
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, April 27, 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 

MINUTES APPROVAL  

DIRECTOR’S REPORT REGARDING THIS AGENDA 

ITEMS FROM THE AUDIENCE - In accordance with Procedures for Preparation, Posting and 
Distribution of Agendas and the Conduct of Public Meetings, adopted by Resolution 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 CONDITIONAL USE PERMIT 
APPLICATION FOR AN AUTOMOTIVE IMPOUND YARD AT 1133 AND 1175 
W. ELEVENTH STREET – APPLICANTS ARE JESSIE WATSON AND 
MICHAEL THOMAS AND PROPERTY OWNERS ARE KULDEEP SIDHU AND 
HANSON FAMILY PARTNERSHIP - APPLICATION NUMBER CUP14-0013 
 

B. PUBLIC HEARING TO CONSIDER A RECOMMENDATION TO THE CITY 
COUNCIL REGARDING APPROVAL OF AN AMENDMENT TO THE ELLIS 
SPECIFIC PLAN RELATED TO FAÇADE ZONE REQUIREMENTS, SETBACKS, 
ENROACHMENTS INTO SETBACKS, UNION PACIFIC RAILROAD EDGE, AND 
GARAGE REQUIREMENTS. THE APPLICANT IS CAL ATLANTIC HOMES.  
APPLICATION NUMBER SPA16-0004 
 

C. PUBLIC HEARING TO CONSIDER A RECOMMENDATION TO THE CITY 
COUNCIL REGARDING APPROVAL OF AN AMENDMENT TO THE CORDES 
RANCH SPECIFIC PLAN RELATED TO THE LANDSCAPE DESIGN 
CONCEPTS. THE APPLICANT IS PROLOGIS.  APPLICATION NUMBER 
SPA16-0002 
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2. ITEMS FROM THE AUDIENCE 

 
3. DIRECTOR’S REPORT  

 
4. ITEMS FROM THE COMMISSION 

 
5. ADJOURNMENT 
 
 
Posted:  April 22, 2016 
 

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

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



April 27, 2016 
 

AGENDA ITEM 1-A 
REQUEST 
 

PUBLIC HEARING TO CONSIDER A CONDITIONAL USE PERMIT APPLICATION 
FOR AN AUTOMOTIVE IMPOUND YARD AT 1133 AND 1175 W. ELEVENTH 
STREET – APPLICANTS ARE JESSIE WATSON AND MICHAEL THOMAS AND 
PROPERTY OWNERS ARE KULDEEP SIDHU AND HANSON FAMILY 
PARTNERSHIP - APPLICATION NUMBER CUP14-0013 

 
DISCUSSION 

 
This agenda item was previously considered by the Planning Commission on March 23, 
2016. The Commission discussed several concerns relating to project aesthetics, 
security, and noise. After discussion at the public hearing, the Planning Commission 
continued the item to April 27, 2016 to give the applicant time to work with staff on 
solutions to these concerns. 
 
The initial proposal included replacing the existing galvanized chain link with red slat 
fencing surrounding the impound yard with black wrought iron fencing to match that used 
by the City on an adjacent parcel.  The Planning Commission had concerns regarding 
the visibility of the impounded vehicles through the wrought iron and discussed 
alternative designs, including masonry walls and landscape screens, and locations for 
such screens to be installed. The Commission ultimately asked the applicant and staff to 
work on a proposal to bring back for their consideration. The applicant is now proposing 
a seven foot tall black wrought iron fence with a two foot planter around all three sides, 
except around the gate. The applicant proposes to plant fifteen gallon size oleanders 
spaced four feet apart to block visibility into the impound yard. Oleanders are evergreen, 
tall, dense, fast-growing shrubs that are commonly used for screen hedges. 
Recommended Condition of Approval A.7 is worded to reflect these improvements. 
 
The Commission raised concerns over potential noise impacts from overnight 
operations. At the March 23 hearing, there was discussion of building a masonry wall to 
mitigate potential noise impacts. The applicant is not proposing to build a masonry wall, 
but rather adjust business operations such that overnight noise is minimized. According 
to the applicant, whenever possible, impounded vehicles are not unloaded from the tow 
trucks when they are brought in during the nighttime hours. According to the applicant, 
they have three tow trucks and usually only receive one or two calls each night. 
Therefore, the applicant has proposed to restrict their vehicle unloading operations 
between the hours of 10:00 p.m. and 7:00 a.m. (Condition of Approval A.10).   
 
Security concerns were also raised, to which the applicant has explained that in addition 
to the fence enclosure and constant video surveillance of the tow yard and surrounding 
area, the applicant will have nighttime security walk through the site three times per 
night, where walk-through times vary day to day.  
 
The Commission expressed a desire to limit the impound yard in size. Staff explained 
the proposal is for the use of a sixty-four foot by seventy-six foot enclosed area, which 
holds twenty vehicles, and the conditional use permit would only permit to this area for 
impound vehicle storage as shown in the plans. If the applicant desires to expand the 



Agenda Item 1-A 
April 27, 2016 
Page 2 
 

impound yard size, an amendment to this conditional use permit would need to be 
obtained. 
 
With these proposed conditions, staff believes the impound yard would look and operate 
harmoniously at this location. 
 

RECOMMENDATION 
   
Staff recommends that the Planning Commission approve the Conditional Use Permit 
application for a seventy-six foot by sixty-four foot automotive impound yard at 1133 and 
1175 W. Eleventh Street, based on the findings and subject to the conditions as stated in 
the Planning Commission Resolution dated April 27, 2016 (Attachment C). 
 

MOTION 
 

Move that the Planning Commission approve the Conditional Use Permit application for 
a seventy-six foot by sixty-four foot automotive impound yard at 1133 and 1175 W. 
Eleventh Street, based on the findings and subject to the conditions as stated in the 
Planning Commission Resolution dated April 27, 2016 (Attachment C). 
 

Prepared by Kimberly Matlock, Associate Planner 
 
Approved by Bill Dean, Assistant Development Services Department Director 

 
ATTACHMENTS 
 

Attachment A— Vicinity Map 
Attachment B— Site Plan 
Attachment C— Planning Commission Resolution  
                                                                                                                                                                                                                                                                                                                                                                                                                       



ATTACHMENT A



ATTACHMENT B



  Attachment C 

RESOLUTION 2016-____ 
 

APPROVAL OF A CONDITIONAL USE PERMIT FOR AN AUTOMOTIVE IMPOUND YARD AT 
1133 AND 1175 W. ELEVENTH STREET – APPLICANTS ARE JESSIE WATSON AND 
MICHAEL TOMAS AND PROPERTY OWNERS ARE KULDEEP SIDHU AND HANSON 

FAMILY PARTNERSHIP - APPLICATION NUMBER CUP14-0013 
 

WHEREAS, On December 1, 2014, Jessie Watson And Michael Thomas submitted an 
application for a Conditional Use Permit and Development Review for an approximately 
seventy-six foot by sixty-four foot automotive impoundment yard at 1133 and 1175 W. Eleventh 
Street, and  
 
 WHEREAS, The site is designated Commercial under the General Plan and is zoned 
General Highway Commercial, and a Conditional Use Permit is necessary for land use approval 
of the establishment of auto impoundment yards in the General Highway Commercial zone, and  
 

WHEREAS, The project is categorically exempt from the California Environmental 
Quality Act requirements under Guidelines Section 15332 pertaining to infill development, and 

 
 WHEREAS, The Planning Commission held a public meeting to review and consider the 
application for Conditional Use Permit on March 23, 2016 and continued the agenda item and 
asked the applicant to make revisions to the project to address concerns that were addressed at 
the meeting, and 
 

WHEREAS, The Planning Commission held a public meeting to review and consider the 
revised application for Conditional Use Permit on April 27, 2016; 
 

NOW, THEREFORE BE IT RESOLVED, That the Planning Commission does hereby 
approve Conditional Use Permit Application Number CUP14-0013 to establish an approximately 
seventy-six foot by sixty-four foot automotive impoundment yard at 1133 and 1175 W. Eleventh 
Street, subject to the conditions as stated in Exhibit “1” attached and made part hereof, based 
on the following findings: 
 

1. There are circumstances applicable to the use which makes the granting of a use permit 
necessary for the preservation and enjoyment of substantial property right, because 
operation of an auto impoundment yard at the subject site requires approval of a 
Conditional Use Permit prior to establishment of the use. 
 

2. The proposed location of the conditional use is in accordance with the objectives of the 
Tracy Municipal Code and the zone in which the site is located, because the project, as 
conditioned, will conform to the requirements and intent of the City of Tracy General Plan 
and the Tracy Municipal Code.  The project will also meet all applicable State laws, City 
regulations, and City standards.   

 
3. The proposed location of the use and the conditions under which it would be operated or 

maintained will not be detrimental to the public health, safety, or welfare with properties in 
the vicinity or to the general welfare of the City.  The seventy-six foot by sixty-four foot 
auto impoundment yard would compatible within a commercial business area, because the 
use will be operated in conjunction with an existing auto body shop that will repair vehicles 
towed to the impound yard. Any noise or light that could result from the auto impoundment 
use would be less than the noise and light already resulting from the automotive repair 
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shop. As conditioned, the use will not unload towed vehicles between the hours of 10pm 
and 7am to minimize noise impacts during nighttime hours. The use will not negatively 
impact the aesthetics of the commercial area, because the project site will be generally 
screened from view from Eleventh Street by an existing building and from view from Lamb 
Alley and Twelfth Street by decorative wrought iron fencing and an evergreen, tall, dense, 
fast-growing landscape screen. The fence enclosure, nighttime security, and on-going 
video surveillance will provide security for the site. 
 

* * * * * * * * * * * * * * * * * * * * 
 
 The foregoing Resolution 2016-_____ of the Planning Commission was adopted by the 
Planning Commission on the 27th day of April, 2016, by the following vote: 
 
 
AYES:  COMMISSION MEMBERS: 
NOES:  COMMISSION MEMBERS: 
ABSENT: COMMISSION MEMBERS: 
ABSTAIN: COMMISSION MEMBERS: 
 
         ______________________ 
         CHAIR 
 
ATTEST: 
 
 
_______________________ 
STAFF LIAISON 
  



Exhibit “1” 

City of Tracy  
Conditions of Approval 

Auto Impound Yard 
1133 and 1175 W. Eleventh Street 
Application Number CUP14-0013 

April 27, 2016 
 
A.  General Provisions and Definitions. 
 
A.1. General. These Conditions of Approval apply to: 

 
The Project: A seventy-six foot by sixty-four foot automotive impound yard  

 
The Property: 1133 W. Eleventh Street, APN 232-280-16 and 1175 W. Eleventh Street, 

APN 232-280-17 
 
A.2. Definitions. 

 
a. “Applicant” means any person, or other legal entity, defined as a “Developer.” 
 
b. “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. 

 
c. “City Regulations” means all written laws, rules, and policies established by the City, 

including those set forth in the City of Tracy General Plan, the Tracy Municipal Code 
ordinances, resolutions, policies, procedures and the City’s Design Documents 
(including the Standard Plans, Standard Specifications, and relevant Public Facility 
Master Plans). 

 
d. “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. 

 
e. “Conditions of Approval” shall mean the conditions of approval applicable to The Project 

located at The Property.  The Conditions of Approval shall specifically include all 
conditions set forth herein. 
 

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

 
A.3.  Compliance with submitted plans. Except as otherwise modified herein, the project shall 

be constructed in substantial compliance with the site plan received by the Development 
Services Department April 14, 2016. 
 

A.4.  Payment of applicable fees. The applicant shall pay all applicable fees for the project, 
including, but not limited to, development impact fees, building permit fees, plan check 
fees, grading permit fees, encroachment permit fees, inspection fees, school fees, or 
any other City or other agency fees or deposits that may be applicable to the project. 
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A.5.  Compliance with laws. The Developer shall comply with all laws (federal, state, and 

local) related to the development of real property within the Project, including, but not 
limited to:   

• the Planning and Zoning Law (Government Code sections 65000, et seq.) 
• the California Environmental Quality Act (Public Resources Code sections 21000, et 

seq., “CEQA”), and  
• the Guidelines for California Environmental Quality Act (California Administrative Code, 

title 14, sections 1500, et seq., “CEQA Guidelines”). 
 

A.6.  Compliance with City regulations. Unless specifically modified by these Conditions of 
Approval, the Developer shall comply with all City regulations, including, but not limited 
to, the Tracy Municipal Code (TMC), Standard Plans, and Design Goals and Standards. 
 

A.7.  Screening.  
A.7.1 Prior to establishment of the use, the Applicant shall remove the existing chain 

link fencing with slats and install a black wrought iron fence or other fence of 
similar design and material to the satisfaction of the Development Services 
Director. If the Applicant desires for the new fence to be taller than seven feet in 
height, a building permit must be obtained prior to the installation of the new 
fence. 

A.7.2 Prior to establishment of the use, a minimum 24-inch wide planter protected by a 
6-inch concrete curb shall be constructed around the perimeter of the fence to 
the satisfaction of the Development Services Director. The entirety planter shall 
be planted with 15 gallon oleanders spaced four feet apart on center.  

A.7.3 No razor wire, barbed wire, or fabric screen is permitted to be used. 
 
A.8.  Lighting. Exterior lighting shall be directed downward or shielded to prevent glare or 

spray of light onto any neighboring private property to the satisfaction of the 
Development Services Director. 
 

A.9.  Knox Box. Prior to establishment of the use, the Applicant shall mount a Knox box, 
model 3200, on the exterior of the building near the main entrance containing current 
keys to the front entry door and the fenced area chain lock to the satisfaction of the 
Building Official.  The box to be mounted at a height of 6 feet to the center of the box. 
 

A.10.  Hours of Operation. The Applicant shall not unload vehicles off tow trucks between the 
hours of 10pm and 7am daily.  
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AGENDA ITEM 1-B 

 
REQUEST 
 

PUBLIC HEARING TO CONSIDER A RECOMMENDATION TO THE CITY COUNCIL 
REGARDING APPROVAL OF AN AMENDMENT TO THE ELLIS SPECIFIC PLAN 
RELATED TO FAÇADE ZONE REQUIREMENTS, SETBACKS, ENROACHMENTS 
INTO SETBACKS, UNION PACIFIC RAILROAD EDGE, AND GARAGE 
REQUIREMENTS. THE APPLICANT IS CAL ATLANTIC HOMES.  APPLICATION 
NUMBER SPA16-0004 
 

BACKGROUND 
 

On January 22, 2013, City Council certified the Final Revised Environmental Impact 
Report for the Ellis Project and approved a General Plan Amendment, annexation, and 
the Ellis Specific Plan for the 321-acre site known as Ellis.  A development agreement 
was approved by City Council on March 19, 2013.  Annexation of the Ellis site to the City 
of Tracy was completed by LAFCo on April 16, 2013.   

 
On July 23, 2014, Planning Commission approved a Tentative Subdivision Map for the 
first phase of the Ellis Project, consisting of 296 residential lots and six other parcels on 
approximately 150 acres, located at the northwest corner of Corral Hollow Road and 
Linne Road, Assessor’s Parcel Numbers 240-140-30 and 31, Application Number 
TSM11-0002.   
 

DISCUSSION 
 

On March 31, 2016, CalAtlantic Homes submitted an application to amend the Ellis 
Specific Plan.  The proposed amendment is requested by CalAtlantic Homes for 
construction of the first phase of the Ellis project (Attachment A: Proposed Amendment 
to the Ellis Specific Plan).   
 
The proposed amendment would remove the façade zone requirements.  The façade 
zone requirements in the Ellis Specific Plan were intended to help in reducing the look of 
garage dominated housing facades.  However, other standards in the Ellis Specific Plan 
achieve this desired outcome and the façade zone represents an additional requirement 
that is now an impediment to implementation.  Requirements for house placement would 
be addressed by setbacks, which is how it’s treated throughout the rest of the City.     
 
Additionally, rear yard fence setbacks would be reduced to allow rear yard fences on the 
property line.  Front and street-side setbacks would be reduced from 15 feet to 10 feet 
for lot types of 60-foot to 70-foot.  Rear yard setbacks for front-loaded lot types would be 
reduced to 10 feet.  Air-conditioning units would be allowed to encroach 4 feet into the 
side setback.  The setback for the boundary wall along the Union Pacific Railroad edge 
would be reduced to allow the wall on the property line.  The requirement for garages to 
be 22 feet deep would be removed.  The City’s standard requirement for garage size 
would apply, which is for garages to have a minimum interior space of 20 feet wide by 20 
feet deep. 
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In general, amendments to Specific Plans are common as development occurs and 
implementation details become clearer.  The proposed amendment to the Ellis Specific 
Plan is consistent with similar zoning requirements throughout the City.       
 
Environmental Document 

 
The project is consistent with the Final Revised Environmental Impact Report (EIR) 
certified by the City Council on January 22, 2013 for the Modified Ellis Project, which 
included the Modified Ellis Specific Plan (SCH#2012022023).  Pursuant to CEQA 
Guidelines Section 15162 and Public Resources Code Section 21166, no subsequent 
EIR shall be prepared for the project because the project has a certified EIR and no 
substantial changes are proposed in the project that would require major revisions to the 
previous EIR; no substantial changes have occurred with respect to the circumstances 
under which the project will be undertaken that would require major revisions to the 
previous EIR; and no new information of substantial importance regarding significant 
effects, mitigation measures, or alternatives for this project has become known, which 
was not known at the time the previous EIR was certified as complete.  Furthermore, as 
a residential subdivision that is consistent with a specific plan for which an EIR was 
certified after January 1, 1980, the project is exempt from the requirements of CEQA 
pursuant to California Government Code Section 65457.  Therefore, no further 
environmental review is necessary.   
 

RECOMMENDATION 
 

Staff recommends that the Planning Commission recommend that the City Council 
approve an amendment to the Ellis Specific Plan related to façade zone requirements, 
setbacks, encroachments into setbacks, Union Pacific Railroad edge, and garage 
requirements, as specified in the Planning Commission Resolution dated April 27, 2016 
(Attachment B: Planning Commission Resolution). 
 

MOTION 
 

Planning Commission recommends that the City Council approve an amendment to the 
Ellis Specific Plan related to façade zone requirements, setbacks, encroachments into 
setbacks, Union Pacific Railroad edge, and garage requirements, as specified in the 
Planning Commission Resolution dated April 27, 2016. 

 
Prepared by:  Scott Claar, Senior Planner 
 
Approved by: Bill Dean, Assistant Development Services Director 
 
ATTACHMENTS 
 

A:  Proposed Amendment to the Ellis Specific Plan 
B:  Planning Commission Resolution 



  Attachment A 

ELLIS SPECIFIC PLAN / PATTERN BOOK AMENDMENT  
 

 
The Ellis Specific Plan / Pattern Book shall be amended as follows: 
 
A. All Residential “Façade Zone” requirements referenced in the Ellis Pattern Book, 

including Pages 1/14, 2/3, 2/6, 2/10, 2/14, 2/18, 2/22, 2/26, 2/30, 2/34, 2/38, 2/42, 
2/46, 2/50, 2/54, 2/58, 2/62, and 2/66 shall be deleted.  

 
B. All “Rear Yard” Fence Setbacks text in the Ellis Pattern Book on Pages 2/8, 2/12, 

2/16, 2/20, 2/24, 2/28, 2/32, 2/36, 2/40, 2/44, 2/48, 2/52, 2/56, and 2/60, shall be 
amended to read as follows: 

 
“Rear Yard: 0 feet”  
 

C. Front and street side setbacks in the Ellis Pattern Book on Pages 2/34, 2/38, 2,42, 
2/46, 2/50, and Page 2/74 for both rear-loaded and front-loaded “Lot Types” from 
60’ to 70’ shall be amended from 15’ to 10’.  

 
D. Rear Yard setbacks for Front Loaded lot types in the Ellis Pattern Book on Pages 

2/22, 2/30, 2/38, 2/46, and 2/50 shall be amended to read as: “a minimum of 10’to 
the house. 
 

E. Air Conditioning (A/C) units on all residential lots shall be permitted to encroach 4’ 
into the Street Side Setback and Side Yard Setback. 

 
F. Ellis Specific Plan, Page 82, Section 4.78, Union Pacific Railroad Edge, shall be 

amended to read as follows: 
 

“A boundary wall borders the site along the Union Pacific Railroad right-of-way 
where required. The boundary wall will be constructed on the Ellis property line. A 
fifty-foot minimum setback is required from the Ellis property line to any habitable 
structure.” 

 
G. Ellis Specific Plan, Page 82, Section 4.78, Union Pacific Railroad Edge, Figure 

4.153, and Figure 4.154 shall be deleted. 
 

H. The following text, in the Ellis Pattern Book, under the heading, Garage 
Requirements, that reads: “Garages must be a minimum of 22 feet deep”, on Pages 
2/7, 2/11, 2/15, 2/19, 2/23, 2/27, 2/31, 2/35, 2/39, 2/43, 2/47, 2/51, 2/55, 2/59, 2/63, 
and 2/67 shall be deleted. 

 



  Attachment B 

RESOLUTION 2016-_____ 
 

RECOMMENDING THAT THE CITY COUNCIL APPROVE AN AMENDMENT TO THE ELLIS 
SPECIFIC PLAN RELATED TO FAÇADE ZONE REQUIREMENTS, SETBACKS, 

ENROACHMENTS INTO SETBACKS, UNION PACIFIC RAILROAD EDGE, AND GARAGE 
REQUIREMENTS, APPLICATION NUMBER SPA16-0004 

 
WHEREAS, On January 22, 2013, City Council certified the Final Revised Environmental 

Impact Report for the Modified Ellis Project and approved a General Plan Amendment, 
annexation, and the Modified Ellis Specific Plan for the 321-acre site known as Ellis, and  

 
WHEREAS, A development agreement was approved by City Council on March 19, 

2013, and 
 
WHEREAS, Annexation of the Ellis site to the City of Tracy was completed on April 16, 

2013, and 
 
WHEREAS, On July 23, 2014, Planning Commission approved a Tentative Subdivision 

Map for the first phase of the Modified Ellis Project, consisting of 296 residential lots and six 
other parcels on approximately 150 acres, located at the northwest corner of Corral Hollow Road 
and Linne Road, Assessor’s Parcel Numbers 240-140-30 and 31, Application Number TSM11-
0002, and 

 
WHEREAS, On March 31, 2016, CalAtlantic Homes submitted an application to amend 

the Ellis Specific Plan related to façade zone requirements, setbacks, encroachments into 
setbacks, Union Pacific Railroad edge, and garage requirements (Application Number SPA16-
0004), and  

 
WHEREAS, The project is consistent with the Final Revised Environmental Impact 

Report (EIR) certified by the City Council on January 22, 2013 for the Modified Ellis Project, 
which included the Modified Ellis Specific Plan (SCH#2012022023).  Pursuant to CEQA 
Guidelines Section 15162 and Public Resources Code Section 21166, no subsequent EIR shall 
be prepared for the project because the project has a certified EIR and no substantial changes 
are proposed in the project that would require major revisions to the previous EIR; no substantial 
changes have occurred with respect to the circumstances under which the project will be 
undertaken that would require major revisions to the previous EIR; and no new information of 
substantial importance regarding significant effects, mitigation measures, or alternatives for this 
project has become known, which was not known at the time the previous EIR was certified as 
complete.  Furthermore, as a residential subdivision that is consistent with a specific plan for 
which an EIR was certified after January 1, 1980, the project is exempt from the requirements of 
CEQA pursuant to California Government Code Section 65457.  Therefore, no further 
environmental review is necessary, and   
 

WHEREAS, On April 27, 2016, the Planning Commission conducted a duly noticed 
public hearing to consider the proposed amendment to the Ellis Specific Plan;  

 
NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission recommends 

that the City Council approve an amendment to the Ellis Specific Plan related to façade zone 
requirements, setbacks, encroachments into setbacks, Union Pacific Railroad edge, and garage 
requirements, Application Number SPA16-0004, as specified in the attached Exhibit “1”.   
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*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  * 
 
The foregoing Resolution 2016-_____ was passed and adopted by the Planning 

Commission of the City of Tracy on the 27th day of April 2016, by the following vote:  
 
 
AYES:        COMMISSION MEMBERS:   
NOES:        COMMISSION MEMBERS:   
ABSENT:    COMMISSION MEMBERS:  
ABSTAIN:   COMMISSION MEMBERS:   
 

 
 
____________________________ 
CHAIR 

 
 
 
ATTEST: 
 
 
____________________________ 
STAFF LIAISON 



  Exhibit 1 

ELLIS SPECIFIC PLAN / PATTERN BOOK AMENDMENT  
 

 
The Ellis Specific Plan / Pattern Book shall be amended as follows: 
 
A. All Residential “Façade Zone” requirements referenced in the Ellis Pattern Book, 

including Pages 1/14, 2/3, 2/6, 2/10, 2/14, 2/18, 2/22, 2/26, 2/30, 2/34, 2/38, 2/42, 
2/46, 2/50, 2/54, 2/58, 2/62, and 2/66 shall be deleted.  

 
B. All “Rear Yard” Fence Setbacks text in the Ellis Pattern Book on Pages 2/8, 2/12, 

2/16, 2/20, 2/24, 2/28, 2/32, 2/36, 2/40, 2/44, 2/48, 2/52, 2/56, and 2/60, shall be 
amended to read as follows: 

 
“Rear Yard: 0 feet”  
 

C. Front and street side setbacks in the Ellis Pattern Book on Pages 2/34, 2/38, 2,42, 
2/46, 2/50, and Page 2/74 for both rear-loaded and front-loaded “Lot Types” from 
60’ to 70’ shall be amended from 15’ to 10’.  

 
D. Rear Yard setbacks for Front Loaded lot types in the Ellis Pattern Book on Pages 

2/22, 2/30, 2/38, 2/46, and 2/50 shall be amended to read as: “a minimum of 10’to 
the house. 
 

E. Air Conditioning (A/C) units on all residential lots shall be permitted to encroach 4’ 
into the Street Side Setback and Side Yard Setback. 

 
F. Ellis Specific Plan, Page 82, Section 4.78, Union Pacific Railroad Edge, shall be 

amended to read as follows: 
 

“A boundary wall borders the site along the Union Pacific Railroad right-of-way 
where required. The boundary wall will be constructed on the Ellis property line. A 
fifty-foot minimum setback is required from the Ellis property line to any habitable 
structure.” 

 
G. Ellis Specific Plan, Page 82, Section 4.78, Union Pacific Railroad Edge, Figure 

4.153, and Figure 4.154 shall be deleted. 
 

H. The following text, in the Ellis Pattern Book, under the heading, Garage 
Requirements, that reads: “Garages must be a minimum of 22 feet deep”, on Pages 
2/7, 2/11, 2/15, 2/19, 2/23, 2/27, 2/31, 2/35, 2/39, 2/43, 2/47, 2/51, 2/55, 2/59, 2/63, 
and 2/67 shall be deleted. 
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AGENDA ITEM 1-C 
 

REQUEST 
 

PUBLIC HEARING TO CONSIDER A RECOMMENDATION TO THE CITY COUNCIL 
REGARDING APPROVAL OF AN AMENDMENT TO THE CORDES RANCH 
SPECIFIC PLAN RELATED TO THE LANDSCAPE DESIGN CONCEPTS. THE 
APPLICANT IS PROLOGIS.  APPLICATION NUMBER SPA16-0002 
 

BACKGROUND 
 

On September 3, 2013, City Council certified the Final Revised Environmental Impact 
Report for the Cordes Ranch Project and approved a General Plan Amendment, 
annexation, a development agreement, and the Cordes Ranch Specific Plan for the 
approximately 1,780-acre site.  Annexation of the Cordes Ranch site to the City of Tracy 
was completed by LAFCo on November 21, 2013.   

 
DISCUSSION 
 

On March 8, 2016, Prologis submitted an application to amend the Cordes Ranch 
Specific Plan.  The proposed amendment is requested by Prologis in order to make 
changes to the landscape design concepts and to address recent landscape design and 
irrigation requirements mandated by State law (Attachment A: Proposed Amendment to 
the Cordes Ranch Specific Plan). 
 
The proposed amendment includes modifications to the landscape planting palettes, 
which are intended to reduce the amount of water usage, maintenance, and generation 
of green waste materials to ensure the landscape’s long-term sustainability, growth and 
high quality appearance.  References to agrarian or orchard-style planting would be 
removed for purposes of clarity and to avoid inconsistency with the planting palette. Text 
is added to clarify that the landscape designs are conceptual. 

 
The proposed amendment also introduces accent rock materials as a design element in 
both the public right of way as well as private landscaping areas.  This design element is 
intended to help the project comply with the water conservation requirements mentioned 
above, decrease maintenance, and create a more sustainable landscape.  The accent 
rock design concept is intended to create a varied experience to the streetscape by 
breaking up the landscape planting with a pattern of “swaths” of rock.   
 
The swaths of rock would generally consist of up to 250-foot lengths of rock in the 
medians and planting strips broken up with approximately 250-foot lengths of landscape 
planting.  The alternating pattern would continue the full lengths of the north-south 
streets and the industrial roads within Cordes Ranch.  Street trees would be planted at 
the same intervals in both the rock and landscaping areas.  Private landscaping adjacent 
to the public right of way would generally follow a similar pattern of alternating between 
rocks and landscaping with a more curvilinear shape.   
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In general, amendments to Specific Plans are common as development occurs and 
implementation details become clearer.   
 
Environmental Document 

 
The project is consistent with the Final Revised Environmental Impact Report (EIR) 
certified by the City Council on September 3, 2013 for the Cordes Ranch Project, which 
included the Cordes Ranch Specific Plan (SCH# 2011122015).  Pursuant to CEQA 
Guidelines Section 15162 and Public Resources Code Section 21166, no subsequent 
EIR shall be prepared for the project because the project has a certified EIR and no 
substantial changes are proposed in the project that would require major revisions to the 
previous EIR; no substantial changes have occurred with respect to the circumstances 
under which the project will be undertaken that would require major revisions to the 
previous EIR; and no new information of substantial importance regarding significant 
effects, mitigation measures, or alternatives for this project has become known, which 
was not known at the time the previous EIR was certified as complete.  Therefore, no 
further environmental review is necessary.   
 

RECOMMENDATION 
 

Staff recommends that the Planning Commission recommend that the City Council 
approve an amendment to the Cordes Ranch Specific Plan related to the landscape 
design concepts, as specified in the Planning Commission Resolution dated April 27, 
2016 (Attachment B: Planning Commission Resolution). 
 

MOTION 
 

Planning Commission recommends that the City Council approve an amendment to the 
Cordes Ranch Specific Plan related to the landscape design concepts, as specified in 
the Planning Commission Resolution dated April 27, 2016. 

 
Prepared by:  Scott Claar, Senior Planner 
 
Approved by: Bill Dean, Assistant Development Services Director 
 
ATTACHMENTS 
 

A:  Proposed Amendment to the Cordes Ranch Specific Plan  
B:  Planning Commission Resolution 



ATTACHMENT A













































































































































  Attachment B 

RESOLUTION 2016-_____ 
 

RECOMMENDING THAT THE CITY COUNCIL APPROVE AN AMENDMENT TO THE 
CORDES RANCH SPECIFIC PLAN RELATED TO THE LANDSCAPE DESIGN CONCEPTS, 

APPLICATION NUMBER SPA16-0002 
 
WHEREAS, On September 3, 2013, City Council certified the Final Revised 

Environmental Impact Report for the Cordes Ranch Project and approved a General Plan 
Amendment, annexation, a development agreement, and the Cordes Ranch Specific Plan for 
the approximately 1,780-acre site, and 

 
WHEREAS, Annexation of the Cordes Ranch site to the City of Tracy was completed by 

LAFCo on November 21, 2013, and  
   
WHEREAS, On March 8, 2016, Prologis submitted an application to amend the Cordes 

Ranch Specific Plan related to the landscape design concepts (Application Number SPA16-
0002), and  

 
WHEREAS, The project is consistent with the Final Revised Environmental Impact 

Report (EIR) certified by the City Council on September 3, 2013 for the Cordes Ranch Project, 
which included the Cordes Ranch Specific Plan (SCH#2011122015).  Pursuant to CEQA 
Guidelines Section 15162 and Public Resources Code Section 21166, no subsequent EIR shall 
be prepared for the project because the project has a certified EIR and no substantial changes 
are proposed in the project that would require major revisions to the previous EIR; no substantial 
changes have occurred with respect to the circumstances under which the project will be 
undertaken that would require major revisions to the previous EIR; and no new information of 
substantial importance regarding significant effects, mitigation measures, or alternatives for this 
project has become known, which was not known at the time the previous EIR was certified as 
complete.  Therefore, no further environmental review is necessary, and   
 

WHEREAS, On April 27, 2016, the Planning Commission conducted a duly noticed 
public hearing to consider the proposed amendment to the Cordes Ranch Specific Plan;  

 
NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission recommends 

that the City Council approve an amendment to the Cordes Ranch Specific Plan related to the 
landscape design concepts, Application Number SPA16-0002, as specified in the attached 
Exhibit “1”.   

 
 
 

*  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  *  * 
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The foregoing Resolution 2016-_____ was passed and adopted by the Planning 
Commission of the City of Tracy on the 27th day of April 2016, by the following vote:  
 
 
AYES:        COMMISSION MEMBERS:   
NOES:        COMMISSION MEMBERS:   
ABSENT:    COMMISSION MEMBERS:  
ABSTAIN:   COMMISSION MEMBERS:   
 

 
 
____________________________ 
CHAIR 

 
 
 
ATTEST: 
 
 
____________________________ 
STAFF LIAISON 



EXHIBIT 1
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