial 
Cannabis Activities,” as may be amended from time to time, shall apply to this Chapter.  In the 
event the definitions of provisions of those chapters conflict with any provision in this Chapter, 
then this Chapter shall control to the extent necessary to administer and effectuate the propose of 
this Chapter. The following words and phrases shall have the meanings set forth below when 
used in this Chapter:   

 
A. “Business” shall include all activities engaged in or caused to be engaged in 

within the City of Tracy, including any commercial or industrial enterprise, trade, profession, 
occupation, vocation, calling, or livelihood, whether or not carried on for gain or profit, but shall 
not include the services rendered by an employee to his or her employer.   

 
B. “Cannabis” means all parts of the plant Cannabis sativa Linnaeus, Cannabis 

indica, or Cannabis ruderalis, whether growing or not; the seeds thereof; the resin, whether crude 
or purified, extracted from any part of the plant; and every compound, manufacture, salt, 
derivative, mixture, or preparation of the plant, its seeds, or resin.  “Cannabis” also means the 
separated resin, whether crude or purified, obtained from cannabis.  “Cannabis” also means 
cannabis  as defined by California Business and Professions Code Section 26001, subdivision (f), 
California Health and Safety Code Section 11018, and by other state law, and is not limited to 
medical cannabis. 

 
C. “Cannabis accessories” means any device or equipment used, intended for use or 

designed for use in planting, propagating, cultivating, growing, storing, or smoking, of cannabis, 
as described in Section 11018.2 of the California Health and Safety Code and is not limited to 
medical cannabis accessories. 

 
D.  “Cannabis product” means any product containing cannabis or its derivatives, 

including, but not limited to, flowers, buds, oils, tinctures, concentrates, extractions, and products 
described in Section 11018.1 of the California Health and Safety Code and is not limited to 
medical cannabis products. 

 
E. “Canopy” means all areas occupied by any portion of a cannabis or hemp plant 

whether contiguous or noncontiguous on any one site. When plants occupy multiple horizontal 
planes (as when plants are placed on shelving above other plants) each plane shall be counted as 
a separate canopy area.   

 
F. “Cannabis or hemp business” means any business activity involving cannabis or 

industrial hemp, including but not limited to cultivating, transporting, distributing, 
manufacturing, compounding, converting, processing, preparing, storing, packaging, delivering, 
testing, dispensing, retailing and wholesaling of cannabis or cannabis products or hemp or hemp 
products or of ancillary products and accessories, whether or not carried on for gain or profit and 
whether or not such business is licensed by the State. “Cannabis Business” is synonymous with 
“cannabis or hemp business.”  Cannabis Business does not include any business whose only 
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relationship to cannabis or cannabis products or hemp or hemp products is the production or sale 
of Cannabis or Hemp Accessories and specifically excludes personal cultivation activities 
conducted in accordance with state law.  

 
G. “Cannabis business tax” or “business tax,” means the tax due pursuant to this 

Chapter for engaging in cannabis or hemp business in the City of Tracy. 
 
H. “Commercial cannabis or hemp cultivation” means cultivation conducted by, for, 

or as part of a Cannabis Business. “Commercial cannabis or hemp cultivation” does not include 
personal medical cannabis or hemp cultivation or personal recreational cannabis or hemp 
cultivation as authorized by MAUCRSA, for which the person receives no compensation 
whatsoever.  

 
I. “City Cannabis Business Permit” or “Cannabis Business Permit” means a 

regulatory permit issued by the City of Tracy to a person to authorize that person to operate or 
engage in a Cannabis business.   

 
J. “Cultivation” means any activity involving the planting, growing, harvesting, 

drying, curing, grading, or trimming of cannabis or hemp and includes, but is not limited to, the 
operation of a nursery. 
 

K. “Delivery” means the transfer, for any form of compensation, of cannabis or 
hemp, cannabis or hemp products, or cannabis or hemp accessories to a customer or caregiver at 
a location that is not a cannabis retailer (dispensary). 

 
L. “Employee” means each and every person engaged in the operation or conduct of 

any business, whether as owner, member of the owner's family, partner, associate, agent, 
manager or solicitor, and each and every other person employed or working in such business for 
a wage, salary, commission, barter or any other form of compensation. 

 
M. “Engaged in business as a cannabis or hemp business” means the commencing, 

conducting, operating, managing or carrying on of a Cannabis Business, whether done as owner, 
or by means of an officer, agent, manager, employee, or otherwise, whether operating from a 
fixed location in the City of Tracy or coming into the City of Tracy from an outside location to 
engage in such activities.  A person shall be deemed engaged in business within the City of Tracy 
if: 

 
1. Such person or person’s employee maintains a fixed place of business 

within the City of Tracy for the benefit or partial benefit of such person; 
 
2. Such person or person’s employee owns or leases real property within the 

City of Tracy for business purposes; 
 
3. Such person or person’s employee regularly maintains a stock of tangible 

personal property in the City of Tracy for sale in the ordinary course of business; 
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4. Such person or person’s employee regularly conducts solicitation of 
business within the City of Tracy; or 

 
5. Such person or person’s employee performs work or renders services in 

the City of Tracy. 
 
The foregoing specified activities shall not be a limitation on the meaning of “engaged in 

business.” 
 
N. “Evidence of doing business” means evidence such as, without limitation, use of 

signs, circulars, cards or any other advertising media, including the use of internet or telephone 
solicitation, or representation to a government agency or to the public that such person is 
engaged in a cannabis business in the City of Tracy. 

 
O. “Fiscal year” means July 1 through June 30 of the following calendar year. 
 
P. “Gross Receipts,” except as otherwise specifically provided, means, whether 

designated a sales price, royalty, rent, membership fee, ATM service fee, delivery fee, slotting 
fee, any other fee, vaping room service charge, commission, dividend, or other designation, the 
total amount (including all receipts, cash, credits and property of any kind or nature) received or 
payable for sales of goods, wares or merchandise or for the performance of any act or service of 
any nature for which  a charge is made or credit allowed (whether such service, act or 
employment is done as part of or in connection with the sale of goods, wares, merchandise or 
not), without any deduction therefrom on account of the cost of the property sold, the cost of 
materials used, labor or service costs, interest paid or payable, losses or any other expense 
whatsoever.  However, the following shall be excluded from Gross Receipts: 

 
1. Cash discounts where allowed and taken on sales; 
 
2. Any tax required by law to be included in or added to the purchase price 

and collected from the consumer or purchaser; 
 
3. Such part of the sale price of any property returned by purchasers to the 

seller as refunded by the seller by way of cash or credit allowances or return of 
refundable deposits previously included in gross receipts; 

 
4. Receipts derived from the occasional sale of used, obsolete or surplus 

trade fixtures, machinery or other equipment used by the taxpayer in the regular course of 
the taxpayer's business; 

 
5. Cash value of sales, trades or transactions between departments or units of 

the same business located in the City of Tracy or if authorized by the Tax Administrator 
in writing in accordance with Section 6.40.150; 

 
6. Whenever there are included within the gross receipts amounts which 

reflect sales for which credit is extended and such amount proved uncollectible in a 
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subsequent year, those amounts may be excluded from the gross receipts in the year they 
prove to be uncollectible; provided, however, if the whole or portion of such amounts 
excluded as uncollectible are subsequently collected they shall be included in the amount 
of gross receipts for the period when they are recovered; 

 
7. Receipts of refundable deposits, except that such deposits when forfeited 

and taken into income of the business shall not be excluded when in excess of one dollar;  
 
8. Amounts collected for others where the business is acting as an agent or 

trustee and to the extent that such amounts are paid to those for whom collected.  These 
agents or trustees must provide the Finance Department with the names and the addresses 
of the others and the amounts paid to them. This exclusion shall not apply to any fees, 
percentages, or other payments retained by the agent or trustees. 

 
9. Retail sales of t-shirts, sweaters, hats, stickers, key chains, bags, books, 

posters or rolling papers, cannabis accessories such as pipes, pipe screens, vape pen 
batteries (without cannabis or industrial hemp) or other personal tangible property which 
the Tax Administrator has excluded in writing by issuing an administrative ruling per 
Section 6.40.140 shall not be subject to the Cannabis Business Tax under this Chapter. 
However, any retail sales not subject to this Chapter as a result of the administrative 
ruling shall be subject to the appropriate business tax under Chapter 6.04 or any other 
Chapter or Title as determined by the Tax Administrator. 

 
10. Payments made by the tax-reporting cannabis business (Seller) to a 

cannabis business (Buyer) for the difference in the original acquisition price and 
subsequent renegotiated or finalized selling prices of products or services sold to a 
specific end customer. This type of transaction is referred to as a “Billback”. The tax-
reporting cannabis business must provide supporting documentation to substantiate the 
transaction in order to be eligible for an exemption. 

 
Q. “Industrial hemp” means a crop that is limited to types of the plant Cannabis 

sativa L. having no more than three-tenths of 1 percent tetrahydrocannabinol (THC) contained in 
the dried flowering tops, whether growing or not; the seeds of the plant; the resin extracted from 
any part of the plant; and every compound, manufacture, salt, derivative, mixture, or preparation 
of the plant, its seeds or resin produced therefrom. 

 
R. “Industrial hemp products” means any raw hemp that has undergone a process 

whereby the raw agricultural product has been transformed into a concentrate, an edible product, 
or a topical product. “Hemp product” also means hemp products as defined by Section 11018.5 
of the California Health and Safety Code. 

 
S. “Lighting” means a source of light that is primarily used for promoting the 

biological process of plant growth that is artificial or natural.  Lighting does not include sources 
of light that primarily exist for the safety or convenience of staff or visitors to the facility, such 
as emergency lighting, walkway lighting, or light admitted via small skylights, windows or 
ventilation openings. 
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T. “Nursery” means a facility or part of a facility that is used only for producing 
clones, immature plants, seeds, and other agricultural products used specifically for the planting, 
propagation, and cultivation of cannabis and includes a greenhouse. 

 
U. “Person” means an individual, firm, partnership, joint venture, association, 

corporation, limited liability company, estate, trust, business trust, receiver, syndicate, or any 
other group or combination acting as a unit, whether organized as a nonprofit or for-profit entity, 
and includes the plural as well as the singular number.   

 
V. “Sale” means and includes any sale, exchange, or barter. 
 
W. “State” means the State of California. 
 
X. “State license,” “license,” or “registration” means a state license issued pursuant 

to California Business & Professions Code Sections 26000, et seq. or other applicable state law. 
  
Y. “Tax Administrator” means the Finance Director of the City of Tracy or his or her 

designee.  
 
Z. “Taxpayer” shall mean any person engaging in business as a Cannabis Business 

that is subject to this Chapter.  
 
AA. “Testing Laboratory” means a cannabis business that (i) offers or performs tests 

of cannabis or cannabis products, hemp or hemp products, (ii) offers no service other than such 
tests, (iii) sells no products, excepting only testing supplies and materials, (iv) is accredited by an 
accrediting body that is independent from all other persons involved in the cannabis industry in 
the state and (v) is registered with the Bureau of Cannabis Control or other state agency.  
 
6.40.050 Tax imposed. 
 

A. Beginning January 1, 2021, there is imposed upon each person who is engaged in 
business as a cannabis business a cannabis business tax regardless if the business has been issued 
a permit to operate lawfully in the City of Tracy or is operating unlawfully. 

 
B. The maximum tax rate of the cannabis business tax shall be as follows: 

 
1. For every person who is engaged in commercial cannabis cultivation, 

including industrial hemp in the City of Tracy, the maximum rate shall be: 
 

a) Up to twelve dollars ($12.00) annually per square foot of canopy 
space in a facility that uses exclusively artificial lighting.  

b) Up to ten dollars ($10.00) annually per square foot of canopy space 
in a facility that uses a combination of natural and supplemental 
artificial lighting.  

c) Up to eight dollars ($8.00) annually per square foot of canopy 
space in a facility that uses no artificial lighting.  
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d) Up to four dollars ($4.00) annually per square foot of canopy space 
for any nursery. 

 
For purposes of this subsection (B), the square feet of canopy space for a business shall 

be rebuttably presumed to be the maximum square footage of canopy allowed by the conditional 
use permit or regulatory permit issued to the business by the City of Tracy for commercial 
cannabis or hemp cultivation, or, in the absence of a conditional use permit or regulatory permit, 
the square footage shall be the maximum square footage of canopy for commercial cannabis or 
hemp cultivation allowed by the state license type.  Should a City of Tracy conditional use 
permit or regulatory permit be issued to a business which cultivates only for certain months of 
the year, the City of Tracy shall prorate the tax as to sufficiently reflect the period in which 
cultivation is occurring at the business. All canopy square footage that is authorized by the 
conditional use permit or regulatory permit shall be included in the calculation of the tax for 
cultivation.  No deduction will be applied to any canopy square footage that is not used for 
cultivation unless the Tax Administrator is informed in writing that such space will not be used 
and authorizes such reduction for the purpose of relief from the tax prior to the period for which 
the space will not be used. 
 

2. For every person who engages in the operation of a testing laboratory for 
cannabis, cannabis products, industrial hemp and/or industrial hemp products 
s/he/it shall be subject to the maximum tax rate not to exceed two and a half 
percent (2.5%) of gross receipts. 
 

3. For every person who engages in the retail sales of cannabis, cannabis 
products, industrial hemp, and/or industrial hemp products, including as a 
retailer (dispensary) or non-store front retailer (delivery business), or 
microbusiness (retail sales activity) s/he/it shall be subject to the maximum 
tax rate not to exceed six percent (6%) of gross receipts. 

 
4. For every person engaged in distribution of cannabis, cannabis products, 

industrial hemp and/or industrial hemp products, s/he/it shall be subject to the 
maximum tax rate not to exceed three percent (3%) of gross receipts. 
 

5. For every person engaged in manufacturing, processing, or microbusiness 
(non-retail activity) of cannabis, cannabis products, industrial hemp and/or 
industrial hemp products, or any other type of cannabis business not described 
in Section (B) (1), (2), (3) or (4), s/he/it shall be subject to the maximum tax 
rate not to exceed four percent (4%) of gross receipts. 
 

C. The City Council may, by resolution or ordinance, increase or decrease the rate of 
the cannabis business tax, including the initial rate of cannabis business tax. The 
City Council may, by resolution or ordinance, increase or decrease the rate of the 
medicinal cannabis tax, including the initial rate of medicinal cannabis business 
tax, independent of other cannabis business tax activities. In addition, the City 
Council may, by resolution or ordinance, increase or decrease the rate of the 
cannabis business tax on hemp or hemp products, including the initial rate of the 
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tax on hemp or hemp products independent of other cannabis activities. 
Notwithstanding the foregoing, in no event shall the City Council repeal this tax 
or set any adjusted rate that exceeds the maximum rates calculated pursuant to 
this section without a vote of the people.  
 

D. On July 1, 2021 and on each July 1 thereafter, the maximum annual tax rate per 
square foot of each type of canopy space shall increase by the percentage change 
between January of the calendar year prior to such increase and January of the 
calendar year of the increase in the Consumer Price Index (“CPI”) for all urban 
consumers in the San Francisco-Oakland-San Jose area as published by the 
United States Government Bureau of Labor Statistics.  However, no CPI 
adjustment resulting in a decrease of any tax imposed by this subsection shall be 
made.  

 
E. Persons subject to the cannabis business tax shall register with the City and pay 

the registration fee pursuant to Section 6.40.060. They shall also be required to 
obtain a business license pursuant to Chapter 6.04 of this code; provided, 
however, that cannabis business activities subject to the cannabis business tax 
shall be excluded from determining the amount of any business license tax 
payable under Chapter 6.04.  

6.40.060 Registration, reporting and remittance of tax. 

A. Registration of Cannabis Business. All cannabis businesses shall be required to 
annually register as follows: 

1. All persons engaging in business as a cannabis business, whether an existing, 
newly established or acquired business shall register with the Tax 
Administrator within thirty (30) days of commencing operation and shall 
annually renew such registration within 30 days of the business registration 
anniversary date of each year thereafter. In registering, such persons shall 
furnish to the Tax Administrator a sworn statement, upon a form provided by 
the Tax Administrator, setting forth the following information:  

i. The name of the business 

ii. The names and addresses of each owner 

iii. The exact nature or kind of business; 

iv. The place where such business is to be carried on; and 

v. Any additional information which the Tax Administrator may require. 

B. An annual registration fee in accordance with the current and approved City fee 
schedule shall be presented with the sworn statement submitted under this section. 
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This fee shall not be considered a tax and may be adjusted by resolution of the 
City Council. 

C. The cannabis business tax imposed by this Chapter shall be paid, in arrears, on a  
monthly basis.  Each person owing a cannabis business tax each calendar month shall, no later 
than the last day of the month following the close of the calendar month. the calendar month,  
file with the Tax Administrator a statement (“tax statement”) of the tax owed for that calendar 
month and the basis for calculating that tax. The Tax Administrator may require that the tax 
statement be submitted on a form prescribed by the Tax Administrator. The tax for each calendar 
month shall be due and payable on that same date that the tax statement for the calendar month is 
due.  

D. Upon cessation of a cannabis business, tax statements and all outstanding taxes, 
fees, and penalties shall be immediately due for all calendar months up to the calendar month 
during which cessation occurred.   

E. The Tax Administrator may, at his or her discretion, establish alternative  
reporting and payment periods for any taxpayer as the Tax Administrator deems necessary to 
ensure effective collection of the cannabis business tax.  The Tax Administrator may also require 
that a deposit, to be applied against the taxes for a calendar month, be made by a taxpayer at the 
beginning of that calendar month.  In no event shall the deposit required by the Tax 
Administrator exceed the tax amount he or she projects will be owed by the taxpayer for the 
calendar month.  The Tax Administrator may require that a taxpayer make payments via a 
cashier’s check, money order, wire transfer, or similar instrument. 

6.40.070 Payments and communications – timely remittance.  

Whenever any payment, statement, report, request or other communication is due, it must 
be received by the Tax Administrator on or before the final due date. A postmark will not be 
accepted as timely remittance.  If the due date would fall on a Friday during which City Hall is 
closed, Saturday, Sunday or a holiday observed by the City, the due date shall be the next regular 
business day on which the City of Tracy is open to the public.  

6.40.080 Payment - when taxes deemed delinquent. 

 Unless otherwise specifically provided under other provisions of this Chapter, the taxes 
required to be paid pursuant to this Chapter shall be deemed delinquent if not received by the 
Tax Administrator on or before the due date as specified in Sections 6.40.060.  

6.40.90 Notice from City not required.   

 The City of Tracy may, as a courtesy, send a tax notice to the business.  However, the 
Tax Administrator is not required to send a notice of assessment pursuant to Section 6.40.230, a 
notice of delinquency pursuant to Section 6.40.210, or any other tax notice or bill to any person 
subject to the provisions of this Chapter.  Failure to send any tax notice or bill shall not affect the 
validity of any tax or penalty due under the provisions of this Chapter. 
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6.40.100 Penalties and interest. 

A. Any person who fails or refuses to pay any Cannabis Business Tax required to be 
paid pursuant to this Chapter on or before the due date shall pay penalties and interest as follows:  

1. A penalty equal to ten percent (10%) of the amount of the tax due to the 
City of Tracy, in addition to the amount of the tax, plus interest on the unpaid tax 
calculated from the due date of the tax at the rate of one percent (1.%) per month. 

2. If the tax remains unpaid for a period exceeding one calendar month 
beyond the due date, an additional penalty equal to twenty-five percent (25%) of the 
amount of the tax due to the City of Tracy, in addition to the amount of the tax, plus 
interest at the rate of one percent (1%) per month on the unpaid tax and on the unpaid 
penalties. 

3. Interest shall be applied at the rate of one percent (1%) per month on the 
first day of the month for the full month and will continue to accrue monthly on the tax 
and penalty until the balance is paid in full.  

B. Whenever a check or electronic payment is submitted in payment of a cannabis 
business tax and the payment is subsequently returned unpaid by the bank for any reason, the 
Cannabis Business will be liable for the tax amount due plus any fees, penalties and interest as 
provided for in this Section, and any other amount allowed under state law.  

6.40.110 Refunds and credits. 

 A. No refund shall be made of any tax collected pursuant to this Chapter, except as 
provided in Section 6.40.110.   

 B. No refund of any tax collected pursuant to this Chapter shall be made because of 
the discontinuation, cessation, dissolution, or other termination of a business.  

6.40.120 Refunds and procedures. 

A. Whenever the amount of any cannabis business tax, penalty or interest has been 
overpaid, paid more than once, or has been erroneously collected or received by the City of 
Tracy under this Chapter, it may be refunded to the claimant who paid the tax provided that a 
written claim for refund is filed with the Tax Administrator within one (1) year of the date the 
tax was originally due and  paid, whichever came first. 

B. The Tax Administrator, his or her designee or any other City officer charged with 
the administration of this Chapter shall have the right to examine and audit all the books and 
business records of the claimant in order to determine the eligibility of the claimant to the 
claimed refund.  No claim for refund shall be allowed if the claimant refuses to allow such 
examination of claimant's books and business records after request by the Tax Administrator to 
do so.  
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C. In the event that the cannabis business tax was erroneously paid in an amount in 
excess of the tax due, and the error is attributable to the City of Tracy, the City of Tracy shall 
refund the full amount of tax erroneously paid; provided that (i) a claim for refund has been 
timely filed with the Tax Administrator; and (ii) the refund cannot exceed, under any 
circumstance, the amount of the tax overpaid during the twelve months preceding the last month 
for which the claim states the tax was overpaid.  If the error is attributable to the taxpayer, the 
City of Tracy shall retain an amount from the refund reasonably calculated to cover costs 
incurred in verifying the error. 

6.40.130 Personal Cultivation Not Taxed. 

 The provisions of this Chapter shall not apply to personal cannabis cultivation as defined 
by MAUCRSA.  This Chapter shall not apply to personal use of cannabis that is specifically 
exempted from state licensing requirements, that meets the definition of personal use or 
equivalent terminology under state law, and for which the individual receives no compensation 
whatsoever related to that personal use.   

6.40.140  Administration of the tax. 

A. It shall be the duty of the Tax Administrator to collect the taxes, penalties, fees, 
and perform the duties required by this Chapter.   

B. For purposes of administration and enforcement of this Chapter generally, the Tax 
Administrator may from time to time promulgate such administrative interpretations, rules, and 
procedures consistent with the purpose, intent, and express terms of this Chapter as he or she 
deems necessary to implement or clarify such provisions or aid in enforcement. 

C. The Tax Administrator may take such administrative actions as needed to 
administer the tax, including but not limited to:  

1. Provide to all cannabis business taxpayers forms for the reporting of the tax; 

2. Provide information to any taxpayer concerning the provisions of this Chapter; 

3. Receive and record all taxes remitted to the City of Tracy as provided in this Chapter;  

4. Maintain records of taxpayer reports and taxes collected pursuant to this Chapter; 

5. Assess penalties and interest to taxpayers pursuant to this Chapter;  

6. Determine amounts owed and enforce collection pursuant to this Chapter. 

6.40.150 Appeal procedure. 

 Any taxpayer aggrieved by any decision of the Tax Administrator with respect to the 
amount of tax, interest, penalties and fees, if any, due under this Chapter may appeal to the City 
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Manager by filing a notice of appeal with the City Clerk within thirty (30) days of the serving or 
mailing of the notice of delinquency pursuant to Section 6.40.210 or notice of assessment 
pursuant to Section 6.40.230.  The City Clerk, or his or her designee, shall fix a time and place 
for hearing such appeal, and the City Clerk, or his or her designee, shall give notice in writing to 
such operator at the last known place of address.  The finding of the City Manager shall be final 
and conclusive and shall be served upon the taxpayer appellant in the manner prescribed by this 
Chapter for service of notice.  Any amount found to be due shall be immediately due and payable 
upon the service of the notice in accordance with this Chapter. 

6.40.160 Enforcement - action to collect. 

Any taxes, penalties and/or fees required to be paid under the provisions of this Chapter 
shall be deemed a debt owed to the City of Tracy.  Any person owing money to the City of Tracy 
under the provisions of this Chapter shall be liable in an action brought in the name of the City of 
Tracy for the recovery of such debt.  The provisions of this Section shall not be deemed a 
limitation upon the right of the City of Tracy to bring any other action including criminal, civil 
and equitable actions, based upon the failure to pay the tax, penalties and/or fees imposed by this 
Chapter or the failure to comply with any of the provisions of this Chapter.  

6.40.170 Apportionment. 

If a business subject to the tax is operating both within and outside the City of Tracy, it is 
the intent of the City of Tracy to apply the cannabis business tax so that the measure of the tax 
fairly reflects the proportion of the taxed activity actually carried on in the City of Tracy.  To the 
extent federal or state law requires that any tax due from any taxpayer be apportioned, the 
taxpayer may indicate said apportionment on his or her tax return.  The Tax Administrator may 
promulgate administrative procedures for apportionment as he or she finds useful or necessary.    

6.40.180 Constitutionality and legality. 

This tax is intended to be applied in a manner consistent with the United States and 
California Constitutions and state law. None of the tax provided for by this Chapter shall be 
applied in a manner that causes an undue burden upon interstate commerce, a violation of the 
equal protection or due process clauses of the Constitutions of the United States or the State of 
California or a violation of any other provision of the California Constitution or state law.  If a 
person believes that the tax, as applied to him or her, is impermissible under applicable law, he 
or she may request that the Tax Administrator release him or her from the obligation to pay the 
impermissible portion of the tax. 

6.40.190 Audit and examination of premises and records. 

A. For the purpose of ascertaining the amount of cannabis business tax owed or 
verifying any representations made by any taxpayer to the City of Tracy in support of his or her 
tax calculation, the Tax Administrator shall have the power to inspect any location where 
commercial cannabis business occurs and to audit and examine all books and records (including, 
but not limited to bookkeeping records, state and federal income tax returns, and other records 
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relating to the gross receipts of the business) of persons engaged in cannabis businesses.  In 
conducting such investigation, the tax administrator shall have the power to inspect any 
equipment, such as computers or point of sale machines, that may contain such records. 

B. It shall be the duty of every person liable for the collection and payment to the 
City of Tracy of any tax imposed by this Chapter to keep and preserve, for a period of at least 
four (4) years, all records as may be necessary to determine the amount of such tax as he or she 
may have been liable for the collection of and payment to the City of Tracy, which records the 
Tax Administrator or his/her designee shall have the right to inspect at all reasonable times. 

6.40.200 Other licenses, permits, taxes, fees or charges.  
 

A. Nothing contained in this Chapter shall be deemed to repeal, amend, be in lieu of, 
replace or in any way affect any requirements for any permit or license required by, under or by 
virtue of any provision of any other Chapter of this Code or any other ordinance or resolution of 
the City of Tracy, nor be deemed to repeal, amend, be in lieu of, replace or in any way affect any 
tax, fee or other charge imposed, assessed or required by, under or by virtue of any other Chapter 
of this code or any other ordinance or resolution of the City of Tracy.  

6.40.210 Payment of tax does not authorize unlawful business. 

 A. The payment of a cannabis business tax required by this Chapter, and its 
acceptance by the City of Tracy, shall not entitle any person to carry on any cannabis business 
unless the person has complied with all of the requirements of this Code and all other applicable 
state laws.  

B. No tax paid under the provisions of this Chapter shall be construed as authorizing 
the conduct or continuance of any illegal or unlawful business, or any business in violation of 
any local or state law. 

6.40.220 Deficiency determinations. 

If the Tax Administrator is not satisfied that any statement filed as required under the 
provisions of this Chapter is correct, or that the amount of tax is correctly computed, he or she 
may compute and determine the amount to be paid and make a deficiency determination upon 
the basis of the facts contained in the statement or upon the basis of any information in his or her 
possession or that may come into his or her possession within three (3) years of the date the tax 
was originally due and payable.  One or more deficiency determinations of the amount of tax due 
for a period or periods may be made.  When a person discontinues engaging in a business, a 
deficiency determination may be made at any time within three (3) years thereafter as to any 
liability arising from engaging in such business whether or not a deficiency determination is 
issued prior to the date the tax would otherwise be due.  Whenever the Tax Administrator makes 
a deficiency determination, a notice of deficiency shall be given to the person concerned in the 
same manner as notices of assessment are given under Section 6.40.230. 
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6.40.230 Failure to report—nonpayment, fraud. 

A. Under any of the following circumstances, the Tax Administrator may make and 
give notice of an assessment of the amount of tax owed by a person under this Chapter at any 
time: 

1. If the person has not filed a complete statement required under the 
provisions of this Chapter; 

2. If the person has not paid the tax due under the provisions of this Chapter; 

3. If the person has not, after demand by the Tax Administrator, filed a 
corrected statement, or furnished to the Tax Administrator adequate substantiation of the 
information contained in a statement already filed, or paid any additional amount of tax 
due under the provisions of this Chapter; or 

4. If the Tax Administrator determines that the nonpayment of any business 
tax due under this Chapter is due to fraud, a penalty of twenty-five percent (25%) of the 
amount of the tax shall be added thereto in addition to penalties and interest otherwise 
stated in this Chapter and any other penalties allowed by law. 

B. The notice of assessment shall separately set forth the amount of any tax known 
by the Tax Administrator or estimated by the Tax Administrator, after consideration of all 
information within the Tax Administrator's knowledge concerning the business and activities of 
the person assessed, under each applicable section of this Chapter, and shall include the amount 
of any penalties or interest accrued on each amount to the date of the notice of assessment. 

6.40.240 Tax assessment; service of notice. 

The notice of assessment or any other notice issued pursuant to this Chapter shall be 
served upon the person either by personal delivery, or by a deposit of the notice in the United 
States mail, postage prepaid thereon, addressed to the person at the address of the location of the 
business or to such other address as he or she shall register with the Tax Administrator for the 
purpose of receiving notices provided under this Chapter; or, should the person have no address 
registered with the Tax Administrator for such purpose, then to such person's last known address.  
For the purposes of this Chapter, service by mail is complete at the time of deposit in the United 
States mail. 

6.40.250 Tax assessment - hearing, application and determination. 

Within thirty (30) days after the date of service of the notice of assessment, the person 
may apply in writing to the Tax Administrator for a hearing on the assessment.  If application for 
a hearing before the City is not made within the time herein prescribed, the tax assessed by the 
Tax Administrator shall become final and conclusive.  Within thirty (30) days of the receipt of 
any such application for hearing, the Tax Administrator shall cause the matter to be set for 
hearing before him or her no later than thirty (30) days after the receipt of the application, unless 
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a later date is agreed to by the Tax Administrator and the person requesting the hearing.  Notice 
of such hearing shall be given by the Tax Administrator to the person requesting such hearing 
not later than five (5) days prior to such hearing.  At such hearing said applicant may appear and 
offer evidence why the assessment as made by the Tax Administrator should not be confirmed 
and fixed as the tax due.  After such hearing the Tax Administrator shall determine and, if 
applicable, reassess the proper tax to be charged and shall give written notice to the person in the 
manner prescribed in Section 6.40.230 for giving notice of assessment. 

6.40.260  Successor’s and Assignee’s Responsibility. 

If any taxpayer, while liable for any amount under this Chapter, sells, assigns or otherwise 
transfers the business, whether voluntarily or involuntarily, the taxpayer’s subsequent successor, 
assign or transferee, or other person obtaining ownership or control of the business, shall satisfy 
any tax liability owned to the City of Tracy associated with the Cannabis Business. Failure to do 
so for the benefit of the City will result in the successor or assignee being personally liable to the 
City of Tracy for the full amount of the tax liability, which includes interest and penalties.  

6.40.270 Conviction for violation - taxes not waived. 

The conviction and punishment of any person for failure to pay the required tax shall not 
excuse or exempt such person from any civil action for the tax debt unpaid at the time of such 
conviction.  No civil action shall prevent a criminal prosecution for any violation of the 
provisions of this Chapter or of any state law requiring the payment of all taxes. 

6.40.280 Violation deemed misdemeanor. 

Any person violating any of the provisions of this Chapter or any regulation or rule 
passed in accordance herewith, shall be deemed guilty of a misdemeanor. 

6.40.290 Severability. 

If any provision of this Chapter, or its application to any person or circumstance, is 
determined by a court of competent jurisdiction to be unlawful, unenforceable or otherwise void, 
that determination shall have no effect on any other provision of this Chapter or the application 
of this Chapter to any other person or circumstance and, to that end, the provisions hereof are 
severable. 

6.40.300  Consistency with Business License Tax. 

The City Council and the people of the City of Tracy intend this Chapter to be enforced 
consistently with Chapter 6.04 of this Code and any rule or regulation promulgated under that 
Chapter 6.04 except as expressly provided to the contrary in this Chapter.  
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6.40.310 Remedies cumulative. 

All remedies and penalties prescribed by this Chapter or which are available under any 
other provision of the Tracy Municipal Code and any other provision of law or equity are 
cumulative.  The use of one or more remedies by the City of Tracy shall not bar the use of any 
other remedy for the purpose of enforcing the provisions of this Chapter. 

6.40.320 Amendment or modification . 

This Chapter may be amended or modified but not repealed by the City Council without a 
vote of the people to the extent allowed by law.  However, as required by Article XIII C of the 
California Constitution, voter approval is required for any amendment or modification that 
would increase the rate of any tax levied pursuant to this Chapter.  The people of the City of 
Tracy affirm that the following actions shall not constitute an increase of the rate of a tax: 

A. The restoration of the rate of the tax to a rate that is no higher than that set by this 
Chapter, if the City Council has acted to reduce the rate of the tax; 

B. An action that interprets or clarifies the methodology of the tax, or any definition 
applicable to the tax, so long as interpretation or clarification (even if contrary to some prior 
interpretation or clarification) is not inconsistent with the language of this Chapter; or 

C. The collection of the tax imposed by this Chapter even if the City had, for some 
period of time, failed to collect the tax. 

D. The adjustment of the tax in accordance with the provisions of subdivisions (C) 
and (D) of Section 6.40.050, including the levying of different tax rates on medical versus adult-
use cannabis. 

 SECTION 2.  EFFECTIVE DATE.  This Ordinance relates to the levying and collecting 
of a City tax and shall not take effect until approved by a majority vote of voters voting on the tax at 
the general municipal election held on November 3, 2020 and as certified by the City Clerk. 
 
 SECTION 3.  CALIFORNIA ENVIRONMENTAL QUALITY ACT. This Ordinance 
is exempt from the California Environmental Quality Act (“CEQA”; Public Resources Code 
Sections 21000, et seq,  and 14 Cal. Code Reg. Sections 15000 et seq “CEQA Guidelines”).This 
Ordinance is a  general tax to fund existing services; it is not a commitment to any particular 
action.  As such, under CEQA Guidelines Section 15378 (b)(4), the tax is not a project within the 
meaning of CEQA because it creates a government funding mechanism that does not involve any 
commitment to any specific project that may result in a potentially significant physical impact on 
the environment. If revenue generated by the tax were used for a purpose that would have such 
an effect, the City of Tracy would undertake the required CEQA review for that particular 
project. Therefore, pursuant to CEQA Guideline Section 15060 CEQA analysis is not required.  
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SECTION 4.  SEVERABILITY. If any section, subsection, sentence, clause or phrase 

of this ordinance is for any reason held to be invalid, such decision shall not affect the validity of 
the remaining portions of this ordinance.  The City Council hereby declares that it would have 
passed this Ordinance and each section, subsection, sentence, clause and phrase thereof, 
irrespective of the fact that any one or more sections, subsections, sentences, clauses, or phrases 
be declared invalid. 

 
SECTION 5.  CERTIFICATION AND PUBLICATION. Upon approval by the 

voters, the City Clerk shall certify the passage and adoption of this Ordinance and shall cause it 
to be published in accordance with the law.    

 
It is hereby certified that this Ordinance was duly approved and adopted by the People of the City 
of Tracy at the City’s November 3, 2020 general municipal election. 

 
 
 
 
__________________________________ 
Robert Rickman, Mayor 

ATTEST: 

_____________________________ 
Adrianne Richardson, City Clerk 
 
 



May 19, 2020 

AGENDA ITEM 3.F 
REQUEST 

ADOPT AN URGENCY ORDINANCE AMENDING ORDINANCE NO. 1285 EXTENDING 
CERTAIN DEVELOPMENT RELATED DEADLINES AND AUTHORIZING THE CITY 
MANAGER TO TAKE CERTAIN ACTIONS REGARDING PUBLIC IMPROVEMENT 
AGREEMENTS, GRANT APPLICATIONS, CHANGE ORDERS AND PROFESSIONAL 
AND GENERAL SERVICES AGREEMENTS, AND ACCEPTING IMPROVEMENTS 
DURING THIS LOCAL EMERGENCY 

EXECUTIVE SUMMARY 

On March 12, 2020, the City of Tracy declared the existence of a local emergency due to 
the serious threat to the public health, safety, and welfare of the City posed by the 
presence and continued transmission of the novel coronavirus (COVID-19). Pursuant to 
Government Code section 8630 and Tracy Municipal Code Section 3.24.050, the City 
Council is authorized to make and issue rules and regulations on matters reasonably 
related to the protection of life and property as affected by such emergency. 

The Governor’s Stay at Home Order in response to COVID-19, and the requirements for 
social distancing, have impacted the ability for applicants and the City to process 
development/land use applications and other types of projects. In response to these 
impacts, the City Council previously adopted Urgency Ordinance No. 1285 on March 30, 
2020 extending deadlines occurring before May 31, 2020, and established by the Tracy 
Municipal Code or Council Resolution for sixty (60) days. The proposed Urgency 
Ordinance requests that Council amend the Urgency Ordinance to expand the scope to 
cover any deadline occurring before July 31, 2020 for sixty (60) days.  

In addition, the City Council previously delegated certain authority to the City Manager 
during the period of the public health emergency. In addition to the authority previously 
delegated to the City Manager, the proposed Urgency Ordinance would also authorize the 
City Manager to approve change orders on public works contracts that exceed the 
contingency amount approved by Council not-to-exceed amount of $300,000. 

DISCUSSION 

On March 4, 2020, Governor Newsom declared a state of emergency for California 
associated with the outbreak of COVID-19. In response to the growing health crisis, the 
City Manager, in her authority as the Director of Emergency Services, proclaimed a local 
emergency in Tracy on March 12, 2020 due to COVID-19. The City Council ratified that 
emergency declaration on March 17, 2020. 

Public health experts have explained that COVID-19 is easily transmissible from person to 
person. To slow the spread of the disease, on March 19, 2020, the Governor of California 
issued Executive Order N-33-20 ordering all individuals within the State of California to 
stay home or at their place of residence, except as needed to maintain continuity of 
operation of the federal critical infrastructure sectors, critical government services, 
schools, childcare, and construction. This Executive Order was very similar to the 
Directive adopted by the City Council on March 18 recommending residents remain at 
home except to receive or provide essential services. 
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The Governor, in coordination with the State Public Health Officer, has articulated a four-
stage framework to allow for gradually relaxing the shelter in place requirements, while 
continuing to preserve public health. The Governor issued Executive Order N-60-20 
ordering all individuals within the State of California to comply with the State Public Health 
Officer’s framework for resuming activities unless stricter local regulations exists.  

The Tracy Municipal Code (TMC) establishes various deadlines, including deadlines 
related to the processing of land use, subdivision and zoning applications. The City’s 
operations have adjusted in response to COVID-19. Applicants have also had to adjust 
their operations in response to this public health emergency and in order to implement 
social distancing protocols, which has impacted their ability to process their applications. 
Although previously halted activities are gradually restarting, normal operation of City Hall 
and most businesses have not fully resumed, and the disruptions caused by COVID-19 to 
businesses are significant and ongoing. 

The City Council previously adopted an Urgency Ordinance to extend all development 
application deadlines scheduled to occur before May 31, 2020 and established by the 
TMC, by Resolution of the City Council, or by City Policy, for sixty (60) days. The purpose 
of this action was so that project processing and public consideration could continue as 
the City and the public mitigate the threat of COVID-19. This Urgency Ordinance would 
extend deadlines scheduled to occur before July 31, 2020. Deadlines occurring on or after 
August 1, 2020 would not be extended by the ordinance. Examples of such deadlines 
include, but are not limited to: 

 Development review permit approval generally lapses two (2) years after the date it
became effective unless a building permit has been issued. If a permit is set to expire
on June 15, the ordinance will delay the expiration date until August 15;

 Building permits expire unless work is commenced within 180 days. If a permit is
set to expire on June 1, the proposed ordinance will delay the expiration date until
July 31.

The proposed Urgency Ordinance would not apply to deadlines established by State law, 
unless such deadlines are waived or extended by the Governor.  

Urgency Ordinance No. 1285 also authorized the City Manager to take certain actions 
regarding improvement and professional services agreements, acceptance of 
improvements, and grant applications. That delegation was granted in order to minimize 
the need for public meetings regarding non-critical items during this emergency, while still 
allowing important economic development projects to proceed. COVID-19 has significantly 
impacted the economy, and the Urgency Ordinance was designed to allow the City to 
support economic activity while complying with the requirement to stay at home and 
promote social distancing. Examples of the authority previously delegated to the City 
Manager include:  

 Accepting public improvements and releasing related bonds upon approval and
consent of the City Engineer; and

 Approving professional and general services agreements for a not-to-exceed
amount of $100,000. Currently the City Manager’s contract authority is limited to
$50,000.
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In addition to the authority previously delegated to the City Manager, the proposed Urgency 
Ordinance would also authorize the City Manager to approve change orders on public 
works contracts that exceed the contingency amount previously approved by Council by a 
not-to-exceed amount of $300,000.  These change orders would be approved with the 
consent of the City Engineer and Finance Director.  

The City Manager would not be required to take any of these actions and can, within her 
discretion, continue to refer these actions to the City Council. This will ensure that the City 
Council continues to make all significant decisions. Prior to taking any action using her 
delegated authority under the Urgency Ordinance, the City Manager will continue to 
receive a written report on the proposed action, with input from all relevant departments. 
The report closely resembles a staff report that is normally presented to the City Council. 
The City Manager will also provide periodic updates to the City Council on actions she has 
taken using her delegated authority.  

As an Urgency Ordinance, the proposed ordinance must be approved by four-fifths of the 
City Council to be adopted. If adopted, the proposed Urgency Ordinance would go into 
effect immediately. 

The protocol of providing Council with an update on any upcoming approval actions as 
well as posting the actions on the City’s website will still be followed. 

STRATEGIC PLAN 

This agenda item is a routine operational item and is not related to the Council’s Strategic 
Plans. 

FISCAL IMPACT 

There is no direct fiscal impact of adopting the Urgency Ordinance. However, delaying 
deadlines will likely result in the delayed payment of various fees and charges by 
applicants. 

RECOMMENDATION 

Staff recommends that the City Council adopt the Urgency Ordinance amending 
Ordinance No. 1285 extending certain deadlines and delegating authority for specific 
actions to the City Manager in response to this public health emergency. 

Prepared by: Leticia Ramirez, City Attorney 

Reviewed by: Bill Dean, Assistant Development Services Director 
Robert Armijo, City Engineer  
Karin Schnaider, Finance Director 
Andrew Malik, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 

ATTACHMENT 
Attachment A — Proposed Urgency Ordinance 



ORDINANCE No.______

AN URGENCY ORDINANCE AMENDING ORDINANCE NO. 1285 OF THE CITY OF 
TRACY EXTENDING CERTAIN DEADLINES AND AUTHORIZING THE CITY 

MANAGER TO TAKE CERTAIN ACTIONS REGARDING PUBLIC IMPROVEMENT 
AGREEMENTS, GRANT APPLICATIONS AND PROFESSIONAL AND GENERAL 
SERVICES AGREEMENTS AND ACCEPTING IMPROVEMENTS DURING THIS 

LOCAL EMERGENCY 

WHEREAS, International, national, state, and local health and governmental 
authorities are responding to an outbreak of respiratory disease caused by a novel 
coronavirus named “SARS-CoV-2,” and the disease it causes has been named 
“coronavirus disease 2019,” abbreviated COVID-19 (“COVID-19”); and 

WHEREAS, COVID-19 is easily transmissible from person to person, and new 
cases of COVID-19 continue to occur throughout California; and 

WHEREAS, In response to the growing public health crisis, the City Manager, in 
her authority as the Director of Emergency Services, proclaimed a local emergency in 
Tracy on March 12, 2020, due to COVID-19 and the City Council ratified that 
emergency declaration on March 17, 2020 pursuant to Tracy Municipal Code Chapter 
3.24; and 

WHEREAS, The City Council adopted a directive on March 18, 2020 
recommending residents remain at home except to receive or provide essential 
services; and 

WHEREAS, On March 19, 2020, the Governor of California issued Executive 
Order N-33-20 ordering all individuals within the State of California to stay home or at 
their place of residence, except as needed to maintain continuity of operation of the 
federal critical infrastructure sectors, critical government services, schools, childcare, 
and construction; and 

WHEREAS, the State Public Health Officer has articulated a four-stage 
framework to allow for gradually resuming various activities while continuing to preserve 
public health; and 

WHEREAS, On May 4, 2020, the Governor of California issued Executive Order 
N-60-20 ordering all individuals within the State of California to comply with the State
Public Health Officer’s framework unless stricter local regulations exists; and

WHEREAS, The Tracy Municipal Code establishes various deadlines, including 
deadlines related to the processing of land use, subdivision and zoning applications; 
and 

ATTACHMENT A
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WHEREAS, Although previously halted activities are gradually restarting, normal 
operation of City Hall and most businesses has not fully resumed; and 

WHEREAS, Applicants have had to adjust their operations and implement social 
distancing protocols in response to the public health emergency, which has impacted 
their ability to process their development applications; and 

WHEREAS, The City Council previously extended by sixty (60) days any 
deadline scheduled to occur before May 31, 2020 and established by the Tracy 
Municipal Code, a Resolution of the City Council, or any City policy regarding 
development and land use approvals so that project processing and public 
consideration can occur after the threat of COVID-19 has reduced and social distancing 
is no longer required; and 

WHEREAS, The disruptions caused by COVID-19 to businesses are significant 
and ongoing; and 

WHEREAS, The City Council desires to extend deadlines established by the 
Tracy Municipal Code and scheduled to occur before July 31, 2020 by sixty (60) days; 
and 

WHEREAS, The City Council previously authorized the City Manager to take 
certain actions reserved for the City Council by the Tracy Municipal Code in order to 
minimize the need for public meetings regarding non-critical items during this 
emergency period, while still allowing important economic development projects to 
proceed; and 

WHEREAS, The City Council desires to also authorize the City Manager to 
execute change orders on public works projects; and  

WHEREAS, The City Council does not intend to delegate authority to the City 
Manager to take any action required by State law to be taken by the City Council or 
Planning Commission; and 

WHEREAS, California Constitution, Article XI, Section 7, provides cities and 
counties with the authority to enact ordinances to protect the public health, safety, and 
general welfare of their citizens; and 

WHEREAS, California Government Code Section 36937 authorizes the City 
Council to introduce and adopt an ordinance it declares to be necessary as an 
emergency measure to preserve the public peace, health, and safety at one and the 
same meeting if passed by at least four-fifths affirmative votes; and 

WHEREAS, This Ordinance is a urgency ordinance intended to promote stability 
and fairness by extending deadlines for projects and applicants that would otherwise 
expire in the interim due to compliance with the Governor’s executive orders to stay at 
home; and 
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WHEREAS, This Ordinance is also necessary to promote social distancing in 
order to limit the spread of COVID-19 to the maximum extent feasible because failure to 
adopt this Ordinance would encourage in-person meetings between staff and 
applicants, as well as public meetings as the City and applicants adjust to working 
remotely, which would negatively impact public health by forcing persons out of their 
residences; and 

WHEREAS, This Ordinance is intended to minimize the need for public meetings 
by delegating authority to the City Manager to take certain actions normally taken by the 
City Council while continuing to allow economic development activities to occur as well 
as public works projects that serve the public welfare, health and safety; and 

WHEREAS, The City continues to spend money on public works projects during 
this period of emergency and required social distancing to minimize the negative 
economic impacts of COVID-19 to the maximum extent possible, because such 
negative impacts can lead to negative health and welfare impacts in the City; and 

WHEREAS, This Ordinance is necessary to maintain stability for the economy of 
the City of Tracy, which otherwise might experience significant negative impacts if 
projects are terminated or temporarily shut down because they are unable to meet 
deadlines or receive necessary approvals during this time of emergency; and 

WHEREAS, The negative economic impact of development projects terminating 
or temporarily stopping would lead to depressed economic activity across a range of 
industries; and 

WHEREAS, These negative economic impacts are likely to include layoffs, 
decreased tax revenue for the City, and housing instability, all of which threaten the 
public peace, health, and safety of residents who could face a severe strain on 
household finances; and 

WHEREAS, The construction of public works projects, housing and similar 
projects are considered to be part of the Essential Critical Infrastructure Workforce 
during this COVID-19 public health emergency by the California State Public Health 
Officer; and  

WHEREAS, The negative economic impacts from COVID-19 are unknown, but 
likely to be substantial and the City desires to minimize those impacts to the maximum 
extent possible; and 

WHEREAS, The City Council finds and determines that extending deadlines 
established by the City and delegating authority to the City Manager to take certain 
actions is essential to preventing the spread of COVID-19 in the City and to support the 
local economy, and thereby serve the public peace, health, and safety; and 
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WHEREAS, The City Council finds and declares that the public interest and 
necessity demand the immediate expenditure of public money to safeguard life, health, 
or property to ensure; and 

WHEREAS, An urgency ordinance that is effective immediately is necessary to 
avoid the immediate threat to public peace, health, and safety as failure to adopt this 
urgency ordinance could result in the avoidable negative economic impacts or exposure 
to COVID-19 of the City’s residents and community members. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF TRACY, DOES ORDAIN 
AS FOLLOWS: 

SECTION 1. Findings. The City Council of the City of Tracy finds that all of the 
above Recitals are true and correct and incorporated herein by reference. The 
provisions of the Governor’s Executive Order N-28-20 and Ordinance No. 1285 
including their recitals, are incorporated herein as if fully set forth. 

SECTION 2. Urgency Findings. The City Council of the City of Tracy hereby 
finds that there is a current and immediate threat to the public health, safety and/or 
welfare and a need for immediate preservation of the public peace, health, or safety that 
warrants this urgency ordinance, which finding is based upon the facts stated in the 
recitals above, and in the staff report dated May 19, 2020, as well any oral and written 
testimony at the May 19, 2020 City Council meeting. This Ordinance and any actions 
taken thereunder is declared by the City Council to be an urgency measure necessary 
for the immediate preservation of the public peace, health or safety. The facts 
constituting such urgency are all of those certain facts set forth and referenced in this 
Ordinance and the entirety of the record before the City Council. 

SECTION 3. Urgency Ordinance. The City Council hereby makes the findings 
contained herein and hereby amends Uncodified Ordinance No. 1285, adopted by the 
Tracy City Council on March 30, 2020, to read as follows: 

“COVID-19 Emergency Extension of Certain Deadlines and Delegation of Authority to 
City Manager Ordinance 

Section 1. Extension of Deadlines During the COVID-19 Emergency 

A. All provisions of ordinances, regulations, resolutions, rules, and policies adopted
by the City of Tracy, including, but not limited to, provisions contained in the Tracy
Municipal Code the and Growth Management Ordinance Guidelines, establishing
deemed complete deadlines, review deadlines, approval deadlines, application
deadlines and any other type of deadline, including but not limited to permit expiration
deadlines, are extended by sixty (60) days, subject to the requirements of this
Ordinance.
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B. The sixty (60) day deadline extension established by Section 1(A) shall apply to
any deadline scheduled to occur on or before July 31, 2020.

C. Nothing in this Section 1 shall be interpreted as extending or otherwise delaying
a deadline established by state or federal law.

Section 2. Delegation of Authority to City Manager 

A. The City Manager is hereby authorized to grant approval to the following items
and subject to the conditions listed below:

i. Off-site Improvement Agreements and Inspection Improvements Agreements,
upon consent of the City Engineer and submittal of the required security and
insurance documentation.

ii. Submission of any grant applications to federal or state agencies including
the BUILD Grant.

iii. Acceptance of public improvements upon consent of the City Engineer and
recordation of the Notice of Completion.

iv. Approval of any professional or general services agreement with a not-to-
exceed amount of $100,000.

v. Award of public works contracts with a not-to-exceed amount of $1,000,000,
as long as such projects have a secured funding source and will not
negatively impact the General Fund. Such contracts shall only be awarded
with the consent of the City Engineer and Finance Director.

vi. Approve change orders on public works contracts that exceed the
contingency amount approved by Council by a not-to-exceed amount of
$300,000, as long as such projects have a secured funding source and will
not negatively impact the General Fund. Such change orders shall only be
executed with the consent of the City Engineer and Finance Director.

B. The authority delegated to the City Manager in Section 2(A) shall not apply to
any action that is required by state or federal law to be taken by the City Council, or for
any action which state law or the Tracy Municipal Code requires a public hearing.

C. The authority delegated to the City Manager in Section 2(A) shall expire upon the
termination of the proclamation of a local emergency in the City of Tracy.”

SECTION 4. Severability. If any provision of this Ordinance or the application 
thereof to any person or circumstance is held invalid, the remainder of the ordinance, 
including the application of such part or provision to other persons or circumstances 
shall not be affected thereby and shall continue in full force and effect. To this end, 
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provisions of this Ordinance are severable. The City Council of the City of Tracy hereby 
declares that it would have passed each section, subsection, subdivision, paragraph, 
sentence, clause, or phrase hereof irrespective of the fact that any one or more 
sections, subsections, subdivisions, paragraphs, sentences, clauses, or phrases be 
held unconstitutional, invalid, or unenforceable. 

SECTION 5. This Ordinance shall take effect immediately upon its adoption by a 
four-fifths vote of the City Council. 

SECTION 6. This Ordinance shall be published in accordance with Government 
Code section 36933. 

The foregoing Ordinance  was adopted at a regular meeting of the Tracy City 
Council on the 19th of May, 2020, by the following vote, pursuant to Government Code 
section  36937: 

AYES:  COUNCIL MEMBERS: 

NOES: COUNCIL MEMBERS:  

ABSENT: COUNCIL MEMBERS: 

ABSTAIN: COUNCIL MEMBERS 

Mayor 
ATTEST: 

City Clerk 



May 19, 2020 

AGENDA ITEM 3.G 

REQUEST 

AUTHORIZE THE DISPLAY OF THE LGBT PRIDE FLAG AT CITY HALL FOR 
THE MONTH OF JUNE 2020 TO RECOGNIZE LGBT PRIDE MONTH AND ON 
THE DAY OF TRACY PRIDE CELEBRATION TO BE HELD IN FALL 2020 

EXECUTIVE SUMMARY 

Council Member Dan Arriola, seconded by Council Member Veronica Vargas, 
requested to place two items on the next Council agenda to authorize the display 
of the Pride Flag at City Hall for the month of June 2020 to recognize Lesbian, 
Gay, Bisexual, and Transgender (LGBT) Pride Month and also authorize the 
display of the Pride flag for one day (to be determined) in the fall to correspond 
with a Tracy Pride celebration to be held in the fall of 2020. This item seeks City 
Council approval of these actions. 

DISCUSSION 

At the May 5, 2020 City Council meeting, Council Member Dan Arriola requested to 
place on the Council agenda items to seek Council authorization to display the LGBT 
Pride Flag, also known as the Rainbow Flag, at City Hall for the month of June 2020 to 
recognize LGBT Pride Month.  The month of June is annually celebrated as LGBT Pride 
Month to coincide with the anniversary of the Stonewall Riots.  Additionally, 
authorization is being sought to display the flag for one day in the fall to correspond with 
a Tracy Pride celebration that is to be held in the fall of 2020. 

In 2019 Council adopted a policy to govern display of flags at City facilities.  Key 
elements of the policy include: 

• Commemorative or ceremonial flags shall be displayed concurrently with the
City flag at second position (below the City flag).

• A request to display a commemorative or ceremonial flag must be supported by
two Council members in order to be placed on a Council agenda.

• Requests to display commemorative or ceremonial flags must be agendized as
a “Regular Item” on the Council’s agenda.

• Commemorative or ceremonial flags will be displayed for 24 hours if displayed
during the normal City workweek. If the day of commemoration occurs on a
weekend or holiday, the flag will be posted on the last working day prior to the
weekend or holiday and removed on the next normal City workday. The 24-hour
period may also be extended if specified in the approving resolution.
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If Council approves the display of the LGBT Pride Flag, the flag will be flown on the 
flagpole currently displaying the City’s flag in front of City Hall for the month of 
June 2020 with the exception of the weekend of June 12-14 to accommodate the 
flying of the U.S. Army flag to recognize that institution’s anniversary.  Additionally, 
as details of the Tracy Pride celebrations are made available, the City Manager will 
update the full Council electronically as to the date of the event. 

FISCAL IMPACT 

The City is already in possession of an appropriately sized Pride flag.  Personnel 
costs to raise and lower the flag can be absorbed in the current Public Works 
Department’s budget. 

STRATEGIC PLAN 

This agenda item is a routine operational item that does not relate to the Council’s 
Strategic Plans. 

RECOMMENDATION 

That Council, by resolution, authorize the display of the LGBT Pride Flag for the 
month of June 2020 with the exception of the weekend of June 12-14 to 
accommodate the flying of the U.S. Army flag to recognize that institution’s 
anniversary, at City Hall and on the day of Tracy Pride Celebration to be held in the 
fall of 2020. 

Prepared by: Midori Lichtwardt, Assistant City Manager 

Approved by: Jenny Haruyama, City Manager 



RESOLUTION 2020-   
 

AUTHORIZING THE DISPLAY OF THE LGBT PRIDE FLAG FOR THE MONTH OF JUNE 2020 
AT CITY HALL TO RECOGNIZE LGBT PRIDE MONTH AND ON THE DAY OF THE “TRACY 

PRIDE CELEBRATION” TO BE HELD IN FALL 2020 
 
 

WHEREAS, The City Council of the City of Tracy wishes to recognize the month of 
June 2020 as Pride Month acknowledging the civil rights of those in the  Lesbian, Gay, 
Bisexual, and Transgender (LGBT) community, and 

 
WHEREAS, The display of the LGBT Pride Flag, as known as the Rainbow Flag, serves 

to express the City’s official commitment to celebrating diversity, and 
 
 WHEREAS, The City Council has an approved Flag Policy that governs the display of flags at 
City facilities, and 
 

WHEREAS, The City’s flagpoles are not intended to be a forum for free expression by 
the public, and 

 
WHEREAS, The LGBT Pride Flag will be flown for the month of June 2020 at City 

Hall in lieu of the City’s flag with the exception of the weekend of June 12-14 to 
accommodate the flying of the U.S. Army flag in recognition of that institution’s anniversary, 
and 

 
WHEREAS, THE LGBT Pride Flag will be flown on the day of the Tracy Pride 

celebration in the fall of 2020. 
 

NOW, THEREFORE BE IT RESOLVED, that the City Council of the City of Tracy hereby 
authorizes the display of the Pride Flag on the City flagpole located in front of City Hall for the 
month of June 2020, with the exception of the weekend of June 12-14, to commemorate LGBT 
Pride month and on the day of the Tracy Pride Celebration to be held in the fall of 2020. 

 
 

* * * * * * * * * * * * * * * * * * 
 

The foregoing Resolution 2020- was adopted by the City Council on the 19th day 
of May, 2020, by the following vote: 

 
AYES: COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT:  COUNCIL MEMBERS: 
ABSTAIN:       COUNCIL MEMBERS: 

 
 

MAYOR 
ATTEST: 

 
 
 

CITY CLERK 
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