NOTICE OF A REGULAR MEETING

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

Date/Time: Wednesday, March 9, 2016
7:00 P.M. (or as soon thereafter as possible)

Location: City of Tracy Council Chambers
333 Civic Center Plaza

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

REGULAR MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

DIRECTOR’S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Procedures for Preparation, Posting and
Distribution of Agendas and the Conduct of Public Meetings, adopted by Resolution 2015-052
any item not on the agenda brought up by the public at a meeting, shall be automatically
referred to staff. If staff is not able to resolve the matter satisfactorily, the member of the public
may request a Commission Member to sponsor the item for discussion at a future meeting.

1. NEW BUSINESS

A. PUBLIC HEARING TO CONSIDER A 226-UNIT RESIDENTIAL SUBDIVISION OF
APPROXIMATELY 59.1 ACRES LOCATED ON THE EAST SIDE OF LAMMERS
ROAD, NORTH OF REDBRIDGE ROAD, ASSESSOR’S PARCEL NUMBERS 240-060-
26 AND 240-060-27. THE PROJECT INCLUDES A GENERAL PLAN DESIGNATION
AMENDMENT FROM URBAN RESERVE (UR-8) TO RESIDENTIAL LOW (GPA13-
0006), REZONING FROM LOW DENSITY RESIDENTIAL (LDR) TO PLANNED UNIT
DEVELOPMENT (PUD), A PLANNED UNIT DEVELOPMENT PRELIMINARY AND
FINAL DEVELOPMENT PLAN (PUD15-0001), AND VESTING TENTATIVE MAP
(TSM15-0001) FOR THE PROJECT. A MITIGATED NEGATIVE DECLARATION IS
THE PROPOSED ENVIRONMENTAL DOCUMENT FOR THE PROJECT. THE
APPLICANT IS BATES STRINGER TRACY Il LLC, AND THE PROPERTY OWNER IS
CALENDEV, LLC.

B. PUBLIC HEARING TO CONSIDER A RECOMMENDATION TO THE CITY
COUNCIL FOR A DEVELOPMENT REVIEW APPLICATIN FOR A 252-UNIT
RESIDENTIAL APARTMENT PROJECT LOCATED ON APPROXIMATELY
11.62 ACRES ON THE NORTH SIDE OF VALPICO ROAD AT GLENBRIAR
DRIVE, WEST OF THE RITE AID STORE AT THE NORTHWEST CORNER OF
VALPICO ROAD AND MACARTHUR DRIVE (ASSESSOR’S PARCEL
NUMBERS 246-140-12, 13, AND 14). THIS PROJECT WAS PREVIOUSLY
APPROVED AS TWO SEPARATE PROJECTS: THE VALPICO APARTMENTS
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2. ITEMS

4, ITEMS

AND MACDONALD APARTMENTS — THE APPLICANT IS REPUBLIC TRACY,
LLC — APPLICATION NUMBER D15-0024

PUBLIC HEARING TO CONSIDER A DEVELOPMENT REVIEW APPLICATION
FOR AN APPROXIMATELY 49,000 SQUARE FOOT BUILDING AND
ASSOCIATED PARKING AREAS AT 205 GANDY DANCER DRIVE -
APPLICANT IS SCHACK AND COMPANY, INC. AND PROPERTY OWNER IS
OLMAR SUPPLY, INC. - APPLICATION NUMBER IS D15-0016

PUBLIC HEARING TO CONSIDER A DEVELOPMENT REVIEW APPLICATION
FOR A MINI STORAGE FACILITY (STOREQUEST EXPRESS) LOCATED AT
225 GANDY DANCER DRIVE (ASSESSOR’S PARCEL NUMBER 248-470-17) —
THE APPLICANT IS DAN R. SCHACK; PROPERTY OWNER ISLSC REALTY
CALIFORNIA, LLC — APPLICATION NUMBER D16-0004

FROM THE AUDIENCE

DIRECTOR'S REPORT

FROM THE COMMISSION

ADJOURNMENT

Posted: March 3, 2016

The City of Tracy complies with the Americans with Disabilities Act and makes all reasonable

accommodatio

ns for the disabled to participate in public meetings. Persons requiring

assistance or auxiliary aids in order to participate should call City Hall (209-831-6000), at least
24 hours prior to the meeting.

Any materials distributed to the majority of the Planning Commission regarding any item on this

agenda will be
located at 333

made available for public inspection in the Development Services Department
Civic Center Plaza during normal business hours.



March 9, 2016
AGENDA ITEM 1-A
REQUEST

PUBLIC HEARING TO CONSIDER A 226-UNIT RESIDENTIAL SUBDIVISION OF
APPROXIMATELY 59.1 ACRES LOCATED ON THE EAST SIDE OF LAMMERS
ROAD, NORTH OF REDBRIDGE ROAD, ASSESSOR’'S PARCEL NUMBERS 240-
060-26 AND 240-060-27. THE PROJECT INCLUDES A GENERAL PLAN
DESIGNATION AMENDMENT FROM URBAN RESERVE (UR-8) TO RESIDENTIAL
LOW (GPA13-0006), REZONING FROM LOW DENSITY RESIDENTIAL (LDR) TO
PLANNED UNIT DEVELOPMENT (PUD), A PLANNED UNIT DEVELOPMENT
PRELIMINARY AND FINAL DEVELOPMENT PLAN (PUD15-0001), AND VESTING
TENTATIVE MAP (TSM15-0001) FOR THE PROJECT. A MITIGATED NEGATIVE
DECLARATION IS THE PROPOSED ENVIRONMENTAL DOCUMENT FOR THE
PROJECT. THE APPLICANT IS BATES STRINGER TRACY Il LLC, AND THE
PROPERTY OWNER IS CALENDEYV, LLC.

DISCUSSION

Planning Commission previously met and considered this project on January 13, 2016
and recommended City Council approval of the project, with the recommended
conditions of approval as published (Attachment A). The project was then scheduled for
City Council hearing on March 1, 2016. On February 3, 2016, the applicant submitted a
request to amend most of the conditions of approval that the Planning Commission had
reviewed. Since that time, staff and the applicant have been working together to
determine which of the proposed changes may be appropriate to incorporate. Due to
the number of changes proposed, the project is before Planning Commission for review
again to ensure that the recommendation of City Council approval is still in order. The
changes that staff is recommending approval of are shown in strikethrough underline
format in Attachment B.

During the January 13 hearing, one specific item of discussion was the addition of a
fourth elevation for each of the floor plans, to ensure that the project would be in
compliance with the requirement to have 28 different houses within the subdivision, as
only 21 were shown at that time. Planning Commission agreed to allow the project to
move forward as long that those additional elevations were in place for City Council
review. The front elevations have since been completed and are attached for Planning
Commission review and recommendation at this time. The applicant has indicated that
complete sets of elevations will be prepared prior to City Council review. Staff has
reviewed the new elevations and they are in compliance with the City’s Design Goals
and Standards, with the new elevations adding to an already diverse and well-designed
set of plans.

RECOMMENDATION

Staff recommends that the Planning Commission again recommend that the City
Council take the following actions:
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N

MOTION

Adopt the project Mitigated Negative Declaration.

Approve the General Plan designation amendment from Urban Reserve to
Residential Low Density.

Approve the Rezone from Low Density Residential to Planned Unit
Development.

Approve the Vesting Tentative Subdivision Map for the Rocking Horse
Project.

Approve the Planned Unit Development Preliminary and Final
Development Plan for the Rocking Horse Project.

Move that the Planning Commission recommend that the City Council take the
following action, as documented in the March 9, 2016 Planning Commission

Resolution:
1. Adopt the project Mitigated Negative Declaration.
2. Approve the General Plan designation amendment from Urban Reserve to

3.

4.

5.

Residential Low Density.

Approve the Rezone from Low Density Residential to Planned Unit
Development.

Approve the Vesting Tentative Subdivision Map for the Rocking Horse
Project.

Approve the Planned Unit Development Preliminary and Final
Development Plan for the Rocking Horse Project.

Prepared by: Victoria Lombardo, Senior Planner
Approved by: Bill Dean, Assistant Development Services Director

ATTACHMENTS

Attachment A—January 13, 2016 Planning Commission Staff Report
Attachment B—Revised conditions of approval

Attachment C—Rocking Horse Booklet (oversized)

Attachment D—Planning Commission Resolution



ATTACHMENT A

January 13, 2016
AGENDA ITEM 2-A
REQUEST

PUBLIC HEARING TO CONSIDER A 226-UNIT RESIDENTIAL SUBDIVISION OF
APPROXIMATELY 59.1 ACRES LOCATED ON THE EAST SIDE OF LAMMERS
ROAD, NORTH OF REDBRIDGE ROAD, ASSESSOR’'S PARCEL NUMBERS 240-
060-26 AND 240-060-27. THE PROJECT INCLUDES A GENERAL PLAN
DESIGNATION AMENDMENT FROM URBAN RESERVE (UR-8) TO RESIDENTIAL
LOW (GPA13-0006), REZONING FROM LOW DENSITY RESIDENTIAL (LDR) TO
PLANNED UNIT DEVELOPMENT (PUD), A PLANNED UNIT DEVELOPMENT
PRELIMINARY AND FINAL DEVELOPMENT PLAN (PUD15-0001), AND VESTING
TENTATIVE MAP (TSM15-0001) FOR THE PROJECT. A MITIGATED NEGATIVE
DECLARATION IS THE PROPOSED ENVIRONMENTAL DOCUMENT FOR THE
PROJECT. THE APPLICANT IS BATES STRINGER TRACY Il LLC, AND THE
PROPERTY OWNER IS CALENDEYV, LLC.

DISCUSSION

Project Description

The proposed project, being developed under the name of Rocking Horse, includes a
total of 226 single-family detached housing units on an approximately 59.1-acre Project
site, located along the east side of Lammers Road, north of Redbridge Road (see
Attachment A). The project would consist of low-density residential development,
developed at a density of approximately 3.82 units per acre. Lot sizes would range
between 5,672 and 15,844 square feet, with an average lot size of 7,194 square feet.
Lot sizes are generally broken into two different types, with corresponding home
designs for each of the two lot types — smaller lots (those with a minimum of 63’ x 90’
dimensions — a total of 165 lots), and larger lots (those with a minimum of 90’ x 100’
dimensions — a total of 61 lots). Lots would be generally uniform in nature (rectangular
shaped), while proposed corner lots and lots on the periphery are generally larger and
not uniform in shape. The southern portion of the project site includes 2.4-acres of
private park space for the exclusive use by project residents. Attachment A contains an
aerial photograph of the project site and surrounding properties, project’s proposed site
plan, exterior elevations, and floor plans.

Existing Land Uses

The Project site currently consists of agricultural land, and one residential structure.
Historically, the site was developed with orchard trees, but they have since been
removed. Recent agricultural production on the site consists of agricultural grass crop
production, most recently alfalfa hay. A treeline is located along the western edge of the
Project site, and one tree is present within the interior of the site. A total of 128 trees are
located on the Project site. The parcel (APN 240-060-27) located on the west-central
portion of the Project site is a 3-acre lot with one single-family residential home that is
currently occupied, but will be vacated and removed upon project implementation.
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Surrounding Land Uses

Lands to the south and east of the Project site consist of single-family residential uses.
The parcels adjacent to the north, and to the west across South Lammers Road consist
of agricultural uses (alfalfa fields, and cattle grazing). Further north approximately 0.35
miles is John C. Kimball High School. Single-family residential land uses are located
further north and east of the Project site. Furthermore, there are several large-lot
ranchette style homes to the northwest of the Project site across South Lammers Road.

Building Design

The project proposes to utilize 7 different models, each with 3 different elevations for a
total of 21 different design plans. The plans call for use of varied styles, including
Cottage, Traditional, Mission, Farmhouse and Craftsman detailing. The homes have
appropriate detailing and use of varied construction materials.

For homes built on the smaller lots of the project, there would be 4 different models
with 3 elevations, for a total of 12 designs. These homes would utilize 2 1- and 2 2-
story designs, with maximum heights of 30 feet. Homes built on the larger lots of the
project would include 3 different models with 3 elevations, for a total of 9 designs.
These homes would be 2 stories, with maximum heights of 30 feet. Home sizes in the
project are proposed from 2,366 to 3,856 square feet.

Noted is that the City’s Design Goals and Standards state that each subdivision should
offer a variety of floor plans and elevations to provide sufficient variation of houses
within a subdivision based on the number of lots within that subdivision. For projects of
this size (200-300 lots), the Goals and Standards indicate that there should be 6
models and 28 different home plans. While the project proposes uses of 7 models, an
additional 7 elevation plans should be included. A condition of approval is
recommended to require the additional elevation plans.

Circulation

The project applicant would construct a new road (Crossroads Drive) running east-
west, along the northern edge of the site connecting the project to South Lammers
Road. Improvements to the existing South Lammers Roadway are also proposed.
These improvements include the dedication of 70 feet of Right-of-Way (ROW) that
would increase the total ROW from 67 feet to 137 feet, and include new lane
configurations, a 16 foot median with left turn pockets, new sidewalk with landscaping
buffers and Class 1 bicycle lanes. Internal circulation at the project site consists of an
interconnected public street network and includes 13 new roads to be constructed.

The project includes a proposed gated emergency vehicle access (EVA) between Lots
107 and 108 at the west edge of the project, connecting to Lammers Road. The EVA
would be interim in nature, and would be removed once the project’s on-site interim
storm water basin is removed at the northeast corner of the site and a secondary street
connection (Street “L") is constructed and connected to Crossroads Drive. Staff has
recommended conditions of approval requiring construction of the EVA to ensure
design allows for safe and effective emergency vehicle access, and to retain the area
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for use as a pedestrian and bicycle pathway once the EVA is no longer necessary
following connection of Street “L” to Crossroads Drive.

Bicycle and pedestrian access will be provided through use of connections to
Crossroads Drive and Lammers Road. A condition of approval (and environmental
mitigation measure) requires interim installation of a pathway along the east side of
Lammers Road leading north to Kimball High School.

Project Phasing

The applicant anticipates construction of the project in multiple phases. Phase | would
include construction of backbone infrastructure. Subsequent phases would include
construction of homes on both the smaller and larger lots, while the final phase of
construction would involve removal (filling) of the interim on-site storm drain basin at
the northeast corner of the site, and construction of homes on the underlying lots.
Actual project phasing could be adjusted in response to market conditions.

Utilities

On-site utility improvements are detailed in Attachment A. Utility extensions would be
installed to provide services to new residents. Ultility lines within the project site would
be run through the rights-of-way to be created by the project’s internal street network.
Wastewater lines would be connected via an existing sanitary sewer line along South
Lammers Road in the northwest portion of the project site. Storm drainage would be
provided for the project through the construction of a temporary on-site detention basin
located in the northeast portion of the project site. Potable water connections would be
extended from existing water service lines located along South Lammers Road and
Redbridge Road.

Storm water drainage will be accommodated on an interim basis through construction
of a basin at the northwest corner of the project site. A condition of approval is
recommended to require installation of fencing and landscaping for both safety and to
help screen the basin. The basin would be removed and remaining underlying lots
developed once a permanent off-site basin is constructed, anticipated to occur to the
northeast of the project site.

Private On-Site Park

The project includes a proposed 2.4-acre park near the south end of the project site,
intended for the exclusive use of the project residents. The park would include
recreational features such as a tot lot, seating areas, trails, and similar features. On-
street parking spaces are proposed around the park.

Because the park site is less than the City’'s 2013 Park and Recreation Master Plan
standard of 4 to 10 acres for neighborhood parks (pursuant to Policy 1-P1), the
applicant will not receive partial park fee credits for installation of the 2.4-acre park. If
this park were to serve as a public neighborhood park, City staff would also seek to
relocate the park to the north end of the site to facilitate use by future residents located
north of Crossroads Drive. The park will be owned and maintained privately through



Agenda Item 2-A
January 13, 2016

Page 4

the homeowners association.

Landscaping

A preliminary landscape plan was submitted with the project, showing a mix of 24-inch
box street trees, shrubs and goundcover materials, along with irrigation details. Of
note, several trees along Lammers Road, west of the soundwall, will ultimately be
removed as the ultimate Lammers Road right-of-way is constructed, but preserved until
such time as the road improvements require.

Land Use Compatibility

The proposed residential subdivision will be compatible with nearby uses, including
single-family residential development to the east and south in the adjoining Redbridge
development. Lands immediately to the north of the project site are located outside of
the City limit, but are planned for urban development (residential uses) under the
General Plan, which designates the site as Urban Reserve.

Public Schools

According to the School District’s boundary maps, new elementary and middle school
students residing at the project site are expected to attend George Kelly Elementary
School, and high school students would attend John C. Kimball High School. Tracy
Unified School District representatives indicate they will receive the standard capital
school facilities fees from the project and space is available in the public school system
for students who may live in the new houses.

General Plan Amendment and Rezone

The project includes a request to amend the General Plan land use designation on the
subject property from Urban Reserve (UR 8) to Low Density Residential. The Land Use
Element of General Plan states the following regarding the intent of the Urban Reserve
designation:

“...General Plan assigns an “Urban Reserve” designation to undeveloped areas
at the city’s periphery instead of specific land use designations to various
parcels. The Urban Reserve designation is intended to provide guidance
regarding the vision and potential mix of land uses while allowing flexibility in the
location of these uses. Areas with the Urban Reserve designation will require
comprehensive planning. A General Plan amendment with specific land use
designations will be required as each of these Urban Reserves develops in order
to reflect the appropriate land use designation. The preparation of a Zoning
District, Specific Plan and/or PUD will also be required prior to development.”

The UR 8 designation for the project site states:

“This area is envisioned for residential uses at a mixture of densities. When
development occurs, the following additional General Plan policies apply:
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8a. The acreages assigned to land uses in the statistical profile for this Urban
Reserve are intended as guidelines; the overall distribution and mixture of
residential densities may change.

8b. Future development in this Urban Reserve should have a well-integrated mix
of housing types with an average density of six dwelling units per acre.

8c. Development in this area should be coordinated with development in Urban
Reserves 5 and the surrounding development to ensure adequate transitions
between the location, site layout and intensity of land uses.”

The statistical profile for the UR 8 area envisions a possible mix of residential units,
from low to high density, and with as many as 450 dwelling units, plus an approximately
5-acre park site. With respect to the statistical profile, the General Plan states:

“The statistical profiles are guidelines for the approximate mix of land uses. The
acreages assigned to land uses in the statistical profile for each Urban Reserve
are intended as guidelines; the overall distribution and mixture of residential
densities and commercial/industrial intensities may change. Detailed land uses
will be analyzed and considered at the time of approval of a Zoning District,
Specific Plan or PUD.”

The proposed project generally conforms to these policies through the amendment of
the designation to Low Density Residential, which allows densities of 2.1 to 5.8 dwelling
units/acre. The proposed density of the project, at 3.82 dwelling units/acre, and a
corresponding unit count of 226 is appropriate for this location along south Lammers
Road, and would be more in keeping with the land use densities of lands to the south
and east in the Redbridge development. There will be a mix of unit types for the single-
family homes as a result of lot sizes that will vary from 5,672 to 15,844 square feet. At
a future date, lands to the north and northeast, under the General Plan UR 5 and UR 7,
would also be considered for development.

Also of note from the Land Use Element is Objective LU-1.4, Policy 3:

“...the residential portions of such areas or Urban Reserves shall not be
considered eligible to apply for RGAs and building permits until RGAs and
building permits necessary to develop all areas within Figure 2-3 have been
awarded, unless those RGAs and building permits sought for projects in such
areas are for affordable housing as defined by the Tracy Municipal Code, in
which cases RGAs and building permits for affordable housing may be awarded.”

Figure 2-3 of the Land Use Element identifies the project site as a Secondary
Residential Growth area, and allocation of Residential Growth Allocations will be
able to occur only as key infill properties in the City are developed. All homes in the
proposed Rocking Horse development would be market rate.

The second application is to Rezone the property from Low Density Residential
(LDR) to Planned Unit Development (PUD). The project includes a request to
approve the project Planned Unit Development Preliminary and Final Development
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Plan, which serves as the permit for the City’s approval of the 226-lot project. The
PUD prescribes general development standards, as shown below:

Minimum Lot Area 5,600 sf
Minimum Lot Width 63' (50" on knuckles)
Minimum Lot Depth 90' (75’ on knuckles)
55% (excludes porches and shade
Maximum Lot Coverage structures)
Maximum Building Height 35’
Minimum Setbacks:
Front Setback to Garage 20'
Front Setback to House 15'
Front Setback to Porch 10
Side Yard Setback 5'
Side Yard Setback (Corner
Lots) 10' on street side, 5' on interior side
10" for 63’ x 90’ lots and 20’ for 90’ x 100’
Rear Yard Setback lots
Parking On-Site 20' x 20" 2 -Car Garage, 2 Driveway Spaces

The proposed development standards correspond well to the proposed project, and
will ensure appropriate neighborhood and lot design. The Commission may wish to
consider the proposed 55 percent maximum lot coverage standard. While not
excessively high, the 55 percent coverage would exceed the standard used on similar
projects in the City.

ENVIRONMENTAL ANALYSIS

The City’s environmental consultant prepared a project-level Initial Study (Exhibit 1 to
Planning Commission Resolution, attached). The analysis included a traffic study, air
guality analysis, noise analysis, and water and sewer studies. Various potentially
significant environmental impacts were identified stemming from development of the
proposed 226-lot project, including in the areas of aesthetics (light and glare
generation), air quality, geology, storm water treatment, noise, public services and
traffic. However, mitigation measures were identified for each of the potentially
significant impacts that would, upon implementation, reduce the impacts to levels of
insignificance. Therefore, in accordance with California Environmental Quality Act
regulations, a Mitigated Negative Declaration is proposed.

RECOMMENDATION

Staff recommends that the Planning Commission recommends that the City
Council take the following action:

1. Adopt the project Mitigated Negative Declaration.



Agenda Item 2-A
January 13, 2016

Page 7

2. Approve the General Plan designation amendment from Urban Reserve to
Residential Low Density.

3. Approve the Rezone from Low Density Residential to Planned Unit
Development.

4. Approve the Vesting Tentative Subdivision Map for the Rocking Horse
Project.

5. Approve the Planned Unit Development Preliminary and Final
Development Plan for the Rocking Horse Project.

MOTION

Move that the Planning Commission recommends that the City Council take the
following action, as documented in the January 13, 2016 Planning Commission

Resolution:

1. Adopt the project Mitigated Negative Declaration.

2. Approve the General Plan designation amendment from Urban Reserve to
Residential Low Density.

3. Approve the Rezone from Low Density Residential to Planned Unit
Development.

4. Approve the Vesting Tentative Subdivision Map for the Rocking Horse
Project.

5. Approve the Planned Unit Development Preliminary and Final

Development Plan for the Rocking Horse Project.
Prepared by: Victoria Lombardo, Senior Planner and Brian Millar, AICP, Planning Consultant
Reviewed by: Bill Dean, Assistant Development Services Director
Approved by: Andrew Malik, Development Services Director

ATTACHMENTS

Attachment A — Rocking Horse Booklet (oversized)



Exhibit 2

Rocking Horse Conditions of Approval
Application Numbers PUD15-0001 and TSM15-0001
Jandvary-13March 9, 2016

These Conditions of Approval shall apply to the real property described as the Rocking Horse
Development Project (Project) of 226 single-family residential lots on approximately 59.1 acres
located on the east side of Lammers Road, north of Redbridge Road. Assessor’s Parcel
Numbers 240-060-26 and 240-060-27; Application Number PUD15-0001.

A. The following definitions shall apply to these Conditions of Approval:
1. “Applicant” means any person, or other legal entity, defined as a “Developer.”

2. “City Engineer” means the City Engineer of the City of Tracy, or any other duly licensed
engineer designated by the City Manager, or the Development Services Director, or the City
Engineer to perform the duties set forth herein.

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 {alse-knewn-as-Urban-ManragementPlan), the
Tracy Municipal Code, ordinances, resolutions, policies, procedures, and the City’s Design
documents (i.e., the Streets and Utilities Standard Plans, Design Standards, Parks and
Streetscape Standard Plans, Standard Specifications, and Manual of Storm Water Quality
Control Standards for New Development and Redevelopment, and Relevant Public Facilities
Master Plans).

4. “Conditions of Approval”’ shall mean the conditions of approval applicable to the -Recking
Horse-development-Pproject, consisting of 226 single-family residential lots on approximately
59.1 acres located on the east side of Lammers Road, north of Redbridge Road. Assessor’s
Parcel Numbers 240-060-26 and 240-060-27, Application Number PUD15-0001. The
Conditions of Approval shall specifically include all Development Services Department
conditions, including Planning Division and Engineering Division conditions set forth herein.

5. “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 herein.

6. “Project_Site” means the real property consisting of approximately 59.1 acres located on the
east side of Lammers Road, north of Redbridge Road. Assessor’s Parcel Numbers 240-060-26
and 240-060-27, Application Number PUD15-0001.

78. “Subdivider” means any person, or other legal entity, who applies to the City to divide or
cause to be divided real property within the Project_Site boundaries, or who applies to the City to
develop or improve any portion of the real property within the Project Site boundaries.
“Subdivider” also means Developer. The term “Developer” shall include all successors

ATTACHMENT B



Rocking Horse Conditions of Approval
March 15, 2016

in interest.
B. Planning Division Conditions of Approval:

1. The Developer shall comply with all_applicable laws (federal, state, and local) related to the
development of real property within the Project_Site, 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 California
Environmental Quality Act (California Administrative Code, title

14, sections 15000, et seq., “CEQA Guidelines”).

2. Unless specifically modified by these Conditions of Approval, the Project shall comply with all
City Regulations.

3. Unless specifically modified by these Conditions of Approval, the Developer shall comply
with all mitigation measures identified in the Rocking Horse Development Project Mitigated
Negative Declaration dated November 2015.

4. Pursuant to Government Code section 66020, including section 66020(d)(1), the City
HEREBY NOTIFIES the Developer that the 90-day approval period (in which the Developer may
protest the imposition of any fees, dedications, reservations, or other exactions imposed on this
Project by these Conditions of Approval) will begin on the date of the City’s eenditional-approval
of this Project. If the Developer fails to file a protest within this 90-day period, complying with all
of the requirements of Government Code section 66020, the Developer is advised that
applicable statute(s) of limitations may wiltbe legally barred Developer from later challenging
any such fees, dedications, reservations or other exactions.,,

Formatted: Font: Bold

5. Except as otherwise modified herein, all construction shall be consistent with the plans
received by the Development Services Department on January 5, 2016.

6. Prior to the issuance of a building permit, the applicant shall provide a detailed landscape
and irrigation plan_for that typical lot consistent with City landscape and irrigation standards and
the approved Project plans, including, but not limited to Tracy Municipal Code Section
10.08.3560, the City's Design Goals and Standards, and the applicable Department of Water
Resources Model Efficient Landscape Ordinance on private property, and the Parks and
Parkways Design Manual for public property, to the satisfaction of the Development Services
Director. Newly planted, on-site trees shall be a minimum size of 24-inch box and shrubs shall
be a minimum size of five gallons._Provided, however, that because the proposed park within

/{ Formatted: Font: Not Bold

the Project will be private, jt shall not be required to meet the City’s Parks and Parkways Design

Manual for public property.

7. Prior to final inspection for any residential unit of the Pproject_(excluding model homes),-the
Developer shall construct a nine-foot tall masonry wall (as measured from the taller grade on
either side of the wall) along the Pproject’s west property line, consistent with requirements of
the Pproject’s environmental mitigation measures related to noise attenuation. The wall shall be
designed consistent with the approved plans and subject to final approval by the Development
Services Director, and may include mounding on the west side of the wall to reduce its effective
visual height as seen from Lammers Road. ,

/{ Formatted: Font: Not Bold
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Rocking Horse Conditions of Approval
March 15, 2016

8. Prior to the issuance of a building permit, the Ddeveloper shall document compliance with
the City of Tracy Manual of Stormwater Quality Control Standards for New Development and
Redevelopment (Manual)_ which were in place at the time the Project’s Vesting Tentative Map
application was deemed complete to the satisfaction of the Public Works Director, which
includes the requirement for Site Design Control Measures, Source Control Measures and
Treatment Control Measures under the guidelines in a project Stormwater Quality Control Plan
(SWQCP). Compliance with the Manual includes, but is not limited to, addressing outdoor
storage areas, trash enclosures, parking areas, any wash areas and maintenance areas. The
SWQCP must conform to the content and format requirements indicated in Appendix D of the
Manual and must be approved by the Public Works Director prior to issuance of grading or
building permits. The Pproject was deemed complete prior to the new stormwater regulations
adopted by the City. Stormwater treatment shall be consistent with the approved plans, subject
to approval by the City’s Engineering Division.

9. The Pproject shall comply with all applicable provisions of the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan, including the Incidental Take Minimization
Measures applicable_at the time of permit and a pre-construction survey prior to ground

disturbance_in accordance with the requirements set forth in the Mjtigation Monitoring Reporting /{Formaned: Not Highlight

Program of the Rocking Horse Development Project’s Mitigated Negative Declaration dated \[Formaned: Not Highlight

November 2015, to the satisfaction of San Joaquin Council of Governments. Formatted: Not Highlight

)

10. The Ddeveloper shall design and construct all buildings with fire sprinklers in accordance
with City Regulations to the satisfaction of the Chief Building Official.

11 . The on-site interim storm drainage basin in the northeast portion of the site shall be fenced
to provide both visual relief of the basin until such time as a permanent off-site basin (as
planned for in the City’s Stormwater Master Plan) is constructed. The color, material, and other

design elements of the fence, which shall also include perimeter landscaping to help soften its
appearance, shall be compatible with the residential neighborhood, and the height shall be the
minimum necessary to provide reasonable security but not over 72 inches tall, to the mutual
satisfaction of the Developer and the Development Services Director.

/{ Formatted: Not Highlight

12. The floor plans and architectural elevations for the project shall be consistent with the plans

[ Formatted: Font: (Default) Arial

received by the Development Services Department on February 17, 2016, { Formatted: Font: Bold

13. All common area lots and open spaces, including landscaping, shall be maintained by
the Project homeowner’s association (HOA). Final covenants, conditions and restrictions
(CC&Rs) shall be submitted to the City for review and approval prior to their recordation_for the
purpose of confirming compliance with this Condition No. 13. -The CC&Rs shall be recorded

prior to City issuance of a grading permitlar or improvement plans for the Project. _—{ Formatted: Font: Bold

14. Final design plans shall be provided for the entry feature to the Pproject located along

Crossroads Drive, providing for additional architectural detailing of the features. _—{ Formatted: Font: Bold
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15. The Emergency Vehicle Access (EVA) connecting the Pproject to Lammers Road shall be
built subject to Fire Department and Engineering Division approval, including with respect to
width, loads, turn radius, and use of gates or other barriers. The EVA shall be converted to a
pedestrian and bicycle pathway after elimination of the EVA once the secondary street

connection to Crossroads Drive is constructed at the northeast corner of the Pproject_consistent —{ Formatted: Not Highlight

with the Project’s Vesting Tentative Map. The design of the pedestrian and bicycle pathway
shall be subject to review and approval of the Development Services Director, and the pathway
shall be subject to maintenance by the Pproject Homeowner’s Association.

16. The Ddeveloper shall be required to pay all applicable City impact fees_subject to any
applicable fee credits and reimbursement in accordance with the City Regulations and an
executed Fee Credit Agreement between the Developer and the City as provided for in the City
of Tracy Municipal Code, including park fees. Provided, however, nNo fee credit shall be given

for the Ddeveloper’s construction of the 2.4-acre private park. , /{Formaned: Font: Bold

17. The_approximately 2.4-acre private park shall be designed for the recreational use of the
Pproject residents. The amenities included will be designed, constructed, and maintained at the
sole discretion of the Ddeveloper and the homeowner’s association, but shall comply with the all
applicable City Standards for private property landscaping, including, but not limited to water-
efficient landscape and stormwater design standards.

18. Before approval of the first building permit, the applicant shall do one of the followings;

subjectto-the-approval-ef-the-Administrative-Services-Director:

/{Formatted: Font: Bold

18. Before the approval of the first building permit, the applicant shall do one of the following,

subiject to the approval of the Administrative Services Director:

a. CFD or other funding mechanism. The applicant shall enter into an agreement with the
City, which shall be recorded against the property, which stipulates that prior to final inspection
or certificate of occupancy, the applicant will join a New Development Area Community Facilities
District (CFD) for funding on-going operational costs of providing police services, Fire 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. Upon the successful inclusion of the property in the CFD, the parcels will be subject

BATP\51357\991933.1
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to the maximum special tax rates as outlined in the Rate and Method of Apportionment. The
special tax imposed under the CED is expected to be an amount not exceeding $325 per
residential dwelling unit. The applicant shall have no obligation to form its own CFD to provide
for the costs of operational services for the project site. If the City has not formed the New
Development Area CFD prior to the final inspection or certificate of occupancy of the first
building permit for the project, the applicant may request that they City Council rescind the

agreement.

b. Direct Funding. The applicant shall enter into agreement with the City, which shall be
recorded against the property, which stipulates that prior to final inspection or certificate of
occupancy, the applicant 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, Fire
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.

C. Building Division and Fire Prevention Conditions of Approval

1. NFPA 13-R automatic sprinkler systems and fire and smoke alarm systems are required
with monitoring.

2. Provide "No Parking" signage along both sides of Crossroads Drive.

3. Prior to the issuance of the 151% building permit, the Ddeveloper shall fund the cost of a new
Type-| Fire Pumper Apparatus per the requirements of the Citywide Public Safety Master Plan
dated 3/21/13, in an amount not to exceed the estimated cost of said equipment ($500,000)._In
determining the amount due under this Condition No. C.3, the Developer shall pay the amount
of the actual cost of the apparatus minus the total amount of the public safety fees already paid
by the Developer in connection with the Project, and shall also receive credit against any
remaining public safety fees otherwise due, as provided for in the Fee Credit Agreement that
shall be executed by the Developer and the City pursuant to Planning Condition No. 16.

D. Public Works Conditions of Approval

1. The Project_Site is_already located on the City’s Landscape Maintenance District (LMD)
map and designated as inactive LMD Zone 32. The City requires that the Pproject homeowners
association (HOA) provide for maintenance of all landscape areas in streets and road rights-of-
way and that the Pproject remain in jein the City LMD. While required to remain jein the LMD, it
will be kept in a “dormant” status and only activated if the HOA does not provide for
maintenance as needed. Landscape maintenance on each privately owned lot will be the
responsibility of the individual homeowners_or as otherwise provided for in the Project CC&Rs.

2. Landscaping_as set forth in the approved Project plans- shall be provided consistent with
standard details_set forth in efthe City Requlations-MasterPlan.

3. Utilize decorative pavement (i.e., stamped concrete) instead of use of pavers in street
sections_within public streets in accordance with the approved Project plans;

/{Formatted: Font: Bold
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C.
C.1.

C.2.

BATP\51357\991933.1

Engineering Division Conditions of Approval

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:

Subdivider shall comply with the applicable recommendations of the
Stringer Property Traffic Impact Study in the City of Tracy”, prepared
by Kimley-Horn and Associates, Inc., dated July 20, 2015 and
“Stringer Development Plan Set Engineering Comments” prepared by
Kimley-Horn and Associates, Inc., dated May 21, 2015 (“Traffic
Analysis”).

“Precise Plan Line (Alignment) for Eleventh Street, Lammers Road”,
prepared by BKF and approved by the City Council on June 19, 2007
by Resolution No. 2007-137.

“Hydraulic Evaluation of South Lammers Road Development”, prepared
by West Yost Associates, dated May 20, 2015 (“Water Analysis”).

Final Map No application for any final map within the Project Site boundaries
will be accepted by the City as complete until the Subdivider provides all
documents as required by City Regulations and these Conditions of Approval, to
the satisfaction of the City Engineer, including, but not limited to, the following:

Cc.2.1.

Cc.2.2.

Cc.23.

C.2.4.

The final map application, which includes tract boundary, street right- of-
way, and lot closure calculations, preliminary title report, updated
subdivision map guarantee, copies of recorded deeds and/or easements
and documents that are necessary to complete the technical accuracy
review of the final map.

The Final Map is prepared in accordance with the City Regulations, and
in substantial conformance with the Tentative Subdivision Map.

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

a. The Subdivider shall dedicate a 10-foot wide Public Utility Easement
(PUE) along the lot frontages within the Project Site, for the
installation, repair, use, operation, and maintenance of public utilities
such as electric, gas, telephone, cable TV, and others.

Horizontal and vertical control for the Project shall be based upon the City
of Tracy’s 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
control points to a minimum of two separate points adjacent to or within
the Project Site described by the Final Map.
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C.2.5. Improvement Plans for in-tract and offsite improvements required to serve

BATP\51357\991933.1

C.2.6.

C.2.7.

Cc.2.8.

the Project Site described by the final map and Vesting Tentative
Subdivision Map in accordance with the City Regulations and these
Conditions of Approval. The Improvement Plans shall specifically include
all the requirements specified in Condition C.6., below.

a. The Improvement Plans shall consist of the Grading and Storm
Drainage Plans, Irrigation and Landscaping Plans, Composite / Joint
Utility Plans, In-tract Civil and Utility Plans, Street Lighting Plans,
Signing and Striping Plans, Masonry Wall Plans, and Storm Water
Plans prepared in accordance with the City Regulations. The Grading
Plans shall be submitted together with the calculations of earthwork
quantities or specifically the volumes of cut and fill in cubic yards.

b. All supporting and engineering calculations, material and technical
specifications, and reports related to the design of the subdivision
improvements, and as required by the City Engineer. The engineering
calculations shall include calculations for determining the size and
capacity of sewer, water and storm drain lines.

c. If multiple final maps are to be filed, the Improvement Plans, as
described above, must be prepared with a detailed phasing plan
showing construction limits and logical sequence or order of
constructing street and utilities improvements. The phasing plan shall
clearly identify the improvements to be constructed with each
construction phase.

A signed and stamped Engineer’s Estimate for the cost of subdivision
improvements and all the required public facilities, prepared in
accordance with City Regulations. Use and add ten percent (10%) for
construction contingencies.

All the required improvement plans are prepared in accordance with City
Regulations and these Conditions of Approval. The improvement
agreements are executed, improvement security is submitted and
documentation of insurance are provided, as required by these Conditions
of Approval. The amounts of improvement security shall be approved by
the City and the form of improvement security shall be in accordance with
the City Regulations.

Improvement Security. The Subdivider shall provide improvement
security for all public facilities, as required by any Subdivision
Improvement Agreement and any Deferred Improvement Agreement.
The form of the improvement security may be a surety bond, letter of
credit or other form in accordance with City Regulations. The amount of
the improvement security shall be as follows:

a. Faithful Performance (100% of the estimated cost of constructing the
public facilities),

b. Labor & Material (100% of the estimated cost of constructing the
public facilities), and
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C.3.
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c. Warranty (10% of the estimated cost of constructing the public
facilities)

d. Monumentation ($500 multiplied by the total number of street
centerline monuments that are shown on the Final Map)

C.2.9. The Subdivider shall participate in any applicable Benefit Districts_or;
Assessment Districts_so long as any such district(s) have been formed
in_accordance with applicable laws and are in place as of the time of
Project approval-eras-etherwise-approved-by-Developerin-itsdiseretion,
or sub-regional reimbursement areas, in accordance with City
Regulations.__Provided, however, the applicant shall agree to the
inclusion of the Project Site in the City’s Landscape Maintenance District
pursuant to Public Works Condition No. 1.

C.2.10. Initial payment of plan and map checking, agreement(s) processing, and
other fees required by these Conditions of Approval and City
Regulations.

Grading Permit The City will not accept a grading permit application for the

Project as complete until the Subdivider has provided all relevant documents

related to said grading permit required by the applicable City Regulations and

these Conditions of Approval, to the satisfaction of the City Engineer, including,
but not limited to, the following:

C.3.1. Grading and Drainage Plans prepared on a 24” x 36" size polyester film

C.3.2.

C.3.3.

(mylar). Grading and Drainage Plans shall be prepared under the
supervision of, and stamped and signed by a Registered Civil Engineer.

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.

Three (3) sets of the Storm Water Pollution Prevention Plan (SWPPP) for
the Project with a copy of the Notice of Intent (NOI) submitted to the State
Water Quality Control Board (SWQCB) and any relevant documentation
or written approvals from the SWQCB, including the Wastewater
Discharge Identification Number (WDID#).

a. After the completion of the Project, the Subdivider is responsible for
filing the Notice of Termination (NOT) required by SWQCB. The
Subdivider shall provide the City with a copy of the completed Notice
of Termination.

b. The cost of preparing the SWPPP, NOI and NOT, including the filing
fee of the NOI and NOT, shall be paid by the Subdivider.

c. The Subdivider shall prepare a Storm Water Pollution Prevention Plan

(SWPPP) that covers specific types and sources of stormwater
pollutants, determines the location and nature of potential impacts, and
specifies appropriate control measures to eliminate any potentially
significant impacts on receiving water quality from stormwater runoff.
The SWPPP shall require treatment BMPs that incorporate, at a
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C.A4.

C.3.4.

C.35.

C.3.6.

C.3.7.

C.3.8.

minimum, the required hydraulic sizing design criteria for volume and
flow to treat projected stormwater runoff. The SWPPP shall comply
with the applicable standards established by the Central Valley
RWQCB, which are those that were in place as of the date the
Project’'s Vesting Tentative Subdivision Map application was deemed
complete. Best Management Practices shall be selected from the City’s
Manual of Stormwater Quality Control Standards for New Development
and Redevelopment according to site requirements and shall be
subject to approval by the City Engineer and Central Valley RWQCB.

Two (2) sets of the Project’s Geotechnical Report signed and stamped by
a licensed Geotechnical 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, pavement design
recommendations, percolation rate, and elevation of the highest observed
groundwater level (measured in two locations within the proposed
temporary storm drainage retention basin sites).

Two (2) sets of Hydrologic and Storm Drainage Calculations for the
design of the on-site storm drainage system and for determining the size
of the Project’s storm drainage connection.

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 Measures 4 and 5 of the Mitigation Monitoring and
Reporting Program of the Mitigated Negative Declaration (MND).

Check payment in the amount of a $5,000 deposit (which Developer shall
replenish, if and as needed, within thirty (30) days of a request from City
to do so), to cover City’s actual cost of services for any emergency repair
or maintenance work to be performed on the on-site temporary storm
drainage retention basin.

Prior to the issuance of a gGrading pPermit for the Project, Subdivider
shall submit improvement plans_that are at least sixty-five percent (65%)

complete and—secure—approval—of-plans to from—the City’s—Building
Divisien; for the design of on-site and off-sitesewer improvements.

Encroachment Permit - No applications for an encroachment permit will be

BATP\51357\991933.1

accepted by the City as complete until the Subdivider provides all relevant
documents related to said encroachment permit required by the applicable City
Regulations and these Conditions of Approval, to the satisfaction of the City
Engineer, including, but not limited to, the following:

Cc.4.1.

Improvement Plans prepared on a 24” x 36” size 4-mil thick polyester film
(mylar). 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.
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BATP\51357\991933.1

C.4.2. Signed and stamped Engineer's Estimate that summarizes the cost of
constructing all the public improvements shown on the Improvement Plans.

C.4.3. 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.

C.4.4. Check for payment of the applicable engineering review fees which
include plan checking, permit and agreement processing, testing,
construction inspection, and other applicable fees as required by the City
Regulations and 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 2014-059.

C.4.5. If it is necessary to close or interrupt the operation of travel lane(s) on
Lammers Road during construction, a Traffic Control Plan prepared
and/or signed by a Registered Civil or Traffic Engineer licensed to
practice in the State of California, must be submitted for review and
approval. No work shall start within City’s right-of-way or no lane closure
shall be made without obtaining City Engineer’'s approval on the Traffic
Control Plan.

Improvement Plans - The Improvement Plans that are required in this section
shall contain the design and construction details of street and utilities
improvements on South Lammers Road, and all subdivision 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 prepared under the
supervision of, and stamped and signed by a Registered Civil Engineer, Traffic
Engineer, Electrical Engineer, Mechanical Engineer, and Registered Landscape
Architect for the relevant work.

C.5.1. Grading and Storm Drainage Plans

C.5.1.1. Erosion Control Improvement Plans shall specify the method of
erosion control to be employed and materials to be used.

C.5.1.2. Site Grading

a. When the grade differential between the Project Site and
adjacent property(s) exceeds 12 inches, a reinforced or
masonry block, or engineered retaining wall is required for
retaining soil. The Grading Plan shall show construction
detail(s) and structural calculations of the retaining wall or
masonry wall for City’'s review and approval. The entire
retaining wall and footing shall be constructed within the
Project Site. A structural calculation shall be submitted with
the Grading and Storm Drainage Plans.

b. An engineered fill may be accepted as a substitute of a
retaining wall, if the grade differential is less than 2 feet and
subject to approval by the City Engineer. If an engineered
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slope is used to retain soil, a slope easement will be
necessary from the adjacent property. If a slope easement is
required under this Condition No. C.5.1.2, then 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. The Grading and Storm
Drainage Plans must show the extent of the slope
easement(s). The Subdivider shall be responsible for
obtaining permission from owner(s) of the adjacent and
affected property(s). The slope easement must be recorded,
prior to the issuance of the final building certificate of
occupancy.

Site grading shall be designed such that the Project’s storm
water can surface drain directly to a public street that has a
functional storm drainage system with adequate capacity to
drain storm water from the Project Site, in the event that the
on-site storm drainage system fails or it is clogged. The
storm drainage release point is recommended to be at least
0.70 foot lower than the building finish floor elevation and
shall be improved to the satisfaction of the City Engineer.

C.5.1.3. Storm Drainage

a.

The design and construction details of the Project's storm
drainage system and treatment facilities shall comply with the
applicable requirements of the City’s Storm Water Quality
Control Standards and storm water regulations that were in
place on the date that the Project's Vesting Tentative
Subdivision Map application was deemed complete.

Calculations related to the design and sizing of on-site storm
water treatment facilities must be submitted with the Grading
and Storm Drainage Plans, and approved by City's
Stormwater Coordinator prior to issuance of the grading
permit for the Project.

Temporary Retention (“Interim Drainage”). In the absence of
permanent downstream storm drainage facilities (i.e., the 30”
storm drain pipe downstream from the project, and the
SDMP Detention Basin 3B and associated outfall, as shown
on Figure 5.1a of the City of Tracy Citywide Storm Drainage
Master Plan, prepared by Stantec/Storm Water Consulting,
Inc., dated November 2012), the City will allow the use of on-
site temporary storm drainage retention basin(s) as an
interim solution for disposal of storm water generated from
the Project Site, provided the Subdivider complies with the
applicable City Regulations pertaining to the design and
construction of said interim storm drainage retention basin,
and ensures that the Project’'s HOA is obligated (via recorded
CC&Rs), and signs a Deferred Improvement Agreement
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(DIA), to assure completion of the Subdivider’'s obligation to
repair and maintain said basin(s) while the on-site temporary
storm drainage retention basin(s) are in service and then to
remove the on-site temporary storm drainage retention
basin(s) at such time they are no longer needed due to the
construction of the above-referenced permanent facilities.
Once said permanent facilities are constructed and
operational and serving the Project Site, then the Subdivider
shall be responsible for backfilling the temporary storm
drainage retention basin(s) and grading the basin site. Once
said on-site facilities are removed as required under this
Condition No. C.5.1.3(c), the Subdivider may develop an
additional—eleven—14)—lots on the former basin site in
accordance with the Project’'s Vesting Tentative Subdivision
Map and other Project approvals. The Subdivider shall pay
all costs for the design, construction, maintenance and
removal of the on-site temporary storm drainage retention
basin(s), and any modifications to temporary facilities. Prior
to the recordation of the first final map for the Project, the
Subdivider shall enter into a Deferred Improvement
Agreement (DIA) with the City that obligates the Subdivider
to remove the interim on-site detention basin (and related
improvements) and to backfill said basin site pursuant to this
Condition No. C.5.1.3(c) once the above-referenced
permanent storm drainage facilities are operational and
serving the Project Site.

The Subdivider shall provide a geotechnical investigation
with respect to the on-site Temporary Retention Basin that
validates that percolation rates for the subsurface soils that
exist at and below the bottom of the basin are acceptable.

To avoid reverse flow, the on-site temporary storm drainage
retention basin(s) must be located at the downstream portion
of the Project's on-site storm drainage system and the
Project Site, and must be designed and constructed in
accordance with the applicable City Regulations and these
Conditions of Approval.

Excavated materials shall be kept within the basin site except
as otherwise provided for in this Condition No. C.5.1.3(f). If
the excavated materials are removed from the basin site, the
Subdivider shall be responsible for the cost of import backfill
materials, hauling to the basin site, spreading, compacting
and re-grading the basin site. If excavated materials are
retained on-site, the stockpile of excavated materials shall
not be higher than 8 feet and slope should not be steeper
than 1:1. A metal fence and access gate shall be installed by
the Subdivider to enclose the basin site. The bottom of the
temporary on-site storm drainage retention basin(s) shall be
5 feet above the observed highest groundwater elevation at
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the basin site. The Geotechnical Report shall also indicate
the observed highest groundwater elevation at the basin site.

g. The Subdivider shall record a temporary storm drainage
easement to grant rights to the City to access the temporary
on-site storm drainage retention basin(s) for any necessary
emergency repair or maintenance work the City may have to
perform within the basin site. The temporary access
easement shall include a sunset clause that such easement
will automatically be terminated at such time as the above-
referenced permanent storm drainage improvements are
completed.

C.5.1.4. Prior to the final inspection of the first building to be constructed

on the Project Site, the Subdivider shall submit a signed and
notarized Stormwater Treatment Facilities Maintenance
Agreement (STFMA) (in substantially the same form as the City’s
standard STFMA) as a guarantee for the performance of
Subdivider’'s responsibility towards the repair and maintenance
of on-site storm water treatment facilities. Calculations related to
the design and sizing of on-site storm water treatment facilities
must be submitted with the STFMA and the Grading and Storm
Drainage Plans.

C.5.2. Sanitary Sewer Facilities
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C.5.2.1. The Subdivider shall design and install sanitary sewer facilities

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

C.5.2.2. Connection to Westside Catchment Sewer System - According

to the Tracy Wastewater Master Plan (TWMP) that was adopted
by the City Council on January 15, 2013, (Resolution 2013-008),
the Project Site is within the planned service area of the
Westside Catchment Sewer System (Page 5-1 of the TWMP).
The Subdivider is responsible to design and construct the 18-
inch and 21-inch sewer lines in Lammers Road per the master
plan, approximately 3000 Linear Feet from the southerly property
boundary to the existing terminus in Lammers Road.

a. Fee Credits andfor-(as well as any reimbursements that may
also _be due if cost of improvements exceeds applicable
wastewater fee credits) for design and construction of the
Westside Catchment Sewer system shall be in accordance
Title 13 of the Tracy Municipal Code and provided pursuant to
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the Fee Credit Agreement that Developer and the City enter
into pursuant to Planning Condition No. 16. The amount of fee
credits/reimbursement shall be determined during the review
of the Improvement Plans.

The Subdivider shall pay a fair share fee for the use of the
Hansen Sewer capacity in the interim, until the Westside
Catchment Sewer is completed. The amount of the fair share
fee to be determined by the City Engineer.

Subdivider shall design and construct the sewer line in
Crossroads Drive from the Project to the manhole connection
to the Westside Catchment Sewer System in Lammers Road
(identified as Node 5W on Fig.5-1 of the TWMP). The sewer
line in Crossroads Drive is not a master plan Program facility.
The full cost of the design and construction of this sewer line
shall be paid by the Subdivider, and no reimbursement or fee
credits shall be applicable.

The Developer is hereby notified that the City has limited
wastewater treatment capacity in the City's Wastewater
Treatment Plant until current and future expansion capital
improvement projects are completed and operational. As of
January 2015, the City had an wunused capacity of
approximately 4200 EDU’s within its wastewater treatment
plant available to new development within the City on a first
come-first served basis. These EDU’s are currently available
to serve the proposed Project, but as other development
projects within the City come forward and building permits are
issued, this remaining capacity will be reduced.

Should the remaining EDUs be fully allocated prior to start of
construction of the proposed Project and the Developer seeks
to commence construction of the 226 lots, the Developer would
have the option to provide the necessary funding to the City to
assist in completion of the phased WWTP expansion
construction, above and beyond payment of sewer impact fees,
and would be eligible for fee credits (in addition to any
reimbursement that also may be due) of these monies as other
projects are developed and sewer impact fees posted with the
City.

C.5.3. Water System Facilities
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C.5.3.1. The Subdivider shall complete the design and installation of
water lines and connections as recommended in the Water
Analysis (Figure 3) including the 12-inch diameter DIP
connection from the Project to the existing 20-inch water main in
Lammers Road at the intersection of Crossroads Drive and
Lammers Road and the 12-inch diameter connection from the
project to the existing 12-inch water main located in Redbridge
Road near the intersection of Redbridge Road and Kaden Lane.
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C.5.3.2.

C.5.3.3.

C.5.3.4.

Water Shutdown Plan and Traffic Control Plan: If water main
shut down is necessary, the City will allow a maximum of four
hours water supply shutdown. The Subdivider shall be
responsible for notifying residents or business owner(s),
regarding the water main shutdown. The written notice, as
approved by the City Engineer, shall be delivered to the
affected residents or business owner(s) at least 72 hours
before the water main shutdown. Prior to starting the work
described in this section, the Subdivider shall submit a Water
Shutdown Plan and Traffic Control Plan to be used during the
installation of the offsite water mains.

Domestic and Irrigation Water Services

a. All water connections that are bigger than 2 inches in
diameter shall be Ductile Iron Pipe (DIP).

b. Domestic water service shall be installed in accordance with
City Regulations and the utility improvement plans approved
by the City Engineer. City’'s responsibility to maintain water
lines shall be from the water main on the street to the back of
the water meter (inclusive) only. Repair and maintenance of
all on-site water lines, laterals, sub- meters, valves, fittings,
fire hydrant and appurtenances shall be the responsibility of
the Subdivider.

c. All costs associated with the installation of the Project’s
permanent water connection(s) as identified in the Water
Analysis including the cost of removing and replacing asphalt
concrete pavement, pavement marking and striping such as
crosswalk lines and lane line markings, replacing traffic
detecting loops, conduits, and wires, relocating existing
utilities that may be in conflict with the water connection(s),
and other improvements shall be paid by the Subdivider.

Prior to the approval of the Improvement Plans, the Subdivider
shall obtain written approval from the City’s Fire Safety Officer
and Chief Building Official, for the location and spacing of fire
hydrants that are to be installed to serve the Project.

C.5.4. Street Improvements

C.5.4.1.

Roadway Improvements Frontage Responsibility — Per the
Citywide Roadway & Transportation Master Plan (CRTMP) that
was adopted by the City Council on November 26, 2012,
pursuant to Resolution 2012-240, Lammers Road will be a 6-
lane expressway (parkway) street with a minimum right-of-way
of 137 feet. According to the CRTMP (Figure 5.1 — Roadway
Improvement Cross Section Responsibility per Frontage
Policy), the Subdivider is responsible to design and construct
the outside travel lane (plus shoulder) and the landscape strip
behind the curb up to the property line. The Subdivider shall be
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C.5.4.2.

C.543.

eligible to receive fee credits for the cost of the program portion
of improvements and shall receive said credits in accordance
with the Fee Credit Agreement that the City and the Subdivider
enter into pursuant to Planning Condition No. 16.

Right-of-Way on Lammers Road — The Subdivider shall dedicate
70 feet of right-of-way along the entire frontage of the Property
on Lammers. An additional 5 feet of right-of-way (75 feet total)
shall be dedicated where the right-turn lane to Crossroads Drive
is to be located. The Subdivider shall execute a Grant Deed to
convey the land in fee title or dedicate the right-of-way on the
Final Map.

a. The Subdivider shall vacate the existing 40" wide irrigation
easement adjacent to the Lammers Road right-of-way at the
west boundary line of the Project parcel.

b. The Subdivider shall work with the City of Tracy, San
Joaquin County and the adjacent property owner to the
north to locate and construct an interim pedestrian path
from Crossroads Drive to Kimball High School consistent
with the approved Project plans. The exact location and
width will be determined by all parties after review of the
available options.

If requested by the Subdivider, the City will assist in the
acquisition of right-of-way, for this interim pedestrian path
by extending its power of eminent domain, subject to
approval by the City Council.

c. The Subdivider shall dedicate the proposed Parcel “F” lot
adjacent to Redbridge Road for future intersection
improvements.

Right-of-Way on Crossroads Drive — Per the Citywide Roadway
& Transportation Master Plan (CRTMP) that was adopted by
the City Council on November 26, 2012, pursuant to Resolution
2012-240, Crossroads Drive will be a 4-lane arterial street with
a minimum right-of-way of 99 feet. According to the CRTMP
(Figure 5.1 - Roadway Improvement Cross Section
Responsibility per Frontage Policy), the Subdivider is
responsible to design and construct the outside travel lane
(plus shoulder) and the landscape strip behind the curb up to
the property line. Any travel lane(s) or left-turn and right-turn
lane(s) along the Property’s frontage or at all the access points
on Crossroads Drive that are provided and are necessary to
meet access spacing requirements are considered to be site
specific offsite improvements and they are Subdivider’s
responsibility to design and construct without any
reimbursement from the City.

a. For the section of Crossroads Drive located between
Lammers Road and the Project entry at Street ‘M’, the
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C.5.4.4.

C.5.4.5.

C.5.4.6.

Project shall dedicate 54 feet of right-of-way for Crossroads
Drive, with the remaining 45 feet of right-of-way to be
dedicated by the property located to the north of the Project
when that property is developed. The Subdivider shall not
be eligible for fee credits /reimbursement for this portion of
right-of-way dedication in excess of its obligation, as the
amount will be credited towards Subdivider's obligations
outlined in Condition C.5.4.3(b) below.

b. For the section of Crossroads Drive east of Street ‘M’, the
proposed alignment of Crossroads Drive shifts to the north.
Subdivider and the City have agreed that the fee credits for
the excess right-of-way dedication outlined in Condition
C.5.4.3(a) above shall be applied towards Subdivider's
obligation for future required transitions in the alignment of
Crossroads Drive to east of Street ‘M.

Street ‘M’ entry road and Other In-tract Streets. The Subdivider
shall dedicate all rights-of-way that are necessary to construct
Street ‘M’ and all the in-tract streets based on their respective
cross sections shown on the VTM. The width of travel lanes,
street median, landscaping strip and sidewalk shall be in
accordance with the City Regulations or as otherwise shown on
the approved Tentative Map package.

Emergency Vehicle Access Easement (EVA) Prior to final
inspection of the first residential unit within the Project
(excluding model homes), the Subdivider shall provide minimum
20-foot wide Emergency Vehicle Access between Lots 107 and
108 to provide a second point of Fire Department access to the
Project as required by the Fire Code Official. The Subdivider and
City shall enter into an EVA Agreement prior to the start of
construction to address access across private property and
maintenance responsibilities of the HOA. The Subdivider shall
submit improvement plans for the EVA for approval.

Frontage Improvements on Lammers Road — The Subdivider
shall design and construct all roadway improvements on
Lammers Road that are necessary to provide safe and
functional access to the Project, as described by the Technical
Memorandum prepared by Kimley-Horn and Associates, titled
“Stringer Development Plan Set Roadway Engineering
Comments” dated May 21, 2015 (Traffic Report), and as
required by these Conditions of Approval and as approved by
the City Engineer. The Traffic Report is on file with the Office of
the City Engineer and is available for review upon request. The
conceptual layouts of Interim and Ultimate improvements
required to be completed are shown on Sheets TM09 and
TM10 of the Vesting Tentative Map.

a. Frontage Improvements: The frontage roadway
improvements required on Lammers Road involve widening
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of the east side of Lammers Road along the frontage of the
Project to provide an interim median island, two northbound
travel lanes, and a right-turn lane; roadway improvements
shall include pavement transitions and other improvements
which includes but not limited to, the installation of new
asphalt concrete pavement, concrete curb and gutter, a 10-
foot wide Class 1 Bikeway/pedestrian facility, handicap
ramp(s), crosswalks, and parkway landscaping
improvements with automatic irrigation system, storm
drainage, catch basin/ drop inlet, fire hydrants, domestic,
irrigation and fire services, LED street lights, traffic sign(s),
pavement marking and striping along the entire frontage of
the Project and other improvements such as barricades,
signing, and striping that are necessary to provide a safe
transitions to and from a widened roadway section of
Lammers Road. Design and construction of Frontage
Roadway Improvements shall be completed by the
Subdivider, prior to final inspection of the first building to be
constructed within the Project Site (excluding model
homes).

Subdivider _shall be eligible to receive fee credits for the
program portion of the above-referenced improvements in
accordance with the CRTMP and City Regqulations and
provided in accordance with the Fee Credit Agreement that
Subdivider and the City enter into pursuant to Planning
Condition No. 16.

The masonry wall along the Project’s frontage on South
Lammers Road and Crossroads Drive is considered a public
improvement (once it is built by Developer and the dedication
of which is accepted by the City) which will be maintained by
the HOA. The masonry wall including its column and wall
footings shall be constructed within the area that will be
dedicated to the City with the first final map. The masonry
wall shall be designed and constructed in accordance with
City Regulations.

To provide pedestrian and bicyclist access from the Project
to Kimball High School, the Subdivider is required to install
an interim sidewalk on Lammers Road from the Project Site
to the existing sidewalk on Lammers Road in front of the
Kimball High School sports field, approximately 2200 feet
north of Crossroads Drive, consistent with approved Project
plans. The interim sidewalk shall be 5-feet wide and have a
structural section of 3" asphalt concrete and 8” Class Il
aggregate base. The design and construct details of the
interim sidewalk shall be included on the Offsite
Improvement Plans. Cost of designing and constructing the
interim sidewalk shall be paid by the Subdivider without any
reimbursement from the City. Construction of the above-
referenced pedestrian and bicyclist access to be completed
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prior to final inspection of the first residential unit within the
Project (excluding model homes).

C.5.4.7. Frontage Improvements on Crossroad Drive — The Subdivider
shall design and construct all roadway improvements on
Crossroads Drive that are necessary to provide safe and
functional access to the Project for each phase and at Project’s
build-out condition and consistent with the approved Project
plans.

a. Frontage Improvements: The roadway improvements
required on Crossroads Drive includes construction of
median curb on Project frontage, a 12-foot wide westbound
travel lane, and a 12-foot wide eastbound travel lane. The
roadway improvements shall include the installation of new
asphalt concrete pavement, concrete curb and gutter, a 10-
foot wide Class 1 Bikeway/pedestrian facility to be installed
seven feet behind the back of curb, handicap ramp(s),
crosswalks, parkway landscaping improvements with
automatic irrigation system, storm drainage, catch
basin/drop inlets, fire hydrants, domestic, irrigation and fire
services, LED street lights, traffic sign(s), pavement marking
and striping along the entire frontage of the Project from
Lammers Road to the end of Crossroads Drive at the
Project Entry at Street ‘M”. Other improvements such as
barricades, signage, and fencing shall be installed as
required or as directed by the City Engineer and consistent
with approved Project plans. Design and construction of
frontage Improvements shall be completed by the
Subdivider, prior to final inspection of the first building to be
constructed within the Project Site (excluding model homes).

b. The Subdivider shall not be eligible for fee credits or
reimbursement for this portion of frontage improvements in
excess of Subdivider's obligation in accordance with the
CRTMP, as the Subdivider and the City have agreed that
the fee credits for the excess frontage improvements shall
be applied towards Subdivider's obligation for future
required transitions in the alignment of Crossroads Drive to
east of Street ‘M.

c. Traffic Signal on Crossroads Drive  According to the
Traffic  Analysis for the Project, the Lammers
Road/Crossroads Drive Intersection does not warrant a
traffic signal by a marginal amount (7 vehicles in the AM
peak hour). Because of the high speeds on Lammers Road,
the City’s Traffic Section will monitor traffic conditions at this
intersection and will conduct two additional volume counts
and speed study (warrant analysis), one after the 180" home
is occupied and one after the 226™ home is occupied.

(1) In order to guarantee the Project's obligation towards
mitigation of traffic impacts caused as a result of traffic
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C.5.4.8.

C.5.4.9.

C.5.4.10.

increase generated by the Project, the Subdivider will be
required to deliver a cash deposit in the amount of
$10,000 prior to the approval of the first Final Map. The
cash deposit will be used to cover the cost of performing
the two above-referenced (2) traffic signal warrant
analyses. The City shall complete the warrant analyses
prior to performing final inspection of the 181 and 226"
residential buildings to be constructed within the Project.
If the actual cost of the warrant analyses is more than the
cash deposit, the Subdivider shall pay the cost difference
within fifteen (15) working days from the date of written
notice from the City Engineer. The unused portion of the
cash deposit shall be refunded to the Subdivider after the
Project closeout is completed.

2

~

If the signal warrant is met, the Subdivider shall install a
traffic signal at this intersection. The Subdivider shall
enter into a Deferred Improvement Agreement with the
City for installation of the traffic signal prior to approval of
the first Final Map. Security for the traffic signal shall be
provided (in accordance with applicable City Regulations)
at such time as the above-referenced analyses show that
the traffic signal warrants are met. The signal is included
in the City TIF, and the Subdivider will be eligible for a fee
credit against remaining traffic fees that would otherwise
be due (in accordance with applicable City Regulations)
for installation of the traffic signal if it is required (in
addition to any reimbursement that also may be due),
which arrangement shall be reflected in the Fee Credit
Agreement that Developer and the City enter into
pursuant to Planning Condition No. 16.

At the time of issuance of the first building permit, the
Subdivider shall pay its fair share of the cost of interim
improvements at the intersection of Lammers Road and Old
Schulte Road per the capital improvement project and the
applicable City Regulations.

All roadway improvements described in these Conditions of
Approval must be designed and constructed by the Subdivider
to meet the applicable requirements of the latest edition of the
California Department of Transportation Highway Design
Manual (HDM) and the California Manual of Uniform Traffic
Control Devices (MUTCD), all applicable City Regulations, and
these Conditions of Approval, prior to final inspection of the
first building to be constructed within the Project Site
(excluding model homes).

The City will assume responsibility to maintain the public
improvements and accept the offer of dedication for right-of-
way on Lammers Road, Crossroads Drive, and all other public
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C.55.

C.5.4.11.

C.5.4.12.

C.5.4.13.

C.5.4.14.

C.5.4.15.

streets after the City Council accepts the public
improvements.

All traffic control devices and appurtenances, including stop
sign, street name sign, pavement legend, and pavement
marking and striping shall be installed in accordance with City
Regulations and a detailed signing and striping plan approved
by the City Engineer.

LED Street lights shall be installed in accordance with City
Regulations and at locations approved by the City Engineer. As
part of the Improvement Plans, a street lighting plan that shows
the LED street lights, conduits, wires and electrical connection
to PG&E facility including all pertinent construct details. A
Photometric Plan must be submitted for City’s review and
approval.

Landscaping improvements along Lammers Road and
Crossroads Drive shall be installed with an automatic irrigation
system as approved by the City Engineer, and shall be
completed by the Subdivider, prior to the final inspection of the
first residential building to be constructed within the Property
(excluding model homes). Irrigation and Landscape Plans shall
be signed and stamped by a registered Landscape Architect
licensed to practice in the State of California

A standard barricade and guardrail with appropriate traffic sign
will be required at the east end of Crossroads Drive at the
intersection to the Project entrance at Street ‘M’. The space
behind the barricade shall be paved to prevent growth of weeds
and provide easier access for removing accumulated debris. To
prevent street runoff from draining to adjacent property(s), a
curb shall be installed through the entire width of the pavement
or curb-to-curb. Alternatively, the space behind the barricade
may be landscaped and maintained by the HOA.

The Subdivider shall coordinate with the Tracy Post Master for
location of, and installation (by the Subdivider) of, cluster type
mailbox units. Design and construction criteria shall be in
accordance with City requirements. The US Postal Services is
responsible for repairing and maintaining all cluster mailboxes
located within City’s right-of-way.

The Utility Corridor parcels shown on the Vesting Tentative Map as
Parcels A, D, and H shall be dedicated to and maintained by the
Homeowner’s Association. If these parcels will also be used for
pedestrian access to the subdivision, details related to maintenance
vehicle access, driveway curb cuts, maintenance access road structural
sections, bollards, safety lighting, landscaping, any safety concerns by
police department, etc. will need to be coordinated with the Planning,
Public Works, and Police departments.
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C.5.6.

C5.7.

Neighborhood Park

As part of the Project development, the Subdivider shall construct a
private, neighborhood park per these Conditions of Approval and
consistent with the approved Project plans. The private park shall be
maintained by the Project’'s Homeowners Association (HOA).

Joint Utility Trench Plans — All future utilities along the frontage of the
Project Site on Lammers Road shall be placed in an underground facility.
If required, the Subdivider shall relocate existing utility poles along the
frontage of the Project Site on Lammers Road after obtaining approval of
affected utility companies and the City. However, no undergrounding or
relocation of any utility poles on the west side of Lammers Road shall be
required. No fee credits or reimbursements shall be applicable for utility
pole relocations.

C.5.7.1. Subdivider shall prepare joint trench plans in compliance with
utility companies’ requirements and City regulations, and obtain
approval of the plans. All private utility services to serve Project
such as electric, telephone and cable TV to the building must be
installed underground, and to be installed at the location
approved by the respective owner(s) of the utilities. The
Subdivider shall submit Joint Utility Trench Plans for the
installation of electric, gas, telephone and TV cable main and
service lines that are necessary to be installed to serve the
Project. These utilities shall be installed within the 10-feet wide
Public Utility Easement (PUE) that will be offered for dedication
to the City. The Subdivider shall coordinate, as feasible, with the
respective owner(s) of the utilities for the design of these
underground utilities to ensure they can be installed within the
10-feet wide PUE to the extent feasible (and except in the event,
that additional space beyond the 10-feet PUE is required, as
determined by the utilities owner(s)).

C.5.7.2. Pavement cuts or utility trench(s) on existing street(s) for the
installation of water distribution main, storm drain, sewer line,
electric, gas, cable TV, and telephone will require the application
of 2" asphalt concrete overlay and replacement of pavement
striping and marking that are disturbed during construction. The
limits of asphalt concrete overlay shall be 25 feet from both sides
of the trench, and shall extend over the entire width of the
adjacent travel lane(s) if pavement excavation encroaches to the
adjacent travel lane or up to the street centerline or the median
curb. If the utility trench extends beyond the street centerline, the
asphalt concrete overlay shall be applied over the entire width of
the street (to the lip of gutter or edge of pavement, whichever
applies). This pavement repair requirement is applicable when
cuts or trenches are perpendicular to the street direction; when
the new joint trench is placed in the street parallel to the street
direction; the width of overlay is to be the width of the affected
lane.
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C.6. Building Permit No building permit within the Project Site boundaries will be
approved by the City (excluding model homes) until the Subdivider demonstrates,
to the satisfaction of the City Engineer, compliance with all Conditions of
Approval that expressly require compliance prior to issuance of a building permit,
as well as the Conditions Nos. C.6.1 through C.6.6 below:

C.6.1.

C.6.2.

C.6.3.

C.6.4.

C.6.5.

C.6.6.

Payment (on a per-unit basis) of the Master Plan Fees for Citywide
Roadway and Traffic, Water, Recycled Water, Wastewater, Storm
Drainage, Public Safety, Public Facilities, and Park adopted by the City
Council on January 7, 2014, per Resolution 2014-010 and all other
applicable fees pursuant to the City Regulations, as required by these
Conditions of Approval .

Payment (on a per-unit basis) of the San Joaquin County Facilities Fees
as required in Chapter 13.24 of the TMC, and these Conditions of
Approval.

Payment (on a per-unit basis) of the Agricultural Conversion or Mitigation
Fee as required in Chapter 13.28 of the TMC and these Conditions of
Approval.

Payment (on a per-unit basis) of the Regional Transportation Impact Fees
(RTIF) as required in Chapter 13.32 of the TMC, and these Conditions of
Approval.

A letter signed and stamped by the Project’'s Geotechnical Engineer
certifying that all grading work that was performed by the Subdivider
within the Project meets the requirements of the Project’s
Geotechnical/Soils Report and the recommendations of the Project’s
Geotechnical Engineer.

The applicable final map is approved by the City and recorded at the
Office of the San Joaquin County Recorder.

C.7. Agreements, Improvement Security, and Insurance

C.7.1.

BATP\51357\991933.1

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

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

b. The Subdivider has submitted a complete application for a final map
which is served by the required public improvements, and the final
map has been approved by the City Engineer.
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C.7.2.

C.7.3.

C.7.4.

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

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

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

Offsite Improvement Agreement: Prior to starting any work on Roadway
Improvements, the Subdivider shall sign an improvement agreement
(Offsite Improvement Agreement or OIA) and post improvement security
in accordance with Section 12.36.080 of the TMC, to guarantee
completion of the public improvements. The OIA requires approval from
the City Council.

a. Prior to the approval of the OIA, the Subdivider will be required to
submit Improvement Plans that contains the design, construction
details and specifications of all public improvements that are
required to serve the Project, prepared in a 24" x 36" size polyester
film (mylar), signed and stamped by the Design Engineer, for City's
approval and signature. The Subdivider shall also submit Technical
Specifications and Cost Estimates. All engineering calculations for
the design of the improvements must be submitted as part of the
Improvement Plans.

b. The Subdivider will be required to pay Engineering Review Fees
which include plan checking, agreement and permit processing,
testing, engineering inspection, and program management fees,
prior to the approval of the OIA and in accordance with the City
Regulations.

Deferred Improvement Agreement - Prior to the City’s approval of the first
final map within the Project, the Subdivider shall execute a Deferred
Improvement Agreement, in substantial conformance with the City’s
standard form agreement, by which (among other things) the Subdivider
agrees to complete construction of all remaining public facilities (to the
extent the public facilties 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 and shall include improvement security for
the deferred improvements.

Improvement Security - The Subdivider shall provide improvement
security for all public facilities, as required by Deferred Improvement
Agreement, Subdivision Improvement Agreement, or Offsite Improvement
Agreement. The form of the improvement security may be a bond, or
other form in accordance with City Regulations. The amount of the
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C.7.5.

improvement security shall be in accordance with City Regulations,
generally, as follows: Faithful Performance (100% of the approved
estimates of the construction costs of public facilities), Labor & Material
(100% of the approved estimates of the construction costs of public
facilities), and Warranty (10% of the approved estimates of the
construction costs of public facilities).

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

a.

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

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

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

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

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

1) The City (including its elected and appointed officials, officers,
employees, agents, and volunteers) shall be named as an
additional “insured.”

2) For any claims related to this Agreement, Subdivider's coverage
shall be primary insurance with respect to the City. Any insurance
maintained by the City shall be excess of the Subdivider's
insurance and shall not contribute with it.

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

Authorized Insurers. All insurance companies providing coverage to
Subdivider shall be insurance organizations authorized by the
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C.8.

c.9.

C.10.

Insurance Commissioner of the State of California to transact the
business of insurance in the State of California.

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

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

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

Release of Improvement Security - Improvement Security(s) described herein
shall be released to the Subdivider after City Council’'s acceptance of public
improvements and in accordance with the release provisions in the Subdivision
Improvement Agreement (or the DIA or OIA, as applicable) and the applicable
provisions governing security under the City of Tracy Municipal Code.

Acceptance of Public Improvements - Public improvements will not be accepted
by the City Council until after the Subdivider completes construction of the
relevant public improvements, and also demonstrates to the City Engineer
satisfactory completion of the following:

C.9.1. Correction of all items listed in the deficiency report prepared by the
assigned Engineering Inspector relating to public improvements subject
to City Council’s acceptance.

C.9.2. 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 that the Subdivider will be able to document revisions to
show the "As Built" configuration of all improvements.

Temporary or Final Building Certificate of Occupancy - No Temporary or Final
Building Certificate of Occupancy will be issued by the City (excluding model
homes) until after the Subdivider provides reasonable documentation which
demonstrates, to the satisfaction of the City Engineer, that:

C.10.1. The Subdivider has satisfied all the requirements set forth in Condition
C.9, above.

C.10.2. The Subdivider has completed construction of all required public
facilities for the building for which a certificate of occupancy is requested
and all the improvements required in these Conditions of Approval.
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

BATP\51357\991933.1
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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), subject to
applicable fee credits (in addition to any reimbursement that may also
be due) in accordance with the City Regulations and as provided in the
Fee Credit Agreement entered into by the City and Developer pursuant
to Planning Condition No. 16.

C.11. Special Conditions

BATP\51357\991933.1

C.11.1.

c.11.2.

C.113.

C.11.4.

C.115.

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

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

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

Any damages to existing improvements within the street right-of-way
due to construction related activities shall be repaired or replaced as
directed by the City at Subdivider’s cost.

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).
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C.11.6. Nothing contained herein shall be construed to permit any violation of

BATP\51357\991933.1

relevant ordinances and regulations of the City of Tracy, or other public
agency having jurisdiction. This Condition of Approval does not preclude
the City from requiring pertinent revisions and additional requirements to
the Grading Permit, Encroachment Permit, Building Permit,
Improvement Plans, OIA, and DIA, if the City Engineer finds it necessary
due to public health and safety reasons, and it is in the best interest of
the City and is otherwise in accordance with the City Regulations. The
Subdivider shall bear all the cost for the inclusion, design, and
implementations of such additions and requirements, without
reimbursement or any payment from the City except as otherwise
expressly set forth in these Conditions of Approval.



Attachment D

RESOLUTION 2016-___

RECOMMENDING APPROVAL OF A GENERAL PLAN AMENDMENT (GPA13-0006),
APPROVAL OF A REZONING AND APPROVAL OF A PLANNED UNIT DEVELOPMENT
PRELIMINARY AND FINAL DEVELOPMENT PLAN (PUD15-0001), APPROVAL OF A
VESTING TENTATIVE MAP (TSM15-0001),

AND ADOPTION OF A MITIGATED NEGATIVE DECLARATION
FOR THE ROCKING HORSE DEVELOPMENT

WHEREAS, Applications have been filed for a General Plan Amendment to re-designate
approximately 59.1 acres from Urban Reserve to Residential Low Density; to Rezone the
property from Low Density Residential to Planned Unit Development and approve a Planned
Unit Development Preliminary and Final Development Plan; and approve a Vesting Tentative
Map for the 226-Iot residential development, collectively, the “Project”, and

WHEREAS, The subject property is located on the east side of Lammers Road, north of
Redbridge Road, Assessor’s Parcel Numbers 240-060-26 and 240-060-27, and

WHEREAS, The Project includes a request to amend the General Plan designation of
the site to Residential Low Density in order for the General Plan Land Use Diagram to more
specifically reflect the planned single-family residential land use of this Project, and

WHEREAS, The subject property is well suited for residential development, and will be
provided with all necessary urban services and utilities, and

WHEREAS, The Project provides housing opportunities which assist the City in
achieving housing goals established in the City’s General Plan Housing Element, and

WHEREAS, The Project is consistent with General Plan Housing Element Goals and
Palicies, including Policy 3.1 (“Provide for a range of residential densities and products...”), and

WHEREAS, The Project has been evaluated in accordance with California
Environmental Quality Act (CEQA) Guidelines, and a Mitigated Negative Declaration is
proposed which would reduce any potentially significant environmental impacts to levels of
insignificance, and is proposed for approval, and

WHEREAS, The Planning Commission conducted a public hearing to receive public
input and review the Project on March 9, 2016;

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission as follows:

1. Mitigated Negative Declaration

A. The project was evaluated under an Initial Study which evaluated potential
environmental impacts associated with project development.

B. Based on the analysis contained in the Initial Study, mitigation measures were
identified which would reduce potentially significant impacts to levels of
insignificance. Therefore, a Mitigated Negative Declaration has been prepared for
the project.



Resolution 2016-

Page 2

2.

C.

The Planning Commission recommends that the City Council adopt the Mitigated
Negative Declaration, Exhibit 1.

General Plan Amendment (Application Number GPA13-0006)

The Planning Commission recommends that the City Council approve the General Plan
Amendment to re-designate the site from Urban Reserve to Residential Low Density.

3.

Rezone and Planned Unit Development Preliminary and Final Development Plan

(Application Number 15-0001)

A.

The Project includes site plan and design elements consistent with City design goals
and standards, such as designing a variety of floor plans and elevation types to
create a well-balanced streetscape and having landscape amenities that create an
inviting, pedestrian-oriented environment; and compliance with all City standards,
including street and design and layout and infrastructure design.

. As conditioned, the Project is consistent with City architecture Design Standards and

Guidelines. The architecture incorporates elements such as variation in texture,
materials, building heights, four-sided architecture, and garages set behind the
houses. The variety of floor plans also includes three single-story plans, exceeding
the requirement and further enhancing the overall streetscape design.

The Planning Commission recommends that the City Council, by adoption of an
ordinance, approve the Project Planned Unit Development Preliminary and Final
Development Plan per the conditions of approval in Exhibit 2.

Vesting Tentative Map (Application Number 15-0001)

A. The Project includes a Vesting Tentative Map which will provide for subdivision of the

site into 226 lots for single-family residential use, along with creation of common-
space lots to be maintained by the Project homeowner’s association.

The subdivision, as conditioned, will be consistent with applicable City design
provisions and the Subdivision Map Act.

kkkkkkkkkk*k*
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The foregoing Resolution 2016- was adopted by the Planning Commission on the
9" day of March, 2016, by the following vote:

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

CHAIR

ATTEST:

STAFF LIAISON
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PUBLIC DRAFT
INITIAL STUDY AND MITIGATED NEGATIVE
DECLARATION

FOR THE

ROCKING HORSE DEVELOPMENT PROJECT

NOVEMBER 2015

Prepared for:

City of Tracy

Department of Development Services
333 Civic Center Plaza

Tracy, CA 95676

Prepared by:

De Novo Planning Group
1020 Suncast Lane, Suite 106
El Dorado Hills, CA 95762
(916) 949-3231

De Novo Planning Group

A Land Use Planning, Design, and Environmental Firm
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INITIAL STUDY

PROJECT TITLE
Rocking Horse Development Project

LEAD AGENCY NAME AND ADDRESS

City of Tracy
333 Civic Center Plaza
Tracy, CA 95376

CONTACT PERSON AND PHONE NUMBER

Vicki Lombardo, Senior Planner
Development Services Department
City of Tracy

(209) 831-6428

PROJECT SPONSOR’S NAME AND ADDRESS
Bates Stringer Tracy II, LLC

875 Orange Blossom Way
Danville, CA 94526

PURPOSE OF THE INITIAL STUDY

An Initial Study (IS) is a preliminary analysis which is prepared to determine the relative
environmental impacts associated with a proposed project. It is designed as a measuring
mechanism to determine if a project will have a significant adverse effect on the environment,
thereby triggering the need to prepare an Environmental Impact Report (EIR). It also functions
as an evidentiary document containing information which supports conclusions that the project
will not have a significant environmental impact or that the impacts can be mitigated to a “Less
Than Significant” or “No Impact” level. If there is no substantial evidence, in light of the whole
record before the agency, that the project may have a significant effect on the environment, the
lead agency shall prepare a Negative Declaration (ND). If the IS identifies potentially significant
effects, but: (1) revisions in the project plans or proposals would avoid the effects or mitigate the
effects to a point where clearly no significant effects would occur, and (2) there is no substantial
evidence, in light of the whole record before the agency, that the project as revised may have a
significant effect on the environment, then a Mitigated Negative Declaration (MND) shall be
prepared.

This Initial Study has been prepared consistent with CEQA Guidelines Section 15063, to
determine if the proposed Rocking Horse Development Project (project) may have a significant
effect upon the environment. Based upon the findings and mitigation measures contained within
this report, a Mitigated Negative Declaration (MND) will be prepared.
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PROJECT LOCATION AND SETTING

PROJECT LOCATION

The Project site consists of 59.1 acres located at 25380 and 25376 South Lammers Road in the
west-central quadrant of the city of Tracy, northeast of the intersection of Lammers and
Redbridge Roads. The Project site encompasses Assessor Parcel Numbers (APN) 240-060-26, and
240-060-27.

The project’s regional location is shown in Figure 1, and the project vicinity is shown in Figure 2.

EXISTING SITE USES

The Project site currently consists of agricultural land, and one residential structure. Historically
the site was developed with orchard trees, but they have since been removed. Recent agricultural
production on the site consists of agricultural grass crop production, most recently alfalfa hay. A
treeline is located along the western edge of the Project site, and one tree is present within the
interior of the site. A total of 128 trees are located on the Project site. The parcel (APN 240-060-
27) located on the west-central portion of the Project site is a 3-acre lot with one single-family
residential home that is currently occupied, but will be vacated and removed upon project
implementation. Figure 3 shows an aerial view of the Project site.

SURROUNDING LAND USES

Lands to the south and east of the Project site consist of single-family residential uses. The parcels
adjacent to the north, and to the west across South Lammers Road consist of agricultural uses
(alfalfa fields, and cattle grazing). Further north approximately 0.35 miles is John C. Kimball High
School. Single-family residential land uses are located further north and east of the Project site.
Furthermore, there are several large-lot ranchette style homes to the northwest of the Project
site across South Lammers Road.

PROJECT DESCRIPTION

The proposed project would develop 226 single-family detached housing units on the 59.1-acre
Project site. The project would consist of low-density residential development (3.82 units per
acre). Lot sizes would range between 5,672 and 15,844 square feet, with an average lot size of
7,194 square feet. Lots would be generally uniform in nature (rectangular shaped). Corner lots,
and lots on the periphery would be generally larger and not uniform in shape. Within the
southern portion of the Project site 2.4-acres of private park space is proposed for the exclusive
use by project residents. A detailed vesting tentative map has been prepared and submitted for
approval, Figure 4 shows the proposed site plan layout.

The project applicant would construct a new road (Crossroads Drive) running east-west, along
the northern edge of the site connecting the Project site to South Lammers Road. Improvements
to the existing South Lammers Roadway are also proposed. These improvements include the
dedication of 70 feet of Right-of-Way (ROW) that would increase the total ROW from 67 feet to
137 feet and include new lane configurations, a 16ft median with left turn pockets, a new
sidewalk with landscaping buffers, and Class 1 bicycle lanes. Internal circulation at the Project
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site would consist of an interconnected street network and include 13 new internal roadways to
be constructed.

The Vesting Tentative Map identifies that the project would be served by the following existing
service providers:

* (City of Tracy for water;

* (City of Tracy for wastewater collection and treatment;

* (City of Tracy for stormwater collection;

* Pacific Gas and Electric Company for gas and electricity.

Utility extensions would be installed to provide services to project residents. Utility lines within
the Project site would be run through the rights-of-way created by the project’s internal street
network. Wastewater lines would be connected via an existing sanitary sewer line along South
Lammers Road northwest of the Project site. Storm drainage would be provided for the Project
through the construction of a temporary on-site detention basin located in the northeast portion
of the Project site. Potable water connections would be extended from existing water service lines
located along South Lammers Road, and Redbridge Road.

The project applicant is requesting a General Plan amendment to change land uses on the Project
site from Urban Reserve 8 (UR-8) to Residential Low (RL). Additionally, the project applicant is
requesting a rezone of the Project site from Low Density Residential (LDR) to Planned Unit
Development (PUD).

GENERAL PLAN AND ZONING DESIGNATIONS

The Project site is currently designated Urban Reserve 8 (UR-8) by the City of Tracy General Plan
Land Use Designations Map. The Urban Reserve designation is applied to relatively large,
contiguous geographic areas where comprehensive planning is expected to occur. Approval of a
General Plan Amendment from Urban Reserve to Residential Low (RL) would be required prior
to, or as a component of, project approval.

The following General Plan policies apply to the Urban Reserve 8 (UR-8) Land Use Designation:

* 8a.The acreages assigned to land uses in the statistical profile for this Urban Reserve are
intended as guidelines; the overall distribution and mixture of residential densities may
change.

* 8b. Future development in this Urban Reserve should have a well-integrated mix of
housing types with an average density of six dwelling units per acre.

* 8c.Development in this area should be coordinated with development in Urban Reserves
5 and the surrounding development to ensure adequate transitions between the location,
site layout and intensity of land uses.

The following Standards apply to the Proposed Residential Low (RL) Land Use Designation:

* Residential Low (RL). Single family dwelling units are the principal type of housing stock
allowed in these areas. Attached units, zero lot line and clustered housing are also
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permissible and are encouraged within the overall framework of each community. These
housing types can help to meet the City’s desire to create unique neighborhoods and
enhance the character of the community. Allowable densities 2.1 to 5.8 units per gross
acre.

The Project site is currently zoned Low Density Residential (LDR). Approval of a Zoning

Amendment from Low Density Residential to Planned Unit Development (PUD) would be

required prior to, or as a component of, project approval.

The following requirements apply to the Low Density Residential (LDR) Zoning Designation:

The minimum lot area shall be 5,600 square feet.

The minimum lot width shall be fifty-six (56") feet; provided, however, lots on cul-de-sacs
or knuckles shall have a minimum frontage of forty-five (45') feet at the front lot line.
The minimum lot depth shall be ninety (90') feet.

The maximum height in the LDR Zone shall be two and one-half (2%) stories or thirty-
five (35") feet, whichever is less; provided, however, any residence exceeding two (2)
stories in height shall have all windows above the second story facing the street frontage.
The maximum aggregate coverage of all buildings in the LDR Zone shall not exceed forty-
five (45%) percent of the lot.

Proposed PUD Standards based on the Tentative Map standards:

Unless otherwise expressly noted below, and when not in conflict with the standards
outlined below, development standards shall be consistent with the Low Density
Residential Zone (LDR) - Title 10, Article 7 of the Tracy Municipal Code. All standards for
fence, wall and hedge heights, swimming pools, portable buildings, shade structures,
projections into yards and courts, shall be consistent with Tracy Municipal Code Article
24 of Chapter 10.08 - Zoning Regulations. Parking of boats or recreation vehicles and
motor homes within driveways or within any required front yard areas is prohibited.

Minimum Lot Area 5,600 sf
Minimum Lot Width 63' (50' on knuckles)
Minimum Lot Depth 90' (75’ on knuckles)
Maximum Lot Coverage 55% (excludes porches and shade structures)
Maximum Building Height 35
Minimum Setbacks:
Front Setback to Garage 20’
Front Setback to House 15'
Front Setback to Porch 10'
Side Yard Setback 5'
Side Yard Setback (Corner Lots) 10' on street side, 5' on interior side
Rear Yard Setback 10’ for 63’ x 90’ lots and 20’ for 90’ x 100’ lots
Parking On-Site 20'x 20' 2 -Car Garage, 2 Driveway Spaces
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The General Plan Land Use Map and Zoning designations for the Project site are shown on Figure
5 and Figure 6.

REQUESTED ENTITLEMENTS AND OTHER APPROVALS
The City of Tracy is the Lead Agency for the proposed project, pursuant to the State Guidelines
for Implementation of the California Environmental Quality Act (CEQA), Section 15050.
This document will be used by the City of Tracy to take the following actions:
* Adoption of the Mitigated Negative Declaration (MND)
* Adoption of the Mitigation Monitoring and Reporting Program (MMRP)

* Approval of a General Plan Amendment to amend the land use designation from Urban
Reserve to Residential Low

* Zoning Amendment from Low Density Residential to Planned Unit Development (PUD)
* Preliminary and Final Development Plan Approval

* Approval of the Vesting Tentative Subdivision Map with conditions to subdivide the
Project site

* Approval of a Concept Plan

The following agencies may be required to issue permits or approve certain aspects of the
proposed project:

* Central Valley Regional Water Quality Control Board (CVRWQCB) - Storm Water Pollution
Prevention Plan (SWPPP) approval prior to construction activities.

* SanJoaquin Council of Governments (SJCOG) - Review of project application to determine
consistency with the San Joaquin County Multi-Species Habitat, Conservation, and Open
Space Plan (SJMSCP).

PROJECT GOALS AND OBJECTIVES
The City of Tracy and the project applicant have identified the following goals and objectives for
the proposed project:

1. Expand the available supply of residential housing options in the City of Tracy, consistent
with the City’s General Plan.

2. Develop a project that is consistent and compatible with the surrounding land uses, and
follows a logical development pattern.

3. Increase the supply of market-rate housing units within the City of Tracy.

4. Provide residential housing opportunities that are visually attractive and accommodate
the future housing demand in the City of Tracy.
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Figure 5: General Plan Land Use Designations
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving
at least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the
following pages.

) Agriculture and Forest . .
Aesthetics Air Quality
Resources
Biological Resources Cultural Resources Geology/Soils
H ds and H d Hydrol Wat
Greenhouse Gasses azar. s and Hazardous y r'o ogy/Water
Materials Quality
Land Use/Planning Mineral Resources Noise
Population/Housing Public Services Recreation
Utilities/Service Mandatory Findings of
Transportation/Traffic ilities/Servi i n” y ¥inding
Systems Significance

DETERMINATION:

On the basis of this initial evaluation:

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

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

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

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

[ find that although the proposed project could have a significant effect on the environment, because
all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

Signature Date
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EVALUATION INSTRUCTIONS:

iy

2)

3)

4)

5)

6)

A brief explanation is required for all answers except "No Impact” answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A "No Impact" answer is adequately supported if the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g. the project falls outside a fault rupture zone). A "No Impact" answer should
be explained where it is based on project-specific factors as well as general standards
(e.g., the project will not expose sensitive receptors to pollutants, based on a project-
specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as

on-site, cumulative as well as project-level, indirect as well as direct, and construction as

well as operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then

the checklist answers must indicate whether the impact is potentially significant, less

than significant with mitigation, or less than significant. "Potentially Significant Impact"
is appropriate if there is substantial evidence that an effect may be significant. If there are
one or more "Potentially Significant Impact" entries when the determination is made, an

EIR is required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies

where the incorporation of mitigation measures has reduced an effect from "Potentially

Significant Impact" to a "Less Than Significant Impact." The lead agency must describe

the mitigation measures, and briefly explain how they reduce the effect to a less than

significant level (mitigation measures from Section XVII, "Earlier Analyses," may be cross-
referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA

process, an effect has been adequately analyzed in an earlier EIR or negative declaration.

Section 15063(c)(3)(D). In this case, a brief discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist
were within the scope of and adequately analyzed in an earlier document
pursuant to applicable legal standards, and state whether such effects were
addressed by mitigation measures based on the earlier analysis.

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated,” describe the mitigation measures which were
incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information

sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a

previously prepared or outside document should, where appropriate, include a reference

to the page or pages where the statement is substantiated.
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7)

8)

9)

Supporting Information Sources: A source list should be attached, and other sources used
or individuals contacted should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats;
however, lead agencies should normally address the questions from this checklist that
are relevant to a project's environmental effects in whatever format is selected.

The explanation of each issue should identify:

a) The significance criteria or threshold, if any, used to evaluate each question; and
b) The mitigation measure identified, if any, to reduce the impact to less than
significance

EVALUATION OF ENVIRONMENTAL IMPACTS:

In each area of potential impact listed in this section, there are one or more questions which

assess the degree of potential environmental effect. A response is provided to each question using

one of the four impact evaluation criteria described below. A discussion of the response is also

included.

Potentially Significant Impact. This response is appropriate when there is substantial
evidence that an effect is significant. If there are one or more "Potentially Significant
Impact" entries, upon completion of the Initial Study, an EIR is required.

Less than Significant With Mitigation Incorporated. This response applies when the
incorporation of mitigation measures has reduced an effect from "Potentially Significant
Impact” to a "Less Than Significant Impact”. The Lead Agency must describe the
mitigation measures and briefly explain how they reduce the effect to a less than
significant level.

Less than Significant Impact. A less than significant impact is one which is deemed to have
little or no adverse effect on the environment. Mitigation measures are, therefore, not
necessary, although they may be recommended to further reduce a minor impact.

No Impact. These issues were either identified as having no impact on the environment,
or they are not relevant to the Project.
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ENVIRONMENTAL CHECKLIST

This section of the Initial Study incorporates the most current Appendix "G" Environmental
Checklist Form, contained in the CEQA Guidelines. Impact questions and responses are included
in both tabular and narrative formats for each of the 18 environmental topic areas.

1. AESTHETICS -- WOULD THE PROJECT:

Potentially . Le.s.s Than' Less Than
.o Significant with .
Significant L. Significant No Impact
Mitigation
Impact q Impact
Incorporation
a) Have a substantial adverse effect on a scenic %
vista?
b) Substantially damage scenic resources,
including, but not limited to, trees, rock X
outcroppings, and historic buildings within a state
scenic highway?
c) Substantially degrade the existing visual
character or quality of the site and its X
surroundings?
d) Create a new source of substantial light or glare
which would adversely affect day or nighttime X
views in the area?

RESPONSES TO CHECKLIST QUESTIONS

Response a): Less than Significant. There are no designated scenic vistas located on or adjacent
to the Project site. The Project site currently consists primarily of agricultural lands. Agricultural
lands provide visual relief from urban and suburban developments, and help to define the
character of a region, and the loss of agricultural lands can impact on the overall visual character
and quality of a region.

The proposed project uses on site are consistent and compatible with the surrounding land uses.
Lands to the south and east of the Project site consist of low-density single-family residential
uses. Further west and to the north of the Project site are agricultural uses.

Implementation of the proposed project would provide for additional residential development in
an area of the City that is adjacent to single-family housing development. The Project site is not
topographically elevated from the surrounding lands, and is not highly visible from areas beyond
the immediate vicinity of the site. There are no prominent features on the site, such as extensive
trees, rock outcroppings, or other visually distinctive features that contribute to the scenic
quality of the site. The Project site is not designated as a scenic vista by the City of Tracy General
Plan. Implementation of the proposed project would require the construction of 9 foot sound wall
along South Lammers Road (as outlined in Mitigation Measure 14). The specific location and
design of the sound walls have not been determined, however, the project is subject to the City of
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Tracy’s development and design review criteria, which would ensure that the sound wall and
related improvements are visually compatible with the surrounding land uses.

Implementation of the proposed project would not significantly change the existing visual
character of the project area, as much of the areas immediately adjacent to the site are used for
residential purposes. Furthermore, the General Plan designates this area as Urban Reserve, which
is intended for areas where residential expansion is expected through build out of the General
Plan. The loss of Agricultural lands that provide visual character and help define the visual quality
of the region was taken into account by the City’s General Plan and subsequent EIR. Development
permitted under the General Plan was determined to result in a significant impact to the existing
visual identity and character of the City, due to the development allowed under the General Plan.
Development and the subsequent removal of farmland was taken into consideration in the City
of Tracy General Plan and General Plan EIR. On February 1, 2011 the Tracy City Council adopted
a Statement of Overriding Considerations (Resolution 2011-028) for the loss of agricultural land
and related visual resource impacts resulting from adoption of the General Plan and certification
of the General Plan EIR. The project is consistent with the adopted Statement of Overriding
Considerations, and uses established by the General Plan. Implementation of the proposed
project would introduce a low-density residential development to the project area that would be
generally consistent with the surrounding residential developments, and consistent with the
intended uses established by the Tracy General Plan. Therefore, this impact is considered less
than significant.

Response b): Less than Significant. As described in the Tracy General Plan EIR, there are two
Officially Designated California Scenic Highway segments in the Tracy Planning Area, which
extend a total length of 16 miles. The first designated scenic highway is the portion of 1-580
between [-205 and I-5, which offers views of the Coast Range to the west and the Central Valley’s
urban and agricultural lands to the east. The second scenic highway is the portion of I-5 that starts
at [-205 and continues south to Stanislaus County, which allows for views of the surrounding
agricultural lands and the Delta-Mendota Canal and California Aqueduct.

The Project site lies approximately 2.5 miles northeast of the [-580 scenic highway. However, the
Project site is not visually prominent throughout the I-580 corridor. The Project site is consistent
with the surrounding residential uses and consists of single story and two story residential
structures. The structures proposed by the project present no more visual prominence within the
development area relative to the existing development. Background views would remain roughly
equal to existing conditions. The Project site is approximately 11 miles southeast of the I-5 scenic
highway and is not visible from the Project site.

The Project site is not a prominent visual feature from any of the above-referenced scenic
highways. Development of the proposed project would not result in the removal of any rock
outcroppings, or buildings of historical significance, and would not result in substantial changes
to the viewsheds from the designated scenic highways in the vicinity of the City of Tracy.
Therefore, this is a less than significant impact.
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Response c): Less than Significant with Mitigation. The proposed project would add
additional residential uses to an area that currently contains numerous residential uses. The
proposed project would be visually compatible with the surrounding residential uses and would
not significantly degrade the existing visual quality of the surrounding area. Site specific
characteristics would change the site from agricultural uses to residential uses. However, taking
into account the scope and location of the proposed project relative to the surrounding area uses,
this would not greatly alter the area’s overall visual characteristics.

Tree removal is anticipated to occur around the perimeter of the Project site. A tree report for
the Project site was prepared by a certified arborist (James R. Clark, Ph.D. from Hort Science, Inc.)
in July 2015. The study included evaluation of tree health and the structural condition for
assessment of trees suitable for preservation. Trees were surveyed in February 2015. The report
determined that all Project site trees had been planted as part of landscape development, and no
trees appeared to be indigenous to the site.

One hundred twenty-eight (128) trees were evaluated, representing 20 species. Trees were
located in two areas of the Project site. Sixty-nine trees were located along S. Lammers Road,
while 59 trees surrounded the residential site.

Based on the assessment of the proposed plan and evaluation of the 128 trees, 65 trees were
recommend for preservation, and 63 trees for removal. All trees proposed for retention are
located along S. Lammers Road. All trees recommended for removal are either surrounding the
residence or associated with a new road on the north side of the Project site.

Tree removal may represent a visual impact, in that it would increase views of the Project site
from the surrounding roadways and remove a visual pleasant feature of the site. Additionally,
the project is subject to the City of Tracy’s development and design review criteria, which would
ensure that the exterior facades of the proposed residential structures, landscaping, streetscape
improvements and exterior lighting improvements are compatible with the surrounding land
uses.

The following mitigation measure would ensure the visually prominent tree line would be
preserved. As future expansion and improvements are made to South Lammers Road, trees
located adjacent to the roadway may be removed. However, the proposed project includes
extensive planting of new trees and the retention of existing trees where feasible. Therefore, this
impact is considered less than significant with mitigation incorporated.

MITIGATION MEASURES

Mitigation Measure 1: As required by the Project’s Arborist Report (HortScience, Inc., July
2015), the following tree preservation standards and design requirements shall apply to the
proposed project during and prior to construction activities.

Design requirements

* Allow the Consulting Arborist the opportunity to review project plans, including but not
limited to, site, grading, drainage and landscape plans.
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Use only herbicides safe for use around trees and labeled for that use, even below
pavement.

Design irrigation systems so that no trenching will occur within the TREE PROTECTION
ZONE.

Preconstruction standards for demolition and treatment

Prepare a site work plan which identifies access and haul routes, construction trailer
and storage areas, etc.

Establish a Tree Protection Zone around each tree to be preserved. For design purposes,
the Tree Protection Zone shall be 20’ from the trunk in all directions. No grading,
excavation, construction or storage of materials shall occur within that zone.

Install protection around all trees to be preserved. Stack and secure hay bales 6 high
around tree trunks. As an alternative, employ chain link with posts sunk into the ground.
No entry is permitted into a tree protection zone without permission of the project
manager.

Trees to be removed shall be felled so as to fall away from Tree Protection Zone and
avoid pulling and breaking of roots of trees to remain. If roots are entwined, the
consultant may require first severing the major woody root mass before extracting the
trees, or grinding the stump below ground.

Trees to be retained may require pruning to provide clearance and or correct defects in
structure. All pruning is to be performed by an ISA Certified Arborist or Certified Tree
Worker and shall adhere to the latest editions of the ANSI Z133 and A300 standards as
well as the ISA Best Management Practices for Tree Pruning. Pruning contractor shall
have the C25/D61 license specification.

Tree protection standards during construction

e}

Prior to beginning work, the contractors working in the vicinity of trees to be preserved
are required to meet with the Consulting Arborist at the site to review all work
procedures, access routes, storage areas and tree protection measures.

Any grading, construction, demolition or other work that is expected to encounter tree
roots should be monitored by the Consulting Arborist.

If injury should occur to any tree during construction, it should be evaluated as soon as
possible by the Consulting Arborist so that appropriate treatments can be applied.
Fences have been erected to protect trees to be preserved. Fences are to remain until all
site work has been completed. Fences may not be relocated or removed without
permission of the project manager.

Any additional tree pruning needed for clearance during construction must be
performed by a qualified arborist and not by construction personnel.

All trees shall be irrigated on a schedule to be determined by the Consulting Arborist.
Each irrigation shall wet the soil within the Tree Protection Zone to a depth of 30 inches.
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Tree standards for re-planting

Trees removal associated with road widening activities along South Lammers Road shall be
replaced at a 1:1 ratio with trees of similar aesthetic, and biological value as deemed
appropriate by the Consulting Arborist.

Response d): Less than Significant with Mitigation. Daytime glare can occur when the sunlight
strikes reflective surfaces such as windows, vehicle windshields and shiny reflective building
materials. The proposed project would introduce new residential structures into the Project site,
however, reflective building materials are not proposed for use in the project, and as such, the
project would not result in increases in daytime glare.

The proposed project would include exterior lighting around the proposed structures, and park
areas within the site. The City of Tracy Standard Plan #140 establishes street light standards,
and requirements for light illumination. Exterior lighting on new projects is also regulated by the
Tracy Municipal Code, 10.08.4000 (a), which specifies that the site plan and architectural review
package includes an exterior lighting standards and devices review. The City addresses light and
glare issues on a case-by-case basis during project approval and typically adds requirements as
a condition of project approval to shield and protect against light spillover from one property to
the next.

The following mitigation measure requires the preparation of a lighting plan, which must
demonstrate that exterior project lighting has been designed to minimize light spillage onto
adjacent properties to the greatest extent feasible. The implementation of the following
mitigation measure would reduce this impact to a less than significant level.

MITIGATION MEASURES

Mitigation Measure 2: A lighting plan shall be prepared and approved prior to the issuance
of a building permit and installation of the project’s exterior lighting. The lighting plan shall
demonstrate that the exterior lighting systems have been designed to minimize light spillage
onto adjacent properties to the greatest extent feasible. The lighting plan shall include the
following:

o Design of site lighting and exterior building light fixtures to reduce the effects of
light pollution and glare off of glass and metal surfaces;

o Lighting shall be directed downward and light fixtures shall be shielded to reduce
upward and spillover lighting.
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II. AGRICULTURE AND FOREST RESOURCES: WOULD THE PROJECT:

Potentially R Less Than

Significant Significant with No

Significant
Impact Impact

Mitigation Impact

Incorporation

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?

¢) Conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code
section 1222(g)) or timberland (as defined in Public
Resources Code section 4526)?

d) Result in the loss of forest land or conversion of
forest land to non-forest use?

e) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

RESPONSES TO CHECKLIST QUESTIONS

Response a): Less than Significant with Mitigation. The Project site contains 59.1 acres of
soils that are considered Prime Farmland soils by the California Department of Conservation
Farmland Mapping and Monitoring Program and the USDA Soil Conservation Service.! Figure 7
identifies important farmlands, as mapped by the USDA, on and near the Project site. The Project
site is suitable for agricultural production and agricultural operations. The Project site has been
historically used for agricultural production including past orchard uses and more recent grass
crop alfalfa production.

The potential environmental impacts from development of the site for urban uses and the
associated removal of prime farmland soil for agricultural use were considered and addressed in
the City of Tracy General Plan and Final EIR. There, it was determined that buildout of the General
Plan, including development of the Project site, would result in the conversion of Prime Farmland,
Unique Farmland and Farmland of Statewide Importance to urban uses. The General Plan Draft
EIR found this to be a significant and unavoidable impact. On February 1, 2011 the Tracy City
Council adopted a Statement of Overriding Considerations (Resolution 2011-028) for the loss of
prime agricultural land resulting from adoption of the Plan and EIR, and provided mitigation
measures for the agricultural land lost to development in the City of Tracy’s urbanized areas.
Mitigation measures included the implementation of a “Right to Farm” ordinance by the City (Ord.
10.24 et seq.), intended to preserve and protect existing agricultural operations within the

thttp://maps.conservation.ca.gov/ciff/ciff.html
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incorporated City, and participation in the City’s agricultural mitigation fee program (Tracy
Municipal Code, Chapter 13.26).

The proposed project is identified as Urban Reserve, which is intended for future urban land uses
in the Tracy General Plan. However any development under the Urban Reserve designation
requires a General Plan Amendment to establish land use designations for each building site. The
proposed project is consistent with the overriding considerations that were adopted for the
General Plan and the established mitigation measures under that Plan. Under this framework,
the Project applicant is required to participate in the City’s agricultural mitigation fee program
by paying the established fees to the City on a per-acre basis for the loss of important farmland.
Fees paid toward the City’s program are collected and distributed to the Central Valley Farmland
Trust, and shall be used to fund conservation easements on comparable or better agricultural
lands to provide compensatory mitigation. As such, implementation of the proposed project
would not create new impacts over and above those identified in the General Plan Final EIR, nor
significantly change previously identified impacts. Therefore, with implementation of the
following mitigation measure, this potentially significant impact would be reduced to a less than
significant impact.

MITIGATION MEASURES

Mitigation Measure-3: Prior to the conversion of important farmland on the Project site,
the project applicant shall participate in the City’s agricultural mitigation fee program by
paying the established fees on a per-acre basis for the loss of important farmland. Fees paid
toward the City’s program shall be used to fund conservation easements on comparable or
better agricultural lands to provide compensatory mitigation.

Response b): No Impact. The Project site is not under a Williamson Act Contract, nor are any of
the parcels immediately adjacent to the Project site under a Williamson Act Contract. Therefore,
implementation of the proposed project would not conflict with a Williamson Act Contract. The
Project site is currently zoned Low Density Residential by the City’s Zoning Map. As such, the
proposed project would not conflict with any agricultural zoning or Williamson Act Contract.
There is no impact.

Responses c) and d): No Impact. The Project site is located in an area consisting of residential
development and agricultural uses. Trees are present within the Project site, however these trees
are ornamental in nature. There are no forest resources on the Project site or in the immediate
vicinity of the Project site. Therefore, there is no impact.

Response e): Less than Significant. As described under Responses (a) above, the proposed
project is currently used for agricultural purposes, but is it not designated or zoned for
agricultural uses. There are agricultural lands and operations on and adjacent to the Project site.
Development of urban uses and the subsequent removal of prime farmland soil for agricultural
use was taken into consideration in the City of Tracy General Plan and General Plan EIR. On
February 1, 2011 the Tracy City Council adopted a Statement of Overriding Considerations
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(Resolution 2011-028) for the loss of prime agricultural land resulting from adoption of the
General Plan and certification of the General Plan EIR.

The proposed project is identified for urban land uses in the Tracy General Plan. The proposed
project is consistent with the overriding considerations that were adopted for the General Plan.
As such, implementation of the proposed project would not create new impacts over and above
those identified in the General Plan Final EIR, nor significantly change previously identified
impacts. Any off site conversion of farmland near the Project site has previously been analyzed
by the Tracy General Plan EIR. Furthermore, a “Right to Farm” ordinance was adopted by the City
(Ord. 10.24 et seq.), and is intended to preserve and protect existing agricultural operations
within the incorporated City.

The proposed project is required to participate in the City’s agricultural mitigation fee program
by paying the established fees on a per-acre basis for the loss of important farmland. Fees paid
toward the City’s program shall be used to fund conservation easements on comparable or better
agricultural lands to provide compensatory mitigation. The City will ensure the preservation of
local farmland resources, thus the implementation of the proposed Project would result in a less
than significant impact. No additional mitigation is required.
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I11. AIR QUALITY -- WOULD THE PROJECT:

Potentially . Lgss Than . Less Than
. Significant with . No
Significant ] Significant
Mitigation Impact
Impact 3 Impact
Incorporation
a) Conflict with or obstruct implementation of the X
applicable air quality plan?
b) Violate any air quality standard or contribute
substantially to an existing or projected air quality X
violation?
¢) Result in a cumulatively considerable net increase
of any criteria pollutant for which the project region
is non-attainment under an applicable federal or X
state ambient air quality standard (including
releasing emissions which exceed quantitative
thresholds for ozone precursors)?
d) Expose sensitive receptors to substantial X
pollutant concentrations?
e) Create objectionable odors affecting a substantial X
number of people?

EXISTING SETTING

The Project site is located within the boundaries of the San Joaquin Valley Air Pollution Control
District (SJVAPCD). This agency is responsible for monitoring air pollution levels and ensuring
compliance with federal and state air quality regulations within the San Joaquin Valley Air Basin
(SJVAB) and has jurisdiction over most air quality matters within its borders.

RESPONSES TO CHECKLIST QUESTIONS

Responses a), b), c): Less than Significant with Mitigation. Air quality emissions would be
generated during construction of the proposed project and during operation of the proposed
project. Operational emissions would come primarily from vehicle emissions from vehicle trips
generated by the proposed project. Construction-related air quality impacts and operational air
quality impacts are addressed separately below.

Construction-Related Emissions

Construction Emissions: The proposed project is larger in scope and size than the SJVAPCD’s
Small Project Analysis Level (SPAL), therefore, a quantification of the emissions of ROG, NOx,
PM1o, and PM; 5 that will be emitted by project construction has been performed. The California
Emission Estimator Model (CalEEMod) TM (v.2013.2.2) was used to estimate construction
emissions for the proposed project.

Construction would result in numerous activities that would generate dust. The fine, silty soils in
the project area and often strong afternoon winds exacerbate the potential for dust, particularly
in the summer months. Grading, leveling, earthmoving and excavation are the activities that
generate the most particulate emissions. Impacts would be localized and variable. The initial
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phase of project construction would involve grading and leveling the Project site and associated
improvements such as supporting underground infrastructure, water, sewer, and electrical lines.

Construction activities that could generate dust and vehicle emissions are primarily related to
grading and other ground-preparation activities in order to prepare the Project site for the
construction of residential areas.

The SJVAPCD has established construction related emissions thresholds of significance as
follows: 10 tons per year of oxides of nitrogen (NOx), 10 tons per year of reactive organic gases
(ROG), or 15 tons per year particulate matter of 10 microns or less in size (PM10) and 15 tons per
year particulate matter of 2.5 microns or less in size (PM2;). If the project’s emissions will exceed
the SJVAPCD’s threshold of significance for construction-generated emissions as outlined in the
SJVAPCD'’s Guidance for Assessing and Mitigating Air Quality Impacts (2015), the project will have
a significant impact on air quality and all feasible mitigation are required to be implemented to
reduce emissions.

TABLE 1: CONSTRUCTION EMISSIONS (UNMITIGATED)

ROG NO. Fugitive Exhaust PM10 Fugitive Exhaust PM2.5
X PM10 PM10 Total PM2.5 PM2.5 Total
<10 <10 <15 <15
EREeshold tons/year | tons/year - tons/year - - tons/year
Annual (tons/year)
2016 0.6838 6.9509 0.8945 0.3678 1.2623 0.4115 0.3405 0.7520
2017 0.4680 3.7524 0.1042 0.2368 0.3410 0.0281 0.2223 0.2504
2018 0.4069 3.3235 0.1046 0.1999 0.3044 0.0282 0.1878 0.2160
2019 5.1963 1.3464 0.0379 0.0771 0.1151 0.0102 0.0725 0.0827
Exceed
Threshold No No No No No No No No

Source: Cal EEMod Version: CalEEMod.v2013.2.2

As shown in Table 1 above, annual emissions do not exceed the SJVAPCD annual thresholds of
significance. Therefore, construction-related emissions will result in a less than significant
impact to air quality. However, regardless of emission quantities, the SJVAPCD requires
construction related mitigation in accordance with their rules and regulations. Table 2 below
shows emissions reductions with project mitigation incorporated.
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TABLE 2: CONSTRUCTION EMISSIONS (MITIGATED)

ROG NOx Fugitive Exhaust PM10 Fugitive Exhaust PM2.5
PM10 PM10 Total PM2.5 PM2.5 Total
< < < <
Threshold ton_s/l}(r]ear ton_s/l}(r]ear - - ton_s/l;;ear - B ton_s/l;;ear
Annual (tons/year
2016 0.6838 6.9509 0.4334 0.3678 0.8012 0.1935 0.3405 0.5340
2017 0.4680 3.7524 0.1042 0.2368 0.3410 0.0281 0.2223 0.2504
2018 0.4069 3.3235 0.1046 0.1999 0.3044 0.0282 0.1878 0.2160
2019 5.1963 1.3464 0.0379 0.0771 0.1151 0.0102 0.0725 0.0827
Tl[;::::lf:)ild No No No No No No No No
% Reduction 0 0 40.41 0.00 22.8 45.61 0.00 16.76

Source: CalEEMod Version: CalEEMod.v2013.2.2

As shown in Table 2, mitigation measures accounted for a 35.36 percent reduction in Fugitive
PM1o, and an 18.94 percent reduction in total PMo. Fugitive PM2s5 would be reduced 41.76
percent while total PM;swould be reduced 13.81 percent.

Implementation of the following mitigation measures in addition to compliance with all
applicable measures from SJVAPCD Rule VIII would ensure that the project would have a less
than significant impact related to construction emissions.

MITIGATION MEASURES

Mitigation Measure 4: Prior to the commencement of grading activities, the City shall
require the contractor hired to complete the grading activities to prepare a construction
emissions reduction plan that meets the requirements of SJVAPCD Rule VIII. The
construction emissions reductions plan shall be submitted to the SJVAPCD for review and
approval. The project applicant shall comply with all applicable APCD requirements prior
to commencement of grading activities.

Mitigation Measure 5: The following mitigation measures, in addition to those required
under Regulation VIII of the SJVAPCD, shall be implemented by the Project’s contractor
during all phases of project grading and construction to reduce fugitive dust emissions:

*  Water previously disturbed exposed surfaces (soil) a minimum of two-times/day or
whenever visible dust is capable of drifting from the site or approaches 20 percent
opacity.

*  Water all haul roads (unpaved) a minimum of two-times/day or whenever visible dust
is capable of drifting from the site or approaches 20 percent opacity.

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

*  Reduce the amount of disturbed surface area at any one time pursuant to the scope of
work identified in approved and permitted plans.

* Restrict vehicular access to the area to prevent unlawful entry to disturbed areas and
limit unnecessary onsite construction traffic on disturbed surfaces. Restriction measures
may include fencing or signage as determined appropriate by the City.
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* Cease grading activities during periods of high winds (greater than 20 mph over a one-
hour period).

* Asphalt-concrete paving shall comply with SJVAPCD Rule 4641 and restrict use of
cutback, slow-sure, and emulsified asphalt paving materials.

Implementation of this mitigation shall occur during all grading or site clearing activities. The
SJVAPCD shall be responsible for monitoring.

Operational -Related Emissions

For the purposes of this operational air quality analysis, actions that violate Federal standards
for criteria pollutants (i.e., primary standards designed to safeguard the health of people
considered to be sensitive receptors while outdoors and secondary standards designed to
safeguard human welfare) are considered significant impacts. Additionally, the SJVAPCD has
established operations related emissions thresholds of significance as follows: 10 tons per year
of oxides of nitrogen (NOx), 10 tons per year of reactive organic gases (ROG), and 15 tons per
year particulate matter of 10 microns or less in size (PM1o) and 15 tons per year particulate
matter of 2.5 microns or less in size (PM2.5). If the project’s emissions will exceed the SJVAPCD’s
threshold of significance for operational-generated emissions, the project will have a significant
impact on air quality and all feasible mitigation are required to be implemented to reduce
emissions to the extent feasible.

The Basin is classified as a nonattainment area for ozone. In order to achieve the Federal and
State standards of ozone, it is necessary to regulate ROG and NOx, which contribute to the
formation of ozone. This includes both direct and indirect emissions. As shown in Table 3 below,
annual emissions of ROG, NOx, and PMip do not exceed the SJVAPCD annual thresholds of
significance.

TABLE 3: OPERATIONAL PROJECT GENERATED EMISSIONS

ROG NOx PM3io PM:.5
Threshold <10 tons/year <10 tons/year <15 tons/year < 15 tons/year
Category Unmitigated | Mitigated | Unmitigated | Mitigated | Unmitigated | Mitigated | Unmitigated | Mitigated
Area 3.2362 2.0317 0.1979 0.0195 1.8004 0.0161 1.8004 0.0160
Energy 0.0392 0.0344 0.3348 0.2939 0.0271 0.0238 0.0271 0.0238
Mobile 1.2994 1.2691 3.9596 3.7369 2.4141 2.2478 0.6895 0.6422
Total 4.5748 3.3353 4.4923 4.0502 4.2416 2.2876 2.5170 0.6820
%Reduction 27.09 9.84 46.07 72.91
Threshold
N N N N
Exceeded? No ° No ° No 0 No °

Source: CalEEMod: CalEEMod.v2013.2.2

In addition to the tons/year thresholds cited above, the SJVAPCD has thresholds applicable to CO
emissions that require projects to perform localized CO modeling.

The SJVAPCD recommends utilizing a screening approach for analyzing CO concentrations to
determine if dispersion modeling is warranted. The methodology provides lead agencies with a
conservative indication of whether project-generated vehicle trips will result in the generation
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of CO emissions that contribute to an exceedance of the thresholds of significance. The
recommended screening criteria are divided into two tiers, as described below.

First Tier: The proposed project will result in a less-than-significant impact to air quality for local
COif:

* Traffic generated by the proposed project will not result in deterioration of intersection
level of service (LOS) to LOS E or F; and

* The project will not contribute additional traffic to an intersection that already operates
at LOS of E or F.

As described in greater detail under the traffic impact analysis section in this document, the
proposed project would contribute traffic to an intersection operating at level of service (LOS) E
or F, therefore the first tier is not met

The screening approach requires that if the first tier of screening criteria is not met then the
second tier of screening criteria shall be examined.

Second Tier: If all of the following criteria are met, the proposed project will result in a less-than-
significant impact to air quality for local CO.

* The project will not result in an affected intersection experiencing more than 31,600
vehicles per hour;

* The project will not contribute traffic to a tunnel, parking garage, bridge underpass, urban
street canyon, or below-grade roadway; or other locations where horizontal or vertical
mixing of air will be substantially limited; and

* The mix of vehicle types at the intersection is not anticipated to be substantially different
from the County average (as identified by the EMFAC or CalEEMod models).

The proposed project screens out under the second tier because it meets all three criteria. First,
the intersections that will operate at LOS E or F under Cumulative Plus Project conditions will
only experience a Peak Hour traffic of up to 2,285 vehicles per hour during the peak hour. The
maximum of 2,285 vehicles per hour is significantly below the 31,600 vehicles per hour
threshold. Secondly, these intersections do not include a tunnel, parking garage, bridge
underpass, urban street canyon, or below-grade roadway; or other locations where horizontal or
vertical mixing of air will be substantially limited. Lastly, the mix of vehicle types at these
intersections and those stemming from the proposed residential project are not anticipated to be
substantially different from the County average. As such, the proposed project screens out
satisfactorily under tier 2. Therefore, localized CO modeling is not warranted for this project.

Rule 9510 Indirect Source Review
District Rule 9510 requires developers of large residential, commercial and industrial projects to
reduce smog-forming (NOx) and particulate (PMip and PM;s) emissions generated by their
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projects. The Rule applies to projects which, upon full build-out, will include 50 or more
residential units. Project developers are required to reduce:

* 20 percent of construction-exhaust nitrogen oxides;

* 45 percent of construction-exhaust PM1o;

* 33 percent of operational nitrogen oxides over 10 years; and
* 50 percent of operational PM;o over 10 years.

Developers are encouraged to meet these reduction requirements through the implementation
of on-site mitigation; however, if the on-site mitigation does not achieve the required baseline
emission reductions, the developer will mitigate the difference by paying an off-site fee to the
District. Fees reduce emissions by helping to fund clean-air projects in the District.

The project would be an indirect source of air pollutants, in that it would attract and cause an
increase in vehicle trips in the region. Table 4shows the new auto emissions from vehicle trips
that would result from the proposed project. The San Joaquin Valley Air Pollution Control District
has established a threshold of significance for ozone precursors of 10 tons per year, and 15 tons
per year has been used to represent a significant impact for PM1,.

TABLE 4: TOTAL GENERATED MOBILE EMISSIONS AT FULL BUILDOUT (MITIGATED)

EMISSIONS (TONS/YEAR)
ROG NO o 502 PM10 PMa s CO2e
g{f}?sil‘fosnosurce Project 1.2691 3.7369 13.864 0.0353 2.2478 0.6422 | 2,525.1912
SJVAPCD Threshold 10 10 100 15 15 -
Exceed Threshold No No No N/A No No N/A

Source: CalEEMod: CalEEMod.v2013.2.2

As shown in Table 4 above, project generated emissions are below the SJVAPCD thresholds for
ROG, NOx PMyo and PMz;5. Additionally, the SJVAPCD has established thresholds of significance
for criteria pollutant emissions, which are based on District New Source Review (NSR)
requirements. Projects with emissions below the thresholds of significance for criteria pollutants
would be determined to “not conflict or obstruct implementation of the District’s air quality plan.”
As such, the project would result in less than significant air quality impacts, and would not
conflict or obstruct implementation of the District’s air quality plan. However, regardless of the
emissions totals presented above, the project is still subject to the requirements of SJVAPCD Rule
9510, as described above.
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MITIGATION MEASURES

Mitigation Measure 6: Prior to the issuance of any building permits, the project applicant
shall comply with the requirements of District Rule 9510, which is aimed at the following
reductions:

* 20 percent of construction-exhaust nitrogen oxides;

* 45 percent of construction-exhaust PM10;

* 33 percent of operational nitrogen oxides over 10 years; and
* 50 percent of operational PM10 over 10 years.

The project applicant shall coordinate with SJVAPCD to develop measures and strategies to
reduce operational emissions from the proposed project. If feasible measures are not
available to meet the emissions reductions targets outlined above, then the project applicant
may be required to pay an in-lieu mitigation fee to the SJVAPCD to off-set project-related
emissions impacts. If in-lieu fees are required, the project applicant shall coordinate with
the SJVAPCD to calculate the amount of the fees required to off-set project impacts. The
project applicant shall provide verification of compliance to the City prior to the issuance of
any building permits.

Response d): Less than Significant. Sensitive receptors are those parts of the population that
can be severely impacted by air pollution. Sensitive receptors include children, the elderly, and
the infirm. In addition to the existing residences located adjacent to the Project site, there are
two schools located in close proximity to the Project site. John C. Kimball High School is located
approximately 0.35 miles north of the Project site, and George Kelly Elementary School located
approximately 0.26 miles east of the Project site.

Implementation of the proposed project would not expose these sensitive receptors to
substantial pollutant concentrations. Air emissions would be generated during the construction
phase of the project. The construction phase of the project would be temporary and short-term,
and the implementation of Mitigation Measures 4, 5, and 6 would greatly reduce pollution
concentrations generated during construction activities.

Operation of the proposed project would result in emissions primarily from vehicle trips. As
described under Response a) - c) above, the proposed project would not generate significant
concentrations of air emissions. Impacts to sensitive receptors would be negligible and this is a
less than significant impact.

Response e): Less than Significant. Operation of the proposed project would not generate
notable odors. The proposed project is a low density development, which is compatible with the
surrounding land uses. Occasional mild odors may be generated during landscaping maintenance
(equipment exhaust), but the project would not otherwise generate odors. This is a less than
significant impact and no mitigation is required.
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IV. BIOLOGICAL RESOURCES -- WOULD THE PROJECT:

Potentially . Lgss Than . Less Than
. Significant with . No
Significant P Significant
Mitigation Impact
Impact 3 Impact
Incorporation
a) Have a substantial adverse effect, either directly
or through habitat modifications, on any species
identified as a candidate, sensitive, or special status X

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, and X
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 X
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 X
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?

BACKGROUND

A biological resources reconnaissance of the Project site was performed by Zander Associates on
February 21, 2014. No suitable habitat for rare, threatened, endangered or otherwise special
status plants was observed, nor did they anticipate the need for further seasonal surveys to
confirm their absence. Common rodents, reptiles and other animals found in agricultural fields
could occur on the site, but the absence of suitable habitat conditions would limit extensive use.
No instances of any activity by ground squirrels (Spermophilus beecheyi) or other burrowing
animals were observed during the field reconnaissance. Special status wildlife species known
from the general vicinity such as the California tiger salamander (Ambystoma californiense), San
Joaquin kit fox (Vulpes macrotis mutica), California red-legged frog (Rana draytonii), and
burrowing owl (Athene cunicularia) are unlikely to occur on the site because of ongoing
cultivation, the lack of habitat, and proximity to urban/suburban uses. Although the likelihood
for the occurrence of any special status plant or wildlife species on the site is extremely low,
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participation in the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP) is recommended for all new projects on previously undeveloped land in Tracy.

RESPONSES TO CHECKLIST QUESTIONS
Response a): Less than Significant with Mitigation.

Special-status invertebrates: Special status invertebrate species that occur within the San Joaquin
County region include: longhorn fairy shrimp, vernal pool fairy shrimp, and mid valley fairy
shrimp, which requires vernal pools and swale areas within grasslands; and the valley elderberry
longhorn beetle, which is an insect that is only associated with blue elderberry plants, oftentimes
in riparian areas and sometimes on land in the vicinity of riparian areas. The Project site does not
contain essential, or suitable habitat for these special status invertebrates. Implementation of the
proposed project would have a less than significant impact on these species. No mitigation is
necessary.

Special-status reptiles and amphibians: Special-status reptiles and amphibians that occur within

the region include: the western pond turtle, which requires aquatic environments located along
ponds, marshes, rivers, and ditches; the California tiger salamander, which is found is grassland
habitats where there are nearby seasonal wetlands for breeding; the silvery legless lizard, which
is found in sandy or loose loamy soils under sparse vegetation with high moisture content; San
Joaquin whipsnake, which requires open, dry habitats with little or no tree cover with mammal
burrows for refuge; the Alameda whipsnake, which is restricted to valley-foothill hardwood
habitat on south-facing slopes; the California horned lizard, which occurs in a variety of habitats
including, woodland, forest, riparian, and annual grasslands, usually in open sandy areas; the
foothill yellow-legged frog, which occurs in partly shaded and shallow streams with rocky soils;
the California red legged frog, which occurs in stream pools and ponds with riparian or emergent
marsh vegetation; and the western spadefoot toad, which requires grassland habitats associated
with vernal pools. The Project site does not contain essential or suitable habitat for these special
status reptiles and amphibians. Implementation of the proposed project would have a less than
significant impact on these species. No mitigation is necessary.

Special status plant species: Numerous special-status plant species are known to occur in the

region. Many of these special status plant species require specialized habitats such as serpentine
soils, rocky outcrops, slopes, vernal pools, marshes, swamps, riparian habitat, alkali soils, and
chaparral, which are not present on the Project site. The Project site is located in an area that was
likely valley grassland prior to human settlement, and there are several plant species that are
found in valley and foothills grasslands areas. These species include large-flowered fiddleneck,
bent-flowered fiddleneck, big-balsamroot, big tarplant, round-leaved filaree, Lemmon's
jewelflower, and showy golden madia. Human settlement has involved a high frequency of
ground disturbance associated with the historical farming activities in the region, including the
Project site. The Project site does not contain suitable habitat for special-status plant species,
and no special-status plant species were observed during visits to the Project site.
Implementation of the proposed project would have a less than significant impact on these
species. No mitigation is necessary.
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Special-status bird species: Special-status bird species that occur within the region include:

tricolored blackbird, Swainson’s hawk, northern harrier, and bald eagle, which are associated
with streams, rivers, lakes, wetlands, marshes, and other wet environments; loggerhead shrike,
and burrowing owl, which lives in open areas, usually grasslands, with scattered trees and brush;
and raptors that are present in varying habitats throughout the region.

Swainson’s Hawk. The Swainson’s hawk is threatened in California and is protected by the
California Department of Fish and Game (CDFG) and the Migratory Bird Treaty Act (MBTA).
Additionally, Swainson’s hawk foraging habitat is protected by the CDFG. Swainson’s hawks

forage in open grasslands and agricultural fields and commonly nest in solitary trees and riparian
areas in close proximity to foraging habitat. The foraging range for Swainson’s hawk is ten miles
from its nesting location. There are numerous documented occurrences of Swainson’s hawk
within ten miles of the Project site, with the nearest nesting sites located approximate 8 miles to
the northeast of the Project site. Although no nesting sites for this species occur on the Project
site, Swainson’s hawks are present in the vicinity. The Project site and the surrounding open
agricultural habitat could provide foraging opportunities for local Swainson’s hawks. There is a
row of mixed trees (Eucalyptus, conifer Pine, and Palm varieties) bordering the site to the south
and east. These trees are large enough to harbor raptor nests, but do not currently contain any
active nesting sites.

Burrowing Owls. Burrowing owls are a California Species of Special Concern and are protected by

the CDFG and the MBTA. Burrowing owls forage in open grasslands and shrublands and typically
nest in old ground squirrel burrows. Common rodents, other animals found in agricultural fields
could occur on the site, but the absence of suitable habitat conditions would limit extensive use.
The biological reconnaissance performed by Zander Associates February 21, 2014 did not
observe any activity by ground squirrels (Spermophilus beecheyi) or other burrowing animals,
and noted that Burrowing owl (Athene cunicularia) are unlikely to occur on the site because of
ongoing cultivation, the lack of habitat and proximity to urban/suburban uses.

The Project site contains suitable, but not high-quality, habitat for burrowing owls. The Project
site is adjacent to other lands that are currently undeveloped that offer foraging and roosting
habitat for wintering or breeding owls. However, the burrows are not present on-site are due to
the absence of ground squirrels. During the surveys completed by Zander Associates, no
burrowing owls or evidence of their presence was detected within the Project site.

Participation in the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP) is recommended for all new projects on previously undeveloped land in Tracy.
Although the likelihood for the occurrence of any special status plant or wildlife species on the
site is extremely low, the implementation of the following mitigation measures would ensure that
special status plant or wildlife species are protected throughout the region. Impacts to special
status plant or wildlife species would be reduced to less than significant levels with mitigation.
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MITIGATION MEASURES

Mitigation Measure 7: Prior to commencement of any grading activities, the project
proponent shall seek coverage under the SJMSCP to mitigate for habitat impacts to covered
special status species. Coverage involves compensation for habitat impacts on covered
species through payment of development fees for conversion of open space lands that may
provide habitat for covered special status species. These fees are used to preserve and/or
create habitat in preserves to be managed in perpetuity. In addition, coverage includes
incidental take avoidance and minimization measures for species that could be affected as
a result of the proposed project. There are a wide variety of incidental take avoidance and
minimization measures contained in the SJMSCP that were developed in consultation with
the USFWS, CDFW, and local agencies. The applicability of incidental takes avoidance and
minimization measures are determined by S|COG on a project basis. The process of obtaining
coverage for a project includes incidental take authorization (permits) under the
Endangered Species Act Section 10(a) and California Fish and Game Code Section 2081. The
Section 10(a) permit also serves as a special-purpose permit for the incidental take of those
species that are also protected under the MBTA. Coverage under the SIMSCP would fully
mitigate all habitat impacts on covered special-status species. The SJMSCP includes the
implementation of an ongoing Monitoring Plan to ensure success in mitigating the habitat
impacts that are covered. The SJMSCP Monitoring Plan includes an Annual Report process,
Biological Monitoring Plan, SJMSCP Compliance Monitoring Program, and the SJMSCP
Adaptive Management Plan SJCOG.

Mitigation Measure 8: If construction activities occur during the avian breeding season
(February 1 - September 31) then the project proponent shall conduct pre-construction
surveys to prevent impacts to nesting birds. No more than 15 days prior to the start of
construction a bird survey shall be conducted by a qualified biologist to identify any active
nests within the Project site or visible from the Project site. If construction stops for a period
of 15 days or more during the avian breeding season than an additional bird survey shall be
conducted for all special-status birds protected by the federal and state ESA, MBTA and
CFGC, including but not limited to those that are documented within a ten-mile radius of the
Project site and are known to nest in the region. The biologist shall map all nests that are
within, and visible from the Project site. If nests are identified, the biologist shall develop
buffer zones around active nests as deemed appropriate in coordination with the CDFW.
Construction activity shall be prohibited within the buffer zones until the young have fledged
or the nest fails. Nests shall be monitored at least twice per week and a report submitted to
the City of Tracy and CDFW monthly.

Responses b): No Impact. Riparian natural communities support woody vegetation found along
rivers, creeks and streams. Riparian habitat can range from a dense thicket of shrubs to a closed
canopy of large mature trees covered by vines. Riparian systems are considered one of the most
important natural resources. While small in total area when compared to the state’s size, they
provide a special value for wildlife habitat.
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Over 135 California bird species either completely depend upon riparian habitats or use them
preferentially at some stage of their life history. Riparian habitat provides food, nesting habitat,
cover, and migration corridors. Another 90 species of mammals, reptiles, invertebrates and
amphibians depend on riparian habitat. Riparian habitat also provides riverbank protection,
erosion control and improved water quality, as well as numerous recreational and aesthetic
values.

There is no riparian habitat or other sensitive natural communities located on the Project site.
As such, the proposed project would have no impact on these resources, and no mitigation is
required.

Response c): Less than Significant. A wetland is an area that is inundated or saturated by
surface or ground water at a frequency and duration sufficient to support, and that under normal
circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil
conditions. Wetlands generally include swamps, marshes, bogs, and similar areas.

Wetlands are defined by regulatory agencies as having special vegetation, soil, and hydrology
characteristics. Hydrology, or water inundation, is a catalyst for the formation of wetlands.
Frequent inundation and low oxygen causes chemical changes to the soil properties resulting in
what is known as hydric soils. The prevalent vegetation in wetland communities consists of
hydrophytic plants, which are adapted to areas that are frequently inundated with water.
Hydrophytic plant species have the ability to grow, effectively compete, reproduce, and persist in
low oxygen soil conditions.

Below is a list of wetlands that are found in the Tracy planning area:

* Farmed Wetlands: This category of wetlands includes areas that are currently in
agricultural uses. This type of area occurs in the northern portion of the Tracy Planning
Area.

* Lakes, Ponds and Open Water: This category of wetlands includes both natural and
human-made water bodies such as that associated with working landscapes, municipal
water facilities and canals, creeks and rivers.

* Seasonal Wetlands: This category of wetlands includes areas that typically fill with water
during the wet winter months and then drain enough to become ideal plant habitats
throughout the spring and summer. There are numerous seasonal wetlands throughout
the Tracy Planning Area.

* Tidal Salt Ponds and Brackish Marsh: This category of wetlands includes areas affected
by irregular tidal flooding with generally poor drainage and standing water. There are
minimal occurrences along some of the larger river channels in the northern portion of
the Tracy Planning Area.

There are no wetlands located on the Project site. Therefore, this is a less than significant
impact and no mitigation is required.
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Response d): Less than Significant. The CNDDB record search did not reveal any documented
wildlife corridors or nursery sites on or adjacent to the Project site. Furthermore, field surveys
did not reveal any wildlife nursery sites on or adjacent to the Project site. Implementation of the
proposed project would have a less than significant impact. No mitigation is necessary.

Responses e), f): Less than Significant. The Project site is located within the jurisdiction of the
San Joaquin County Multi-Species Habitat Conservation and Open Space Plan (“Plan” or
“SJMSCP”) and is located within the Central/Southwest Transition Zone of the SJMSCP. The San
Joaquin Council of Governments (SJCOG) prepared the Plan pursuant to a Memorandum of
Understanding adopted by SJCOG, San Joaquin County, the United States Fish and Wildlife Service
(USFWS), the California Department of Fish and Game (CDFG), Caltrans, and the cities of Escalon,
Lathrop, Lodi, Manteca, Ripon, Stockton, and Tracy in October 1994. On February 27, 2001, the
Plan was unanimously adopted in its entirety by SJCOG. The City of Tracy adopted the Plan on
November 6, 2001.

According to Chapter 1 of the SJMSCP, its key purpose is to “provide a strategy for balancing the
need to conserve open space and the need to convert open space to non-open space uses, while
protecting the region's agricultural economy; preserving landowner property rights; providing
for the long-term management of plant, fish and wildlife species, especially those that are
currently listed, or may be listed in the future, under the Federal Endangered Species Act (ESA)
or the California Endangered Species Act (CESA); providing and maintaining multiple use Open
Spaces which contribute to the quality of life of the residents of San Joaquin County; and,
accommodating a growing population while minimizing costs to project proponents and society
at large.”

In addition, the goals and principles of the SJMSCP include the following:

* Provide a County-wide strategy for balancing the need to conserve open space and the
need to convert open space to non-open space uses, while protecting the region’s
agricultural economy.

* Preserve landowner property rights.

* Provide for the long-term management of plant, fish, and wildlife species, especially those
that are currently listed, or may be listed in the future, under the ESA or the CESA.

* Provide and maintain multiple-use open spaces, which contribute to the quality of life of
the residents of San Joaquin County.

* Accommodate a growing population while minimizing costs to project proponents and
society at large.

In addition to providing compensation for conversion of open space to non-open space uses,
which affect plant and animal species covered by the SJMSCP, the SJMSCP also provides some
compensation to offset impacts of open space conversions on non-wildlife related resources such
as recreation, agriculture, scenic values and other beneficial open space uses. Specifically, the
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SJMSCP compensates for conversions of open space to urban development and the expansion of
existing urban boundaries, among other activities, for public and private activities throughout
the County and within Escalon, Lathrop, Lodi, Manteca, Ripon, Stockton, and Tracy.

Participation in the SJMSCP is voluntary for both local jurisdictions and project applicants. Only
agencies adopting the SJMSCP would be covered by the SJMSCP. Individual project applicants
have two options if their projectis located in a jurisdiction participating in the SJMSCP: mitigating
under the SJMSCP or negotiating directly with the state and/or federal permitting agencies. If a
project applicant opts for SJMSCP coverage in a jurisdiction that is participating under the
SJMSCP, the following options are available, unless their activities are otherwise exempted: pay
the appropriate fee; dedicate, as conservation easements or fee title, habitat lands; purchase
approved mitigation bank credits; or, propose an alternative mitigation plan.

Responsibilities of permittees covered by the SJMSCP include collection of fees, maintenance of
implementing ordinances/resolutions, conditioning permits (if applicable), and coordinating
with the Joint Powers Authority (JPA) for Annual Report accounting. Funds collected for the
SJMSCP are to be used for the following: acquiring Preserve lands, enhancing Preserve lands,
monitoring and management of Preserve lands in perpetuity, and the administration of the
SJMSCP. Because the primary goal of SJMSCP to preserve productive agricultural use that is
compatible with SJMSCP’s biological goals, most of the SJMSCP’s Preserve lands would be
acquired through the purchase of easements in which landowners retain ownership of the land
and continue to farm the land. These functions are managed by San Joaquin Council of
Governments.

As described under Response (a) the proposed project is subject to participation in the SJMSCP
by Mitigation Measure 7. The City of Tracy and the project applicant shall consult with SJCOG and
determine coverage of the project pursuant to the SJMSCP. The implementation of Mitigation
Measure 7 would ensure that the project complies with the requirements of the SJMSCP, and
would not conflict with any applicable habitat conservation plans. Additionally, Mitigation
Measure 1 requires the project applicant to prepare a tree protection and replanting plan. The
tree protection and replanting plan would ensure project compliance with all applicable City
regulations that provide for tree protection. With the implementation of Mitigation Measures 1
and 7, this would be a less than significant impact.

MITIGATION MEASURE

Implement Mitigation Measures 1 and 7
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V. CULTURAL RESOURCES -- WOULD THE PROJECT:

Potentially . Lgss Than. Less Than
. Significant with . No
Significant P Significant
Mitigation Impact
Impact 3 Impact
Incorporation
a) Cause a substantial adverse change in the
significance of a historical resource as defined in X
'15064.5?
b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant X
to '15064.5?
c) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic X
feature?
d) Disturb any human remains, including those X
interred outside of formal cemeteries?

RESPONSES TO CHECKLIST QUESTIONS

Response a), b), c), d): Less than Significant with Mitigation. The City of Tracy General Plan
and subsequent EIR does not identify the site as having prehistoric period cultural resources.
Additionally, there are no known unique cultural, historical, paleontological or archeological
resources known to occur on, or within the immediate vicinity of the Project site. Furthermore,
neither the site, nor any structures on the site, are designated as a historical resource as defined
by Public Resources Code § 21084.1, or listed in, or eligible for listing in the California Register
of Historical Resources.

The site has previously been used for active agricultural uses. No instances of cultural resources
or human remains have been unearthed on the Project site, and site visits did not identify any
historical, cultural, paleontological, or archeological resources present on site. Therefore, it is
not anticipated that site grading and preparation activities would result in impacts to cultural,
historical, archaeological or paleontological resources. There are no known human remains
located on the Project site, nor is there evidence to suggest that human remains may be present
on the Project site. However, as with most projects in California that involve ground-disturbing
activities, there is the potential for discovery of a previously unknown cultural and historical
resource or human remains. This is considered a potentially significant impact.

The implementation of the following mitigation measure would require appropriate steps to
preserve and/or document any previously undiscovered resources that may be encountered
during construction activities, including human remains. Implementation of this measure would
reduce this impact to a less than significant level.
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MITIGATION MEASURES

Mitigation Measure 9: If any prehistoric or historic artifacts, human remains or other

indications of archaeological or paleontological resources are found during grading and

construction activities, an archaeologist meeting the Secretary of the Interior's
Professional Qualifications Standards in prehistoric or historical archaeology, as
appropriate, shall be consulted to evaluate the finds and recommend appropriate
mitigation measures.

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

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

If any fossils are encountered, there shall be no further disturbance of the area
surrounding this find until the materials have been evaluated by a qualified
paleontologist, and appropriate treatment measures have been identified.
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VI. GEOLOGY AND SOILS -- WOULD THE PROJECT:

Potentially Less Than Less Than
Significant Significant with Significant

Impact Mitigation Impact Impact

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 X
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

ii) Strong seismic ground shaking? X

iii) Seismic-related ground failure, including
liquefaction?

iv) Landslides? X

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 X
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), X
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

Responses a.i), a.ii): Less than Significant. The Project site is located in an area of moderate to
high seismicity. As described in the Geotechnical Exploration report prepared for the project
(Stevens, Ferrone & Bailey, 2014), no known active faults cross the Project site, and the site is not
located within an Alquist-Priolo Earthquake Fault Zone. However, relatively large earthquakes
have historically occurred in the Bay Area and along the margins of the Central Valley. Many
earthquakes of low magnitude occur every year in California. The two nearest earthquake faults
zoned as active by the State of California Geological Survey are the Great Valley Fault, located
approximately five miles to the west of the site, and the Greenville fault, located approximately
13 miles southwest of the site. The Great Valley fault is a blind thrust fault with no known surface
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expression; the postulated fault location has been based on historical regional seismic activity
and isolated subsurface information. Figure 8 shows nearby faults in relation to the Project site.

Portions of the Great Valley fault are considered seismically active thrust faults; however, since
the Great Valley fault segments are not known to extend to the ground surface, the State of
California has not defined Earthquake Fault Hazard Zones around the postulated traces. The
Great Valley fault is considered capable of causing significant ground shaking at the site, but the
recurrence interval is believed longer than for more distant, strike-slip faults. Further seismic
activity can be expected to continue along the western margin of the Central Valley, and as with
all projects in the area, the project will be designed to accommodate strong earthquake ground
shaking, in compliance with the applicable California building code standards.

Other active faults capable of producing significant ground shaking at the site include the
Calaveras, 26 miles southwest; the Hayward fault, 28 miles west; the Ortigalita fault, 31 miles
southwest; and the San Andreas Fault, 49 miles southwest of the site. Any one of these faults
could generate an earthquake capable of causing strong ground shaking at the subject site.
Earthquakes of Moment Magnitude (Mw) 7 and larger have historically occurred in the region
and numerous small magnitude earthquakes occur every year.

Since there are no known active faults crossing the Project site and the site is not located within
an Earthquake Fault Special Study Zone, the potential for ground rupture at the site is considered
low.

An earthquake of moderate to high magnitude generated within the San Francisco Bay Region
and along the margins of the central valley could cause considerable ground shaking at the site,
similar to that which has occurred in the past. In order to minimize potential damage to the
proposed structures caused by groundshaking, all construction would comply with the latest
California Building Code standards, as required by the City of Tracy Municipal Code 9.04.030.

Seismic design provisions of current building codes generally prescribe minimum lateral forces,
applied statically to the structure, combined with the gravity forces of dead-and-live loads. The
code-prescribed lateral forces are generally considered to be substantially smaller than the
comparable forces that would be associated with a major earthquake. Therefore, structures
should be able to: (1) resist minor earthquakes without damage, (2) resist moderate earthquakes
without structural damage but with some nonstructural damage, and (3) resist major
earthquakes without collapse but with some structural as well as nonstructural damage.

Implementation of the California Building Code standards, which include provisions for seismic
building designs, would ensure that impacts associated with groundshaking would be less than
significant. Building new structures for human use would increase the number of people
exposed to local and regional seismic hazards. Seismic hazards are a significant risk for most
property in California.

The Safety Element of the Tracy General Plan includes several goals, objectives and policies to
reduce the risks to the community from earthquakes and other geologic hazards. In particular,
the following policies would apply to the Project site:
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SA-1.1, Policy P1: Underground utilities, particularly water and natural gas mains, shall
be designed to withstand seismic forces.

SA-1.1, Policy P2: Geotechnical reports shall be required for development in areas where
potentially serious geologic risks exist. These reports should address the degree of
hazard, design parameters for the project based on the hazard, and appropriate
mitigation measures.

SA-1.2, Policy P1: All construction in Tracy shall conform to the California Building Code
and the Tracy Municipal Code including provisions addressing unreinforced masonry
buildings.

The City reviews all proposed development projects for consistency with the General Plan
policies and California Building Code provisions identified above. This review occurs throughout
the project application review and processing stage, and throughout plan check and building
inspection phases prior to the issuance of a certificate of occupancy.

Consistency with the requirements of the California Building Code and the Tracy General Plan
policies identified above would ensure that impacts on humans associated with seismic hazards
would be less than significant. No additional mitigation is required.

Responses a.iii): Less than Significant.

Liquefaction normally occurs when sites underlain by saturated, loose to medium dense, granular
soils are subjected to relatively high ground shaking. During an earthquake, ground shaking may
cause certain types of soil deposits to lose shear strength, resulting in ground settlement,
oscillation, loss of bearing capacity, landsliding, and the buoyant rise of buried structures. The
majority of liquefaction hazards are associated with sandy soils, silty soils of low plasticity, and
some gravelly soils. Cohesive soils are generally not considered to be susceptible to liquefaction.
In general, liquefaction hazards are most severe within the upper 50 feet of the surface, except
where slope faces or deep foundations are present. The geologic conditions conducive to lateral
spreading include gentle surface slope (0.3-5% slope), and liquefiable soils. Based on the results
of the exploratory boring, field and laboratory test results performed for the project, and included
in the Geotechnical Exploration report, it was found that the potential for ground surface damage
at the site resulting from liquefaction is low due to lack of saturated liquefiable soils to the
maximum depth explored of 41-1/2 feet. Therefore, impacts related to liquefaction and lateral
spreading from project implementation would be less than significant.

Responses a.iv): Less than Significant. The Project site is relatively flat and there are no major
slopes in the vicinity of the Project site. As such, the Project site is exposed to little or no risk
associated with landslides. This is a less than significant impact and no mitigation is required.

Response b): Less than Significant with Mitigation. During the construction preparation
process, existing vegetation would be removed to grade and compact the Project site, as
necessary. As construction occurs, these exposed surfaces could be susceptible to erosion from
wind and water. Effects from erosion include impacts on water quality and air quality. Exposed
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soils that are not properly contained or capped increase the potential for increased airborne dust
and increased discharge of sediment and other pollutants into nearby stormwater drainage
facilities. Risks associated with erosive surface soils can be reduced by using appropriate
controls during construction and properly re-vegetating exposed areas. Mitigation Measures 4
and 5 (air quality) require the implementation of various dust control measures during site
preparation and construction activities that would reduce the potential for soil erosion and the
loss of topsoil. Additionally, Mitigation Measure 12 would require the implementation of various
best management practices (BMPs) and a SWPPP that would reduce the potential for disturbed
soils and ground surfaces to result in erosion and sediment discharge into adjacent surface
waters during construction activities. The implementation of these required mitigation
measures would reduce these impacts to a less than significant level and no additional
mitigation is required.

MITIGATION MEASURES

Implement Mitigation Measures 4, 5 and 12

Responses c), d): Less than Significant with Mitigation.

The potential for the project to be exposed to unstable soil conditions resulting from on- or off-
site landslide, lateral spreading, and liquefaction are discussed above under Responses a.iii, and
a.iv.

Expansive soils are those that undergo volume changes as moisture content fluctuates; swelling
substantially when wet or shrinking when dry. Soil expansion, and settling can damage structures
by cracking foundations, causing settlement and distorting structural elements. Expansion is a
typical characteristic of clay-type soils. Expansive soils shrink and swell in volume during
changes in moisture content, such as a result of seasonal rain events, and can cause damage to
foundations, concrete slabs, roadway improvements, and pavement sections.

Soil expansion is dependent on many factors. The more clayey, critically expansive surface soil
and fill materials will be subjected to volume changes during seasonal fluctuations in moisture
content. To reduce the potential for post-construction distress to the proposed structures
resulting from swelling and shrinkage of these materials, the Geotechnical evaluation
recommends that proposed structures be supported on a post-tensioned slab foundation system
that is designed to reduce the impact of expansive soils. Special design considerations will be
required for exterior slabs. Furthermore, the geotechnical evaluation report identified
potentially weak and compressible fills located on portions the Project site to depths of about 1-
1/2 to 2-1/2 feet below the existing ground surface.
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In order to reduce the potential for damaging differential settlement of overlying improvements,
the following mitigation measure requires soil evaluations to be performed prior to grading
activities and allows for special design characteristics to be required by the City Engineering
Department. As such, this potentially significant impact is reduced to a less than significant
impact.

MITIGATION MEASURES

Mitigation Measure 10. Expansive materials and potentially weak and compressible fills
at the site shall be evaluated by a Geotechnical Engineer during the grading plan stage of
development. If highly expansive or compressible materials are encountered, special
foundation designs and reinforcement, removal and replacement with soil with low to non-
expansive characteristics, compaction strategies, or soil treatment options to lower the
expansion potential shall be incorporated through requirements imposed by the City
Engineering Department.

Response e): No Impact. The Project site would be served by public wastewater facilities and
does not require an alternative wastewater system such as septic tanks. Implementation of the
proposed project would have no impact on this environmental issue.
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XII. GREENHOUSE GAS EMISSIONS — WOULD THE PROJECT:

Potentially . Lgss Than . Less Than
. Significant with . No
Significant P Significant
Mitigation Impact
Impact 3 Impact
Incorporation

a) Generate greenhouse gas emissions, either
directly or indirectly, that may have a significant X
impact on the environment?

b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing the X
emissions of greenhouse gasses?

BACKGROUND DISCUSSION

Various gases in the Earth’s atmosphere, classified as atmospheric greenhouse gases (GHGs), play
a critical role in determining the Earth’s surface temperature. Solar radiation enters Earth’s
atmosphere from space, and a portion of the radiation is absorbed by the Earth’s surface. The
Earth emits this radiation back toward space, but the properties of the radiation change from
high-frequency solar radiation to lower-frequency infrared radiation.

Naturally occurring greenhouse gases include water vapor (H20), carbon dioxide (COz), methane
(CH4), nitrous oxide (N20), and ozone (03). Several classes of halogenated substances that
contain fluorine, chlorine, or bromine are also greenhouse gases, but they are, for the most part,
solely a product of industrial activities. Although the direct greenhouse gases CO2, CHs4, and N0
occur naturally in the atmosphere, human activities have changed their atmospheric
concentrations. From the pre-industrial era (i.e., ending about 1750) to 2005, concentrations of
these three greenhouse gases have increased globally by 36, 148, and 18 percent, respectively
(IPCC 2007)2.

Greenhouse gases, which are transparent to solar radiation, are effective in absorbing infrared
radiation. As a result, this radiation that otherwise would have escaped back into space is now
retained, resulting in a warming of the atmosphere. This phenomenon is known as the
greenhouse effect. Among the prominent GHGs contributing to the greenhouse effect are carbon
dioxide (CO:z), methane (CHs4), ozone (03), water vapor, nitrous oxide (N20), and
chlorofluorocarbons (CFCs).

Emissions of GHGs contributing to global climate change are attributable in large part to human
activities associated with the industrial/manufacturing, utility, transportation, residential, and
agricultural sectors (California Energy Commission 2006a)3. In California, the transportation

2 Intergovernmental Panel on Climate Change. 2007. “Climate Change 2007: The Physical Science Basis,
Summary for Policymakers.”
http://www.ipcc.ch/publications_and_data/publications_ipcc_fourth_assessment_report_wgl _report_the_p
hysical_science_basis.htm

* california Energy Commission. 2006a. Inventory of California Greenhouse Gas Emissions and Sinks 1990 to
2004. http://www.arb.ca.gov/cc/inventory/archive/archive.htm
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sector is the largest emitter of GHGs, followed by electricity generation (California Energy
Commission 2006a).

As the name implies, global climate change is a global problem. GHGs are global pollutants, unlike
criteria air pollutants and toxic air contaminants, which are pollutants of regional and local
concern, respectively. California produced 492 million gross metric tons of carbon dioxide
equivalents (MMTCOze) in 2004 (California Energy Commission 2006a). By 2020, California is
projected to produce 507 MMTCOze per year.*

Carbon dioxide equivalents are a measurement used to account for the fact that different GHGs
have different potential to retain infrared radiation in the atmosphere and contribute to the
greenhouse effect. This potential, known as the global warming potential of a GHG, is also
dependent on the lifetime, or persistence, of the gas molecule in the atmosphere. Expressing GHG
emissions in carbon dioxide equivalents takes the contribution of all GHG emissions to the
greenhouse effect and converts them to a single unit equivalent to the effect that would occur if
only CO, were being emitted.

Consumption of fossil fuels in the transportation sector was the single largest source of
California’s GHG emissions. In 2012 transportation sector emissions, accounted for
approximately 37 percent of the total GHG emissions in the state (California Greenhouse Gas
Emission Inventory: 2000-2012).5 This category was followed by the industrial sector
contributing 21.9% of GHG emissions. The electric power generation sector (including both in-
state and out of-state sources) has seen the greatest decline in GHG emissions down 14 percent
from 2000, and currently contributing 11.2 percent of all state GHG emissions.

EFFECTS OF GLOBAL CLIMATE CHANGE

The effects of increasing global temperature are far-reaching and extremely difficult to quantify.
The scientific community continues to study the effects of global climate change. In general,
increases in the ambient global temperature as a result of increased GHGs are anticipated to
resultin rising sea levels, which could threaten coastal areas through accelerated coastal erosion,
threats to levees and inland water systems and disruption to coastal wetlands and habitat.

If the temperature of the ocean warms, it is anticipated that the winter snow season would be
shortened. Snowpack in the Sierra Nevada provides both water supply (runoff) and storage
(within the snowpack before melting), which is a major source of supply for the state. The
snowpack portion of the supply could potentially decline by 70% to 90% by the end of the 21st
century (Cal EPA 2006)s. This phenomenon could lead to significant challenges securing an

* California Air Resources Board. 2010. “Functional Equivalent Document prepared for the California Cap
on GHG Emissions and Market-Based Compliance Mechanisms.”

5 EPA http://www.arb.ca.gov/cc/inventory/pubs/reports/ghg_inventory_00-12_report.pdf
6 California Environmental Protection Agency, Climate Action Team. 2006. Climate Action Team Report

to Governor Schwarzenegger and the Legislature.
http://www.climatechange.ca.gov/climate_action_team/reports/
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adequate water supply for a growing state population. Further, the increased ocean temperature
could result in increased moisture flux into the state; however, since this would likely
increasingly come in the form of rain rather than snow in the high elevations, increased
precipitation could lead to increased potential and severity of flood events, placing more pressure
on California’s levee/flood control system.

Sea level has risen approximately seven inches during the last century and it is predicted to rise
an additional 22 to 35 inches by 2100, depending on the future GHG emissions levels (Cal EPA
2006). If this occurs, resultant effects could include increased coastal flooding, saltwater
intrusion and disruption of wetlands (Cal EPA 2006). As the existing climate throughout
California changes over time, mass migration of species, or failure of species to migrate in time to
adapt to the perturbations in climate, could also result. Under the emissions scenarios of the
Climate Scenarios report (Cal EPA 2006), the impacts of global warming in California are
anticipated to include, but are not limited to, the following.

Public Health

Higher temperatures are expected to increase the frequency, duration, and intensity of conditions
conducive to air pollution formation. For example, days with weather conducive to ozone
formation are projected to increase from 25% to 35% under the lower warming range and to
75% to 85% under the medium warming range. In addition, if global background ozone levels
increase as predicted in some scenarios, it may become impossible to meet local air quality
standards. Air quality could be further compromised by increases in wildfires, which emit fine
particulate matter that can travel long distances depending on wind conditions. The Climate
Scenarios report indicates that large wildfires could become up to 55% more frequent if GHG
emissions are not significantly reduced.

In addition, under the higher warming scenario, there could be up to 100 more days per year with
temperatures above 90°F in Los Angeles and 95¢°F in Sacramento by 2100. This is a large increase
over historical patterns and approximately twice the increase projected if temperatures remain
within or below the lower warming range. Rising temperatures will increase the risk of death
from dehydration, heat stroke/exhaustion, heart attack, stroke, and respiratory distress caused
by extreme heat.

Water Resources

A vast network of man-made reservoirs and aqueducts capture and transport water throughout
the State from Northern California rivers and the Colorado River. The current distribution system
relies on Sierra Nevada snow pack to supply water during the dry spring and summer months.
Rising temperatures, potentially compounded by decreases in precipitation, could severely
reduce spring snow pack, increasing the risk of summer water shortages.

The state’s water supplies are also at risk from rising sea levels. An influx of saltwater would
degrade California’s estuaries, wetlands, and groundwater aquifers. Saltwater intrusion caused
by rising sea levels is a major threat to the quality and reliability of water within the southern
edge of the Sacramento/San Joaquin River Delta, a major state fresh water supply. Global
warming is also projected to seriously affect agricultural areas, with California farmers projected
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to lose as much as 25% of the water supply they need; decrease the potential for hydropower
production within the state (although the effects on hydropower are uncertain); and seriously
harm winter tourism. Under the lower warming range, the snow dependent winter recreational
season at lower elevations could be reduced by as much as one month. If temperatures reach the
higher warming range and precipitation declines, there might be many years with insufficient
snow for skiing, snowboarding, and other snow dependent recreational activities.

If GHG emissions continue unabated, more precipitation will fall as rain instead of snow, and the
snow that does fall will melt earlier, reducing the Sierra Nevada spring snow pack by as much as
70% to 90%. Under the lower warming scenario, snow pack losses are expected to be only half
as large as those expected if temperatures were to rise to the higher warming range. How much
snow pack will be lost depends in part on future precipitation patterns, the projections for which
remain uncertain. However, even under the wetter climate projections, the loss of snow pack
would pose challenges to water managers, hamper hydropower generation, and nearly eliminate
all skiing and other snow-related recreational activities.

Agriculture

Increased GHG emissions are expected to cause widespread changes to the agriculture industry
reducing the quantity and quality of agricultural products statewide. Although higher carbon
dioxide levels can stimulate plant production and increase plant water-use efficiency, California’s
farmers will face greater water demand for crops and a less reliable water supply as
temperatures rise.

Plant growth tends to be slow at low temperatures, increasing with rising temperatures up to a
threshold. However, faster growth can result in less-than-optimal development for many crops,
so rising temperatures are likely to worsen the quantity and quality of yield for a number of
California’s agricultural products. Products likely to be most affected include wine grapes, fruits
and nuts, and milk.

Crop growth and development will be affected, as will the intensity and frequency of pest and
disease outbreaks. Rising temperatures will likely aggravate ozone pollution, which makes plants
more susceptible to disease and pests and interferes with plant growth.

In addition, continued global warming will likely shift the ranges of existing invasive plants and
weeds and alter competition patterns with native plants. Range expansion is expected in many
species while range contractions are less likely in rapidly evolving species with significant
populations already established. Should range contractions occur, it is likely that new or different
weed species will fill the emerging gaps. Continued global warming is also likely to alter the
abundance and types of many pests, lengthen pests’ breeding season, and increase pathogen
growth rates.

Forests and Landscapes

Global warming is expected to alter the distribution and character of natural vegetation thereby
resulting in a possible increased risk of large of wildfires. If temperatures rise into the medium
warming range, the risk of large wildfires in California could increase by as much as 55%, which
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is almost twice the increase expected if temperatures stay in the lower warming range. However,
since wildfire risk is determined by a combination of factors, including precipitation, winds,
temperature, and landscape and vegetation conditions, future risks will not be uniform
throughout the state. For example, if precipitation increases as temperatures rise, wildfires in
Southern California are expected to increase by approximately 30% toward the end of the
century. In contrast, precipitation decreases could increase wildfires in Northern California by
up to 90%.

Moreover, continued global warming will alter natural ecosystems and biological diversity within
the state. For example, alpine and sub-alpine ecosystems are expected to decline by as much as
60% to 80% by the end of the century as a result of increasing temperatures. The productivity of
the state’s forests is also expected to decrease as a result of global warming.

Rising Sea Levels

Rising sea levels, more intense coastal storms, and warmer water temperatures will increasingly
threaten the state’s coastal regions. Under the higher warming scenario, sea level is anticipated
to rise 22 to 35 inches by 2100. Elevations of this magnitude would inundate coastal areas with
saltwater, accelerate coastal erosion, threaten vital levees and inland water systems, and disrupt
wetlands and natural habitats.

Significance thresholds

In accordance with AB 32, a quantitative GHG analysis for the project has been prepared to
determine whether or not the project would promote sustainability and implement operational
GHG emission reduction strategies that would reduce the project’s GHG emissions from Business
as Usual (BAU) levels by 29 percent, in compliance with AB 32 and the Scoping Plan and in
accordance with the guidance from the SJVAPCD.

The significance thresholds for GHG emissions are related to compliance with AB 32 and are
based on the guidance from the SJVAPCD, which states that a development project must show a
minimum GHG emission reduction of 29 percent from projected 2005 Business as Usual (BAU)
levels by the year 2020.7” The BAU level is the 2005 scenario, which corresponds to pre-AB 32.
The project’s BAU levels were evaluated in order to determine the net decrease in the project’s
GHG emissions over time.

Using this methodology, if the project does not show a 29 percent reduction from projected BAU
levels compared to the project’s estimated 2020 levels, the project would be considered to result
in a cumulatively considerable contribution to global climate change. GHG emission reduction
measures could include, but are not limited to, compliance with local, State, or federal plans or
strategies for GHG reductions, on-site and off-site mitigation recommendations from the Office of
the Attorney General, and project design features. It should be noted that the project would be
required to comply with the minimum mandated measures of 2013 California Green Building
Standards Code (CalGreen Code), such as a 20 percent mandatory reduction in indoor water use

7 San Joaquin Valley Unified Air Pollution Control District Guidance for Assessing and Mitigating Air
Quality Impacts (2015).
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and diversion of 50 percent of construction waste from landfills. A variety of voluntary CalGreen
Code measures also exists that would further reduce GHG emissions, but are not mandatory.

RESPONSES TO CHECKLIST QUESTIONS
Response a) and b): Less than Significant with Mitigation.

The proposed project’s short-term construction-related and long-term operational GHG
emissions for buildout of the proposed project, were estimated using the California Emission
Estimator Model (CalEEMod)™ (v.2013.2.2). CalEEMod is a statewide model designed to provide
a uniform platform for government agencies, land use planners, and environmental professionals
to quantify GHG emissions from land use projects. The model quantifies direct GHG emissions
from construction and operation (including vehicle use), as well as indirect GHG emissions, such
as GHG emissions from energy use, solid waste disposal, vegetation planting and/or removal, and
water use. Emissions are expressed in annual metric tons of CO; equivalent units of measure (i.e.,
MTCO2e), based on the global warming potential of the individual pollutants.

Short-Term Construction GHG Emissions: Estimated increases in GHG emissions associated
with construction of the proposed project (all phases collectively) are summarized in Table 5.
The modeling included mitigation inputs for construction operations including the following:

* Reduce Vehicle Speed on Unpaved Roads to 5mph
*  Water Exposed Area 2 Times Daily

TABLE 5: CONSTRUCTION GHG EMISSIONS (METRIC TONS/YR)

Bio- CO2 NBio- CO2 Total CO2 CH4 N20 COZ2e
2016 0.0000 599.2754 599.2754 0.1546 0.0000 602.5209
2017 0.0000 449.4071 449.4071 0.0806 0.0000 451.1006
2018 0.0000 443.5196 443.5196 0.0793 0.0000 445.1856
2019 0.0000 198.7190 198.7190 0.0415 0.00