
NOTICE OF REGULAR MEETING 
 
Pursuant to Section 54954.2 of the Government Code of the State of California, a Regular 
meeting of the Planning Commission is hereby called for: 
 
Date/Time:  Wednesday, June 9, 2010, 7:00 p.m. 
   (or as soon thereafter as possible) 
 
Location:  City Hall, Council Chambers 
   333 Civic Center Plaza, Tracy 

 
Government Code Section 54954.3 states that every public meeting shall provide an opportunity 
for the public to address the Planning Commission on any item, before or during consideration 
of the item, however no action shall be taken on any item not on the agenda. 
 
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 2008-140 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 Planning Commission Member to sponsor the item for discussion at a future meeting. 

 
1.  OLD BUSINESS 

 
2. NEW BUSINESS 

 
A. PUBLIC HEARING TO CONSIDER PLANNING COMMISSION 

RECOMMENDATIONS TO CERTIFY THE FINAL ENVIRONMENTAL IMPACT 
REPORT FOR A GENERAL PLAN AMENDMENT, ZONING ORDINANCE 
AMENDMENT, AND PREZONING/ ANNEXATION APPLICATIONS FOR THE 
HOLLY SUGAR SPORTS PARK, AND TO CONSIDER RECOMMENDATIONS 
REGARDING A GENERAL PLAN AMENDMENT, ZONING ORDINANCE 
AMENDMENT, AND PREZONING/ ANNEXATION FOR THE HOLLY SUGAR 
SPORTS PARK SITE.  THE HOLLY SUGAR SPORTS PARK SITE IS 
APPROXIMATELY 298 ACRES OF LAND LOCATED BETWEEN TRACY 
BOULEVARD AND CORRAL HOLLOW ROAD, NORTH OF LARCH ROAD, AND 
SOUTH OF SUGAR ROAD (ASSESSOR’S PARCEL NUMBER 212-150-01).  THE 
APPLICATIONS ARE CITY INITIATED.  APPLICATION NUMBERS GPA10-0002, 
ZA10-0003, AND A/P09-0001 
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B. REPORT OF GENERAL PLAN CONSISTENCY FOR CAPITAL IMPROVEMENT 
PROGRAM PROJECTS FOR FISCAL YEAR 2010-2011 THROUGH FISCAL YEAR 
2014-2015 - APPLICATION NUMBER DET10-0003  

 
3. ITEMS FROM THE AUDIENCE  
 
4. DIRECTOR’S REPORT 
 
5. ITEMS FROM THE COMMISSION 
 
6. ADJOURNMENT 
 
June 3, 2010 
Posted Date 
 
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 and Engineering 
Services Department located at 333 Civic Center Plaza during normal business hours.  



June 9, 2010 
 

AGENDA ITEM 2-A 
 
REQUEST 
 

PUBLIC HEARING TO CONSIDER PLANNING COMMISSION RECOMMENDATIONS 
TO CERTIFY THE FINAL ENVIRONMENTAL IMPACT REPORT FOR A GENERAL 
PLAN AMENDMENT, ZONING ORDINANCE AMENDMENT, AND PREZONING/ 
ANNEXATION APPLICATIONS FOR THE HOLLY SUGAR SPORTS PARK, AND TO 
CONSIDER RECOMMENDATIONS REGARDING A GENERAL PLAN AMENDMENT, 
ZONING ORDINANCE AMENDMENT, AND PREZONING/ ANNEXATION FOR THE 
HOLLY SUGAR SPORTS PARK SITE.  THE HOLLY SUGAR SPORTS PARK SITE IS 
APPROXIMATELY 298 ACRES OF LAND LOCATED BETWEEN TRACY 
BOULEVARD AND CORRAL HOLLOW ROAD, NORTH OF LARCH ROAD, AND 
SOUTH OF SUGAR ROAD (ASSESSOR’S PARCEL NUMBER 212-150-01).  THE 
APPLICATIONS ARE CITY INITIATED.  APPLICATION NUMBERS GPA10-0002, 
ZA10-0003, AND A/P09-0001 

 
BACKGROUND 
 

On July 1, 2008, City Council selected the Holly Sugar site as the preferred location to 
address the community’s needs for youth sports facilities.  The project site is located on 
City-owned property between Tracy Boulevard and Corral Hollow Road, north of Larch 
Road, and south of Sugar Road, Assessor’s Parcel Number 212-150-01 (Attachment A: 
Location Map).   
 
The proposed project consists of the construction and operation of an approximately 
298-acre park, which would include an approximately 166-acre active sports park facility, 
approximately 86 acres of passive recreation area, and approximately 46 acres of future 
expansion area.  The project description also includes proposed annexation of the 
project site into the City limits, a General Plan amendment to designate the project site 
as Park (P), and zoning of the site to Park (P).   

DISCUSSION 
 
This agenda item involves a Planning Commission public hearing to consider the City 
initiated applications for annexation and development of the Holly Sugar Sports Park 
site. Specifically, the Planning Commission will be asked to make a recommendation to 
the City Council on the following items: 
 

• Certification of the Final Environmental Impact Report for a General Plan 
Amendment, Zoning Ordinance Amendment, and Prezoning/ Annexation 
applications for the Holly Sugar Sports Park site 

• A General Plan Amendment related to the Holly Sugar Sports Park site 
(GPA10-0002)  

• A Zoning Ordinance Amendment related to the Holly Sugar Sports Park 
site (ZA10-0003) 

• Prezoning and annexation of the Holly Sugar Sports Park site to the City 
of Tracy (A/P09-0001)  
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The staff report has been organized to discuss each of the above items/applications and 
then lists a staff recommendation at the end of the report. There are numerous 
attachments to the staff report related to each item above.  
 
Environmental Impact Report (EIR) 
 
The City determined that the project requires an EIR for these applications. A Draft EIR 
was prepared in accordance with the State California Environmental Quality Act (CEQA) 
regulations and CEQA Guidelines, and circulated for public review from August 31, 2009 
until October 15, 2009 (Attachment B: Draft EIR). During that time, two separate public 
hearings were conducted to receive comments on the Draft EIR, one by the Planning 
Commission (September 23, 2009) and one by the Parks and Community Services 
Commission (October 1, 2009).  A total of six comment letters were received and several 
comments were verbally received during the public hearings.   
 
In light of a comment letter received from Caltrans on the Draft EIR, the City determined 
that the preparation and public distribution of a Recirculated Draft EIR was required.  
The Recirculated Draft EIR was circulated for public review from December 16, 2009 
through February 2, 2009 (Attachment C: Recirculated Draft EIR).  This public review 
period was later extended to May 26, 2009 due to a noticing error to an interested party.  
Caltrans provided a comment letter on the Recirculated Draft EIR.  No other comments 
on the Recirculated Draft EIR were received.    
 
Collectively, the EIR contains the Draft EIR, the Recirculated Draft EIR, and the 
Responses to Comments and Errata, which is known as the Final EIR (Attachment D: 
Final EIR). While mitigations were identified, significant unavoidable environmental 
impacts were reported in the areas of Aesthetics, Agricultural Resources, Climate 
Change, Noise, and Transportation and Circulation, as shown in the Executive Summary 
of the Draft EIR (pages ES-5 to ES-28).  Certification of the Final EIR also involves 
making findings related to significant impacts, alternatives, a statement of overriding 
considerations, and adopting a mitigation monitoring and reporting program. The 
resolution related to the Final EIR contains those findings and the mitigation monitoring 
program.   
 
General Plan Amendment 
 
A General Plan Amendment (both to the text and the Land Use Designation Map) is 
proposed to change the General Plan designation of the Holly Sugar Sports Park site 
from Agriculture (Ag) to Park (P) (Attachment E: Proposed General Plan Amendment). 

  
Zoning Ordinance Amendment 
 
A Zoning Ordinance Amendment is proposed to establish a Park (P) zone district 
(Attachment F: Proposed Zoning Ordinance Amendment).  Public parks are permitted in 
the existing residential zones, but creation of this Park (P) zone would establish a zone 
that is primarily dedicated to park use.  In the case of the Holly Sugar Sports Park site, 
the proposed Park (P) zone is considered appropriate because it better reflects the 
intended use of the site.  Due to the size of the site, and the fact that the project is not a 
component of a residential or commercial development, the creation of a new zone 
district was necessary.   
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Prezoning/ Annexation  
 
This agenda item involves the Planning Commission making a recommendation to the 
City Council on annexation of the Holly Sugar Sports Park site to the City of Tracy.  
Corporate City limit changes, including property annexation, are completed at Local 
Agency Formation Commission (LAFCo) based on a City application (petition to LAFCo).  
The application to LAFCo would be prepared by City staff based on City Council 
direction related to the EIR, General Plan Amendment, and Zoning Ordinance 
Amendment.  Upon annexation, the Holly Sugar Sports Park site would be zoned Park 
(P), and the Park (P) zone district would be the prezoning for the application to LAFCo.  
Public facilities for the Holly Sugar Sports Park site have been identified and 
documented in the EIR.    
 

RECOMMENDATION 
 
Staff recommends that the Planning Commission take the following actions via two 
resolutions: 
 
First Resolution: 
 

1. Recommend that the City Council certify the Final Environmental Impact 
Report, adopt findings of fact, a statement of overriding considerations and a 
mitigation monitoring and reporting program for the Holly Sugar Sports Park 
applications; 

 
Second Resolution: 
 

2. Recommend that the City Council approve the General Plan Amendment 
(Application GPA10-0002); 
 

3. Recommend that the City Council introduce the Zoning Ordinance 
Amendment (Application ZA10-0003); 

 
4. Recommend that the City Council approve prezoning and annexation of the 

Holly Sugar Sports Park site to the City of Tracy, by means of annexation 
petition application to LAFCO (Application A/P09-0001). 

 
MOTION 
 

Move that the Planning Commission recommend that the City Council take the following 
actions via two resolutions: 
 

1. Recommend that the City Council certify the Final Environmental Impact 
Report, adopt findings of fact, a statement of overriding considerations and a 
mitigation monitoring and reporting program for the Holly Sugar Sports Park 
applications; 
 

2. Recommend that the City Council approve the General Plan Amendment 
(Application GPA10-0002); 
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3. Recommend that the City Council introduce the Zoning Ordinance 

Amendment (Application ZA10-0003); 
 

4. Recommend that the City Council approve prezoning and annexation of the 
Holly Sugar Sports Park site to the City of Tracy, by means of annexation 
petition application to LAFCO (Application A/P09-0001). 

 
 
Prepared by Scott Claar, Associate Planner 
 
Reviewed by Bill Dean, Development & Engineering Services Assistant Director 
 
Approved by Andrew Malik, Development & Engineering Services Director 
 
 
ATTACHMENTS 
 
 A:  Location Map 
 

B:  Draft EIR 
 

C:  Recirculated Draft EIR 
 
D:  Final EIR 
 
E:  Proposed General Plan Amendment  

 
 F:  Proposed Zoning Ordinance Amendment  
 

G:  Planning Commission Resolution recommending that City Council certify the Final     
Environmental Impact Report for the General Plan Amendment, Zoning Ordinance 
Amendment, and Prezoning/ Annexation applications for the Holly Sugar Sports Park 

 
H:  Planning Commission Resolution recommending that City Council approve the 

General Plan Amendment Application GPA10-0002, Zoning Ordinance Amendment 
Application ZA10-0003, and Prezoning/ Annexation Application A/P09-0001 for the 
Holly Sugar Sports Park site 
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Table 3.12-4 
Existing Peak Hour Intersection Levels of Service 

Intersection Control1 
Peak 
Hour 

Delay  
(in 
seconds)2 

LOS 
LOS 
Standard 

1. Larch Road/Corral Hollow Road SSSC 
PM 
SAT 

7 (14) 
6 (11) 

A (B) 
A (B) 

D 

2. 
West Valley Mall/Corral Hollow 
Road 

Signal 
PM 
SAT 

13 
16 

B 
B 

D 

3. 
Grant Line Road/Corral Hollow 
Road 

Signal 
PM 
SAT 

48 
29 

D 
C 

D 

4. Larch Road/Tracy Boulevard AWS 
PM 
SAT 

12 
10 

B 
B 

D 

5. 
I-205 Westbound Ramps/Tracy 
Boulevard 

Signal 
PM 
SAT 

2016 
2118 

B 
CB 

D 

6. 
I-205 Eastbound Ramps/Tracy 
Boulevard 

Signal 
PM 
SAT 

1210 
1320 

BA 
B 

D 

7. Grant Line Road/Tracy Boulevard Signal 
PM 
SAT 

38 
36 

D 
D 

C 

8. Larch Road/Holly Drive SSSC 
PM 
SAT 

6 (11) 
6 (10) 

A (B) 
A (A) 

D 

9. Grant Line Road/Holly Drive Signal 
PM 
SAT 

18 
16 

B 
B 

C 

10. 
Eleventh Street/Corral Hollow 
Road 

Signal 
PM 
SAT 

40 
38 

D 
D 

C 

11. Eleventh Street/Tracy Boulevard Signal 
PM 
SAT 

36 
24 

D 
C 

C 

12. Eleventh Street/Holly Drive Signal 
PM 
SAT 

26 
16 

C 
B 

C 

Note: Results in bold represent unacceptable levels of service. 
1. Signal = signalized intersection, SSSC = side street stop controlled intersection, AWSC = all-way 

stop-controlled intersection 
2. For side-street stop-controlled intersections, delay is reported as:  Intersection average (worst 

case approach).   
Source: Fehr & Peers, 2009. 

   

EXISTING PEAK HOUR TRAFFIC SIGNAL WARRANTS  

To assess consideration for signalization of stop-controlled intersections, the Manual of Uniform 

Traffic Control Devices (MUTCD) (Federal Highway Administration, 2000), presents eight signal 

warrants. Generally, meeting one of the signal warrants could justify signalization of an 

intersection.  However, an evaluation of all applicable warrants should be conducted and 

additional factors (e.g., congestion, approach conditions, driver confusion) should be considered 

before the decision to install a signal is made.  The peak hour volume warrant (Warrant 3) for rural 

conditions was evaluated using the available data. The results of the traffic signal warrant analysis 
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Based on the trip generation and distribution assumptions, trips expected to be generated by the 

Project under Near-term Conditions were assigned through the study intersections. The near-term 

project peak hour trip assignment for each study intersection is shown on Figure 3.12-7.  Near-

Term Plus Project peak hour traffic forecasts were developed by adding the assigned project trips 

at each study intersection to the Near-Term No Project forecasts.  Near-Term Plus Project peak 

hour traffic forecasts are shown on Figure 3.12-10 

Analysis of Near-Term (2015) Conditions 

The Near-Term (2015) Conditions analysis was performed using the same methodologies discussed 

previously.   

INTERSECTION OPERATIONS 

The Near-Term intersection analysis results are presented in Table 3.12-10.  As shown, all study 

intersections are projected to operate at acceptable service levels under the near-term no project 

scenario except the following: 

 Grant Line Road/Tracy Boulevard operates at LOS D during the PM and Saturday peak 

hours 

 Eleventh Street/Corral Hollow Road operates at LOS D during the PM and Saturday peak 

hours 

 Eleventh Street/Tracy Boulevard operates at LOS D during the PM peak hour 

With the addition of project traffic, the following intersections operate unacceptably in addition to 

the three intersections mentioned above: 

 Larch Road/Corral Hollow Road operates unacceptably with 43 seconds of average delay 

(LOS E) on the westbound approach during the Saturday peak hour 

 Larch Road/Tracy Boulevard operates at LOS F during the Saturday peak hour 

 I-205 Westbound Ramps/Tracy Boulevard operates at LOS F during the Saturday peak hour 

The project driveways are projected to operate at good levels with stop sign control under Near-

term Conditions. The LOS calculation worksheets for the Near-Term No Project and Plus Project 

scenarios are provided in Appendix H. 
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Table 3.12-10 
Near-Term (2015) Peak Hour Intersection Levels of Service 

Intersection Control1 
Peak 
Hour 

No Project Plus Project 

Delay 2 
(in 

seconds) 
LOS 

Delay 2 
(in 

seconds) 
LOS 

1. 
Larch Road/Corral Hollow 
Road 

SSSC 
PM 
SAT 

8 (15) 
7 (12) 

A (C) 
A (B) 

8 (18) 
22 (43) 

A (C) 
C (E) 

2. 
West Valley Mall/Corral 
Hollow Road 

Signal 
PM 
SAT 

13 
17 

B 
B 

14 
18 

B 
B 

3. 
Grant Line Road/Corral 
Hollow Road 

Signal 
PM 
SAT 

52 
31 

D 
C 

52 
32 

D 
C 

4. Larch Road/Tracy Boulevard AWS 
PM 
SAT 

13 
11 

B 
B 

17 
>50 

C 
F 

5. 
I-205 Westbound 
Ramps/Tracy Boulevard 

Signal 
PM 
SAT 

21017 
2117 

CB 
CB 

2117 
>10053 

CB 
FD 

6. 
I-205 Eastbound Ramps/Tracy 
Boulevard 

Signal 
PM 
SAT 

1210 
1320 

BA 
B 

120 
3725 

B 
DC 

7. 
Grant Line Road/Tracy 
Boulevard 

Signal 
PM 
SAT 

39 
37 

D 
D 

40 
37 

D 
D 

8. Larch Road/Holly Drive SSSC 
PM 
SAT 

7 (11) 
6 (10) 

A (B) 
A (B) 

7 (12) 
7 (11) 

A (B) 
A (B) 

9. Grant Line Road/Holly Drive Signal 
PM 
SAT 

19 
16 

B 
B 

20 
17 

C 
B 

10. 
Eleventh Street/Corral Hollow 
Road 

Signal 
PM 
SAT 

41 
43 

D 
D 

41 
45 

D 
D 

11. 
Eleventh Street/Tracy 
Boulevard 

Signal 
PM 
SAT 

36 
24 

D 
C 

36 
25 

D 
C 

12. Eleventh Street/Holly Drive Signal 
PM 
SAT 

27 
17 

C 
B 

27 
19 

C 
B 

13. 
Project Driveway/Tracy 
Boulevard 

SSSC 
PM 
SAT 

n/a -- 
4 (9)  

10 (12) 
A (A) 
A (B) 

14. 
Project Driveway/Corral 
Hollow Road 

SSSC 
PM 
SAT 

n/a -- 
1 (10) 
3 (14) 

A (B) 
A (B) 

Note: Results in bold represent unacceptable levels of service. 
1. Signal = signalized intersection, SSSC = side street stop controlled intersection, AWSC = all-way stop-

controlled intersection 
2. For side-street stop-controlled intersections, delay is reported as:  Intersection average (worst case 

approach).   
Source: Fehr & Peers, 2009. 
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measures is beyond the control of the City of Tracy, this impact is considered to be significant and 

unavoidable.   

Impact 3.12-3: Project implementation would result in unacceptable 

levels of service at the intersection of I-205 Westbound Ramps/Tracy 

Boulevard (Intersection #5) (Significant and Unavoidable) 

The addition of project traffic would cause the intersection of I-205 Westbound Ramps/Tracy 

Boulevard to degrade from LOS C to LOS F during the Saturday peak hour.   This is a significant 

impact. 

MITIGATION MEASURES 

Mitigation Measure 3.12-3: The following mitigation measures would improve operations at the I-

205 westbound Ramps/Tracy Boulevard intersection to an acceptable level: 

 Widen westbound approach to provide one shared through/right-turn/left-turn 

lane and one right-turn lane. 

 Optimize signal timings. 

SIGNIFICANCE AFTER MITIGATION 

The study intersection is under the exclusive jurisdiction of Caltrans (Streets and Highways Code, 

Section 90).  As such, the City intends on making a finding that these mitigation measures can and 

should be adopted by Caltrans.  Additionally, the City is not aware of any plan, enforceable by the 

City, that would insure funding of these mitigation measures.  Therefore, this impact is considered 

to be significant and unavoidable. 
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previously in this section were used to assign the trips generated by 11 soccer fields (or 11 

baseball/softball fields) throughout the study intersections.  

Table 3.12-13 
Phasing Analysis Trip Generation 

Individual Use Amount 
Saturday1 

In Out Total 

Soccer Season 11 Fields 352 352 704 

Baseball/Softball Season 11 Fields 352 352 704 

Football Season 4 Fields 256 256 512 

Notes:   
1. Refer to Appendix E for trip generation rates and assumptions 

Source:  Trip Generation (8
th

 Edition), ITE, 2008; and Fehr & Peers, 2009. 

 

Intersection LOS results for the project trips generated by building up to 11 soccer fields, 11 

baseball and softball fields, and 4 football fields are shown in Table 3.12-13. 

Table 3.12-14 
Phasing Analysis Peak Hour Intersection Levels of Service 

Intersection Control1 
Peak 
Hour 

Delay 2 
(in seconds) 

LOS 

1. Larch Road/Corral Hollow Road SSSC SAT 7 (14) A (B) 

2. West Valley Mall/Corral Hollow Road Signal SAT 18 B 
3. Grant Line Road/Corral Hollow Road Signal SAT 32 C 
4. Larch Road/Tracy Boulevard AWS SAT 28 D 

5. 
I-205 Westbound Ramps/Tracy 
Boulevard 

Signal SAT 2032 DB 

6. 
I-205 Eastbound Ramps/Tracy 
Boulevard 

Signal SAT 2015 BB 

7. Grant Line Road/Tracy Boulevard Signal SAT 37 D 
8. Larch Road/Holly Drive SSSC SAT 6 (11) A (B) 
9. Grant Line Road/Holly Drive Signal SAT 17 B 
10. Eleventh Street/Corral Hollow Road Signal SAT 44 D 
11. Eleventh Street/Tracy Boulevard Signal SAT 25 C 
12. Eleventh Street/Holly Drive Signal SAT 18 B 
13. Project Driveway/Tracy Boulevard SSSC SAT 7 (12) A (B) 

Note: Results in bold represent unacceptable levels of service. 
1. Signal = signalized intersection, SSSC = side street stop controlled intersection, AWSC = all-

way stop-controlled intersection 
2. For side-street stop-controlled intersections, delay is reported as:  Intersection average 

(worst case approach).   
Source: Fehr & Peers, 2009. 
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turning movement and freeway volumes were developed using the three-step process used for 

the Near-Term No Project forecasts.  Cumulative No Project forecasts are shown on Figure 3.12-12.   

CUMULATIVE PLUS PROJECT TRAFFIC 

Based on the trip generation and distribution assumptions, trips expected to be generated by the 

Project under Cumulative Conditions were assigned through the study intersections. The 

cumulative project peak hour trip assignment for each study intersection is shown on Figure 3.12-

8.  Cumulative Plus Project peak hour traffic forecasts were developed by adding the assigned 

project trips at each study intersection to the Cumulative No Project forecasts.  Cumulative Plus 

Project peak hour traffic forecasts are shown on Figure 3.12-13. 

Analysis of Cumulative (2030) Conditions 

The intersection and freeway segment operation analyses for Cumulative (2030) Conditions were 

performed using the same methodologies discussed previously.   

INTERSECTION OPERATIONS 

Cumulative intersection operations were evaluated using the lane configurations and traffic 

controls shown on Figure 3.12-11.  The cumulative intersection analysis results are presented in 

Table 3.12-16.  As shown, all study intersections are projected to operate at acceptable service 

levels under Cumulative No Project Conditions except the following: 

 Larch Road/Corral Hollow Road operates at LOS F during the PM and Saturday peak hours 

 Larch Road/Tracy Boulevard operates at LOS F during the PM and Saturday peak hours 

 I-205 Westbound Ramps/Tracy Boulevard operates at LOS FE during the PM and Saturday 

peak hours 

 I-205 Eastbound Ramps/Tracy Boulevard operates at LOS F during the PM and Saturday 

peak hours 

 Grant Line Road/Tracy Boulevard operates at LOS D during the PM and Saturday peak 

hours 

 Eleventh Street/Corral Hollow Road operates at LOS E during the PM and Saturday peak 

hours 

 Eleventh Street/Tracy Boulevard operates at LOS E during the PM peak hour 

With the addition of project traffic, the intersection of Larch Road/Holly Drive operates 

unacceptably in addition to the seven intersections mentioned above.  Under Cumulative Plus 

Project Conditions, this intersection operates at an overall LOS E (and the eastbound approach 

operates at LOS F) during the PM and Saturday peak hours.  The project driveways are projected to 

operate at good levels with stop sign control under Cumulative Conditions.  The LOS calculation 
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worksheets for the Cumulative No Project and Cumulative Plus Project scenarios are provided in 

Appendix H.  

Table 3.12-16 
Cumulative (2030) Peak Hour Intersection Levels of Service 

Intersection Control1 
Peak 
Hour 

No Project Plus Project 

Delay 2 
(in seconds) 

LOS 
Delay 2 

(in seconds) 
LOS 

1. Larch Road/Corral Hollow Road SSSC 
PM 
SAT 

>50 (>50) 
>50 (>50) 

F (F) 
F (F) 

>50 (>50) 
>50 (>50) 

F (F) 
F (F) 

2. 
West Valley Mall/Corral Hollow 
Road 

Signal 
PM 
SAT 

20 
29 

B 
C 

21 
33 

C 
C 

3. 
Grant Line Road/Corral Hollow 
Road 

Signal 
PM 
SAT 

33 
32 

C 
C 

33 
34 

C 
C 

4. Larch Road/Tracy Boulevard AWS 
PM 
SAT 

>50 
>50 

F 
F 

>50 
>50 

F 
F 

5. 
I-205 Westbound Ramps/Tracy 
Boulevard 

Signal 
PM 
SAT 

>100 
>10055 

64 

F 
FE 
E 

71>100 
>100 

FE 
F 

6. 
I-205 Eastbound Ramps/Tracy 
Boulevard 

Signal 
PM 
SAT 

>100 
>100 

F 
F 

>100 
>100 

F 
F 

7. 
Grant Line Road/Tracy 
Boulevard 

Signal 
PM 
SAT 

47 
44 

D 
D 

51 
46 

D 
D 

8. Larch Road/Holly Drive SSSC 
PM 
SAT 

22 (28) 
16 (20) 

C (D) 
C (C) 

38 (>50) 
38 (>50) 

E (F) 
E (F) 

9. Grant Line Road/Holly Drive Signal 
PM 
SAT 

26 
22 

C 
C 

27 
23 

C 
C 

10. 
Eleventh Street/Corral Hollow 
Road 

Signal 
PM 
SAT 

59 
61 

E 
E 

60 
65 

E 
E 

11. 
Eleventh Street/Tracy 
Boulevard 

Signal 
PM 
SAT 

56 
32 

E 
C 

58 
33 

E 
C 

12. Eleventh Street/Holly Drive Signal 
PM 
SAT 

29 
21 

C 
C 

30 
22 

C 
C 

13. 
Project Driveway/Tracy 
Boulevard 

SSSC 
PM 
SAT 

n/a -- 
5 (10) 

11 (14) 
A (B) 
B (B) 

14. 
Project Driveway/Corral 
Hollow Road 

SSSC 
PM 
SAT 

n/a -- 
2 (11) 
5 (21) 

A (B) 
A (C) 

Note: Results in bold represent unacceptable levels of service. 
1. Signal = signalized intersection, SSSC = side street stop controlled intersection, AWSC = all-way stop-

controlled intersection 
2. For side-street stop-controlled intersections, delay is reported as:  Intersection average (worst case 

approach).   
Source: Fehr & Peers, 2009. 
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Table 3.12-18 
Intersection Improvements to Support Cumulative Traffic Growth 

Study Intersection 
Added 
Signal? 

Lane Geometry and Traffic Control Changes1 

1. Larch Road/Corral 
Hollow Road 

Yes 

 

 Widen EB approach to provide 1 LT, 2 Thru, & 
1 RT lane 

 Widen WB approach to provide 1 LT, 1 Thru, 
& 1 TR lane 

 Widen NB approach to provide 2 LT, 1 Thru, & 
1 RT lane 

 Widen SB approach to provide 1 LT & 1 TR 
lane 

 Optimize signal timings 

4. Larch Road/Tracy 
Boulevard 

Yes 

 Widen EB approach to provide 1 LT, 1 Thru, & 
1 free RT 

 Widen WB approach to provide 1 LT and 1 TR 
lane 

 Widen NB approach to add a second LT lane 

 Optimize signal timings 

5. I-205 WB 
Ramps/Tracy 
Boulevard 

No 
(already 

signalized) 

 Widen NB approach to add second LT lane 

 Widen WB approach to provide 1 LT, 1 LTR, & 
1 RT lane 

 Optimize signal timings 

6. I-205 EB 
Ramps/Tracy 
Boulevard 

No 
(already 

signalized) 

 Widen EB approach to provide 1 TL and 1 RT 
lane 

 Widen SB approach to add second LT lane 

 Optimize signal timings 

7. Grant Line Rd/Tracy 
Boulevard 

No 
(already 

signalized) 

 Widen NB approach to add second LT lane 

 Widen SB approach to add second LT lane 

 Widen EB approach to provide 1 LT, 2 Thru, & 
1 free RT lane 

11. Eleventh 
Street/Tracy 
Boulevard2 

No 
(already 

signalized) 

 Convert SB RT lane from permitted to free 

 Convert EB RT lane from permitted to free 

 Optimize signal timings 

Notes:   
1. EB = Eastbound; WB = Westbound; NB = Northbound; SB = Southbound 

LT = Left-turn; RT = Right-turn; TR = Through-Right; TL = Through-Left; LTR = Left-Through-Right 
2. Improvements listed only achieve LOS D operations.  At-grade intersection improvements 

resulting in LOS C operations are not feasible due to physical constraints that preclude it from 
further widening.  The required Cumulative configuration of this intersection to operate at an 
acceptable LOS C is a grade-separated urban interchange. 

Source: Fehr & Peers, 2009 
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However, the County of San Joaquin would need to approve the design and construction of 

proposed intersection improvements.   

If the County approves the proposed improvements identified above, then this would be a less 

than significant impact.  The intersection would operate at LOS C with 28 seconds of average delay 

during the PM peak hour and at LOS D with 51 seconds of average delay during the Saturday peak 

hour.   However, at the time of preparation of this EIR, it is not known if the County would approve 

the intersection improvements identified above.  Due to the fact that implementation of these 

measures is beyond the control of the City of Tracy, this impact is considered to be significant and 

unavoidable.   

Impact 3.12-87: Under cumulative conditions project implementation 

would contribute to unacceptable levels of service at the intersection of I-

205 Westbound Ramps/Tracy Boulevard (Intersection #5) (Less than 

Significant with MitigationSignificant and Unavoidable) 

The intersection of I-205 westbound Ramps/Tracy Boulevard would operate at LOS FE during the 

PM and Saturday peak hour under Cumulative No Project Conditions.  With the addition of project 

traffic, the intersection would continue to operate at LOS E during the PM peak hour and would 

degrade to LOS F during th Saturday peak hour.   and Cumulative Plus Project Conditions.  This is a 

significant impact because the project would increase the average intersection control delay by 

more than four seconds during the PM and Saturday peak hours.     

MITIGATION MEASURES 

Mitigation Measure 3.12-87: The following mitigation measures would improve operations at the 

I-205 westbound Ramps/Tracy Boulevard intersection to an acceptable level: 

 Widen northbound approach to provide a second left-turn lane. 

 Widen westbound approach to provide one left-turn lane, one shared through/left-

turn lane, and one free right-turn lane with a receiving/acceleration lane greater 

than 100 feet in length on northbound Tracy Boulevard. 

 Optimize signal timings. 

SIGNIFICANCE AFTER MITIGATION 

The study intersection is under the exclusive jurisdiction of Caltrans (Streets and Highways Code, 

Section 90).  As such, the City intends on making a finding that these mitigation measures can and 

should be adopted by Caltrans.  Additionally, the City is not aware of any plan, enforceable by the 

City, that would insure funding of these mitigation measures.  Therefore, this impact is considered 

to be significant and unavoidable. 
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Impact 3.12-98: Under cumulative conditions project implementation 

would contribute to unacceptable levels of service at the I-205 Eastbound 

Ramps/Tracy Boulevard (Intersection #6) (Less than Significant with 

MitigationSignificant and Unavoidable) 

The intersection of I-205 eastbound Ramps/Tracy Boulevard would operate would operate at LOS 

F during the PM and Saturday peak hours under Cumulative No Project and Cumulative Plus 

Project Conditions.  This is a significant impact because the project would increase the average 

intersection control delay by more than four seconds during the PM and Saturday peak hours.     

MITIGATION MEASURES 

Mitigation Measure 3.12-98: The following mitigation measures would improve operations at the 

I-205 eastbound Ramps/Tracy Boulevard intersection to an acceptable level: 

 Widen northbound approach to provide two through lanes and a right-turn lane. 

 Widen southbound approach to provide two through lanes and two left-turn lanes. 

 Widen eastbound approach to provide one left-turn lane, one shared right-through 

lane, and one right-turn lane. 

 Optimize signal timings. 

 

SIGNIFICANCE AFTER MITIGATION 

The study intersection is under the exclusive jurisdiction of Caltrans (Streets and Highways Code, 

Section 90).  As such, the City intends on making a finding that these mitigation measures can and 

should be adopted by Caltrans.  Additionally, the City is not aware of any plan, enforceable by the 

City, that would insure funding of these mitigation measures.  Therefore, this impact is considered 

to be significant and unavoidable. 



! ( ! ( ! (

! ( ! ( ! ( ! (

! ( ! (

! (
! (

! (

II-
2

0
5

 W
B
 R

am
ps

I-
2

0
5
 E

B
 R

am
ps

W
es

t 
V
al

le
y

M
al

l

A
ct

iv
e 

Sp
or

ts
 P

ar
k 

Si
te

Pa
ss

iv
e 

R
ec

re
at

io
n 

A
re

a

Fu
tu

re
Ex

pa
ns

io
n

A
re

a

M
ac 

A
rt

h u
r 

D
r

G
r a

nt 
Li
ne 

Rd

Up
rr

Kr
oh

n 
Rd

U
pr

r

C
lo

ve
r 

R
d

El
ev

en
t h 

S
t

El
ev

en
th 

S
t

E l
ev

en
t h 

S
t

Corral Hollow Rd

Holly Dr

Mac Arthur Dr

Tracy Bl

Spur Line

Holly Dr

By
ro

n 
Rd

Tracy B

East St

B St

E St

F St

S
ug

ar 
R
d A St

G
ra

nt 
Li
n e 

R
d

Tracy Bl
ay Al

G
ille

t t 
Al

Corral Hollow Rd

G
ru

na
ue

r 
Al

Lincoln Bl

Orchard Pk

Te
nt

h 
S

t

Lo
w
el

l A
v

Si
xt

h 
St

Wall St

La
rc

h 
Rd

Li
nd

a 
Pl

Pe
s c

ad
er

o 
A
v

Lo
w

el
l A

v

G
ar

y 
LnH

ol
d e

r 
L n

Al
e g

r e 
D

r

Colony Dr

un
a 

D
r

M
ar

lin 
Pl

Mariani Ct

Harding Av

V
al
er

ie 
Ln

Lo
w
el

l A
v

Wilson Av

La
rc

h 
R
d

G
ra

na
da 

W
y

Tw
el

f t
h 

S
t

A
ca

c i
a 

S
t

C
lo

ve
r 

R
d

Ni
nt

h 
S
t

Deborah St

B
ev

er
ly 

P l

Ea
to

n 
A
v

C
a r

lto
n 

W
y

Tracy Bl

Pe
re

ira 
A
v

T w
en

ty
-f
irs

t 
S
t

Tw
en

tie
th 

S
t

2 3

4 5 6 7

8 9

10
11

12

1

J

20
5

13
14

2,
62

7 
(3

,2
27

)

3,
01

8 
(2

,9
83

)

(!!
2,

36
2 

(3
,0

88
)

2,
86

7 
(2

,8
65

)
77

 (4
6)

65 (80)
148 (114)
115 (67)

69
 (6

9)

7 
(8

)

TR
U

E
TR

U
E

La
rc

h 
R

d

Tracy Blvd

65
 (4

4)
15

 (2
)

)29(
151

4

6 (9)
89 (89)
2 (8)

39
 (2

2)

1
6 (9)
31 (44)

375 (532)
159 (69)

43
0 

(6
54

)

FA
LS

E
W

es
t V

al
le

y 
M

al
l

48
 (4

9)

Corral Hollow Rd

2

46 (71)
114 (91)

TR
U

E
TR

U
E

60
 (8

9)
29

 (1
6)

34 (11)
75 (35)
84 (69)

TR
U

E

13
 (1

0)
59

 (3
6)

77
 (4

2)

8 (4)

Corral Hollow Rd
La

rc
h 

R
d

TR
U

E

247 (123)

65
6 

(5
56

)

11
2 

(9
1)

74
0 

(5
49

)

482 (516)
352 (390)

Corral Hollow Rd

10
8 

(1
29

)
43

2 
(4

13
)

23
5 

(1
71

)

G
ra

nt
 L

in
e 

R
d

3

65 (92)
350 (464)
120 (183)

TR
U

E

366 (384)
263 (292)

I-2
05

 E
B

 R
am

ps

11
3 

(1
08

)

101 (105)
309 (279)

127 (208)
309 (262)

I-2
05

 W
B

 R
am

ps
TR

U
E

TR
U

E

4 
(4

)

TR
U

E

Tracy Blvd

572 (528)
117 (95)

6

)443(
083

70
 (8

6)

15
9 

(1
83

)
10

 (9
)

Tracy Blvd

5

TR
U

E

)351(
651

207 (221)

)013(
804

G
ra

nt
 L

in
e 

R
d

13
4 

(1
27

)

468 (473)
171 (100)

13
8 

(1
22

)

TR
U

E
TR

U
E

57
3 

(4
06

)
21

2 
(1

89
)

Tracy Blvd

7

161 (159)
532 (565)
157 (188)

M
A

P 
KE

Y
= 

 S
tu

dy
 In

te
rs

ec
tio

n
1

= 
 P

ro
je

ct
 A

cc
es

s
13

= 
 P

M
 (S

at
) P

ea
k 

H
ou

r
   

  M
ai

nl
in

e 
Vo

lu
m

es
== 

    
 

A
A

A 
(B

B
B

)= 
 F

re
ew

ay
 S

tu
dy

 S
eg

m
en

t

IN
TE

RS
EC

TI
O

N
 K

EY

= 
 P

M
 (S

at
) P

ea
k 

H
ou

r
   

  T
ra

ffi
c 

Vo
lu

m
es

= 
 S

ig
na

liz
ed

 In
te

rs
ec

tio
n

= 
 “F

re
e”

 R
ig

ht
 T

ur
n

= 
 S

to
p 

Si
gn

XX
 (Y

Y)

H
ol

ly
 S

ug
ar

 S
po

rt
s 

Pa
rk

 E
IR

FI
G

U
R

E
 3

.1
2-

1
B

EX
IS

TI
N

G
 P

EA
K

 H
O

U
R

 T
R

A
FF

IC
 V

O
LU

M
ES

A
N

D
 IN

TE
R

SE
C

TI
O

N
 L

A
N

E 
C

O
N

FI
G

U
R

AT
IO

N
S

D
ec

em
be

r 2
00

9
G

ra
ph

ic
s\

R
ep

or
t G

ra
ph

ic
s\

W
C

08
-2

60
5_

2-
4A



 



! ( ! ( ! (

! ( ! ( ! ( ! (

! ( ! (

! (
! (

! (

II-
2

0
5

 W
B
 R

am
ps

I-
2

0
5
 E

B
 R

am
ps

W
es

t 
V
al

le
y

M
al

l

A
ct

iv
e 

Sp
or

ts
 P

ar
k 

Si
te

Pa
ss

iv
e 

R
ec

re
at

io
n 

A
re

a

Fu
tu

re
Ex

pa
ns

io
n

A
re

a

M
ac 

A
rt

h u
r 

D
r

A
rb

or 
Av

G
r a

nt 
Li
ne 

Rd

Up
rr

Kr
oh

n 
Rd

Ar

U
pr

r

C
lo

ve
r 

R
d

El
ev

en
t h 

S
t

El
ev

en
th 

S
t

E l
ev

en
t h 

S
t

Corral Hollow Rd

Holly Dr

Mac Arthur Dr

Tracy Bl

Spur Line

Holly Dr

By
ro

n 
Rd

Tracy B

East St

B St

E St

F St

S
ug

ar 
R
d A St

G
ra

nt 
Li
n e 

R
d

Tracy Bl
ay Al

G
ille

t t 
Al

Corral Hollow Rd

G
ru

na
ue

r 
Al

Lincoln Bl

Orchard Pk

Te
nt

h 
S

t

Lo
w
el

l A
v

Si
xt

h 
St

Wall St

La
rc

h 
Rd

Li
nd

a 
Pl

Pe
s c

ad
er

o 
A
v

Lo
w

el
l A

v

G
ar

y 
LnH

ol
d e

r 
L n

Al
e g

r e 
D

r

Colony Dr

La
gu

na 
D

r

M
ar

lin 
Pl

Mariani Ct

Harding Av

V
al
er

ie 
Ln

Lo
w
el

l A
v

Wilson Av

La
rc

h 
R
d

G
ra

na
da 

W
y

Tw
el

f t
h 

S
t

A
ca

c i
a 

S
t

C
lo

ve
r 

R
d

Ni
nt

h 
S
t

Deborah St

B
ev

er
ly 

P l

Ea
to

n 
A
v

C
a r

lto
n 

W
y

Tracy Bl

Pe
re

ira 
A
v

T w
en

ty
-f
irs

t 
S
t

Tw
en

tie
th 

S
t

2 3

4 5 6 7

8 9

10
11

12

1

J

20
5

13
14

TR
U

E
TR

U
E

La
rc

h 
R

d

Tracy Blvd

4

1

W
es

t V
al

le
y 

M
al

l

Corral Hollow Rd

2

TR
U

E
TR

U
E

TR
U

E
Corral Hollow Rd

La
rc

h 
R

d

TR
U

E

Corral Hollow Rd

G
ra

nt
 L

in
e 

R
d

3

TR
U

E

I-2
05

 E
B

 R
am

ps
I-2

05
 W

B
 R

am
ps

TR
U

E
TR

U
E

TR
U

E

Tracy Blvd

6

Tracy Blvd

5

TR
U

E

G
ra

nt
 L

in
e 

R
d

TR
U

E
TR

U
E

Tracy Blvd

7

e

qqeeet

qq
ee

et

qqeeet

qqeee   t

e

AAAAAAAAAArr

M
A

P 
KE

Y
= 

 S
tu

dy
 In

te
rs

ec
tio

n
1

= 
 P

ro
je

ct
 A

cc
es

s
13

= 
 F

re
ew

ay
 S

tu
dy

 S
eg

m
en

t

IN
TE

RS
EC

TI
O

N
 K

EY

= 
 P

M
 (S

at
) P

ea
k 

H
ou

r
   

  T
ra

ffi
c 

Vo
lu

m
es

= 
 S

ig
na

liz
ed

 In
te

rs
ec

tio
n

= 
 “F

re
e”

 R
ig

ht
 T

ur
n

= 
 S

to
p 

Si
gn

XX
 (Y

Y)

H
ol

ly
 S

ug
ar

 S
po

rt
s 

Pa
rk

 E
IR

FI
G

U
R

E
 3

.1
2

-1
1

A

C
U

M
U

LA
TI

VE
 (2

03
0)

IN
TE

R
SE

C
TI

O
N

 L
A

N
E 

C
O

N
FI

G
U

R
AT

IO
N

S 
A

N
D

 T
R

A
FF

IC
 C

O
N

TR
O

LS
D

ec
em

be
r 2

00
9

G
ra

ph
ic

s\
R

ep
or

t G
ra

ph
ic

s\
W

C
08

-2
60

5_
5-

1A



lizs
Text Box
ATTACHMENT E







 
 

           Draft:  6-03-10 
ORDINANCE _____ 

 
AN ORDINANCE OF THE CITY OF TRACY AMENDING ARTICLE 15 OF CHAPTER 10.08 OF 
TITLE 10 OF THE TRACY MUNICIPAL CODE TO ADD A NEW ZONING DISTRICT OF PARK 

AND TO ZONE THE HOLLY SUGAR SPORTS PARK SITE AS PARK 
 
WHEREAS, On July 1, 2008, City Council selected the Holly Sugar site as the preferred 

location to address the community’s needs for youth sports facilities; and 
 
WHEREAS, The Holly Sugar Sports Park site is located on City-owned property 

between Tracy Boulevard and Corral Hollow Road, north of Larch Road, and south of Sugar 
Road, Assessor’s Parcel Number 212-150-01; and 

 
WHEREAS, The Holly Sugar Sports Park project consists of the construction and 

operation of an approximately 298-acre park, which would include an approximately 166-acre 
active sports park facility, approximately 86 acres of passive recreation area, and approximately 
46 acres of future expansion area; and 

 
WHEREAS, A General Plan Amendment (both to the text and the Land Use Designation 

Map) is necessary to change the General Plan designation of the Holly Sugar Sports Park site 
from Agriculture (Ag) to Park (P), Application Number GPA10-0002; and 

 
WHEREAS, The City Council held a duly noticed public hearing to consider General 

Plan Amendment Application Number GPA10-0002 on _______, 2010, and adopted General 
Plan Amendment Application Number GPA10-0002 by Resolution No. _________; and 

 
WHEREAS, The Holly Sugar Sports Park site is proposed to be annexed into the City of 

Tracy and prezoned as Park Zone (P); and 
 
WHEREAS, A Zoning Ordinance Amendment is necessary to establish a Park (P) zone 

district and to apply it to the Holly Sugar Sports Park site on the Zoning Map, Application 
Number ZA10-0003; and 

 
WHEREAS, The City Council held a duly noticed public hearing to consider the Final 

Environmental Impact Report (“FEIR”) for the Holly Sugar Sports Park (SCH NO. 2008122103) 
on __________, 2010, and certified the FEIR for the Holly Sugar Sports Park (SCH No. 
2008122103) by Resolution No. ____________; and 

 
WHEREAS, the Planning Commission considered this matter at a noticed public hearing 

held on _____________ and recommended that City Council introduce the ordinance; and 
 
WHEREAS, the City Council held a duly noticed public hearing to consider the ordinance 

on _____________, 2010. 
 
The Tracy City Council hereby ordains as follows: 

 
SECTION 1:  Article 15 of Chapter 10.08 of Title 10 of the Tracy Municipal Code is 

retitled and amended to read as follows: 
 

“Article 15. Agricultural Zone (A) and Park Zone (P) 

lizs
Text Box
ATTACHMENT F



 
 

 
10.08.2010 Purpose (A). 
 

The Agricultural (A) Zone classification is to provide for agricultural, farm, and accessory 
and service uses in locations having an agricultural designation on the General Plan Land Use 
Map. The A Zone may also be utilized in locations which have an ultimate urban use 
designation but will be best used for agricultural purposes until necessary urban services are 
available, and conversion to urban uses is timely and appropriate. (Prior code § 10-2.1500) 

10.08.2020 Permitted Uses (A). 

(a) The following uses shall be permitted in the A Zone: 
(1) Crop and tree farming; 
(2) Raising of large and small animals and fowl but not including: 

(i) Over ten (10) swine; 
(ii) Feed lots; 
(iii) Commercial poultry and egg production; and 
(iv) Dairies; 

(3) Residences for owners and employees; and 
(4) Accessory uses, buildings, and structures. 

(b) The following conditional uses shall be permitted in the A Zone subject to the 
granting of a use permit as provided in Sections 10.08.4260 through 10.08.4420 
of Article 34 of this chapter:  
(1) Labor camps and housing; 
(2) Roadside stands for the sale of agricultural products raised or produced 
on the premises; 
(3) Gas and oil wells; 
(4) Processing of agricultural products but not including animals or animal 
products; 
(5) Kennels, boarding kennels, and animal hospitals; 
(6) Uses excluded from subsection (2) of subsection (a) of this section; and 
(7) Public and quasi-public uses.  (Prior code § 10-2.1501) 
 

10.08.2030  Lot area and width (A). 

The following lot area and width requirements shall apply in the A Zone:  

(a) The minimum lot area shall be ten (10) acres. 
(b) The minimum lot width shall be 300 feet.  (Prior code § 10-2.1502) 

 
10.08.2040 Minimum yards (A). 
  

The following minimum yards shall be required in the A Zone:  

(a) Front: Twenty-five (25') feet; 
(b) Side: Ten (10') feet; and 
(c) Rear: Ten (10') feet.  (Prior code § 10-2.1503) 

 
10.08.2050 Height (A). 

 



 
 

There shall be no height limit in the A Zone. (Prior code § 10-2.1504) 
 
10.08.2060 Off-street parking (A). 
 

Off-street parking in the A Zone shall be provided as required by Article 26 of this 
chapter. (Prior code § 10-2.1505) 

10.08.2070 Development review (A). 

Development approval for all conditional uses in the A Zone shall be required as 
provided in Article 30 of this chapter.  (Prior code § 10-2.1506) 

10.08.2071 Purpose (P). 
 
The Park (P) Zone is designed to provide for public parks of all sizes. 

 
10.08.2072 Permitted Uses (P). 

 
The following uses shall be permitted in the P Zone: 
 
(a) Sports, recreational, cultural, entertainment and similar uses 
(b) Renewable energy generation and public utilities 
(c) Community gardens  

 
10.08.2073 Development Standards (P). 
 

All parks shall be designed and improved in accordance with the Parks Master Plan, the 
Parks and Streetscape Standard Plans, and any other program, project, or standards approved 
by the City Council. 
 
10.08.2074 Development review (P). 
 

Development review shall be in accordance with Article 30 of this chapter.” 
 
SECTION 2.  The City of Tracy Zoning Map is amended to zone the Holly Sugar 

Sports Park site as Park (P), once the annexation of the property is approved by 
LAFCO. 

 
SECTION 3.  The City Council held a duly noticed public hearing to consider the Final 

Environmental Impact Report (“FEIR”) for the Holly Sugar Sports Park (SCH NO. 2008122103) 
on __________, 2010, and certified the FEIR for the Holly Sugar Sports Park (SCH No. 
2008122103) by Resolution No. _________.  The FEIR was prepared in compliance with the 
requirements of the California Environmental Quality Act (“CEQA”) and is incorporated herein by 
reference. 

 
SECTION 4.  This Ordinance shall take effect thirty (30) days after its final passage and 

adoption. 
 
SECTION 5.  This Ordinance shall be published once in a newspaper of general 

circulation within fifteen (15) days from and after its final passage and adoption. 
 



 
 

 
 

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

The foregoing Ordinance was introduced at a regular meeting of the Tracy City Council 
on the _____ day of __________, 2010, and finally adopted on the _____ day of __________, 
2010, by the following vote: 
 
AYES:        COUNCIL MEMBERS:   
NOES:        COUNCIL MEMBERS:   
ABSENT:    COUNCIL MEMBERS:   
ABSTAIN:   COUNCIL MEMBERS:   
 

______________________________ 
Mayor 

ATTEST: 
 
____________________________ 
City Clerk 
 



June 9, 2010 
 

RESOLUTION 2010-_____ 
 

RECOMMENDING THAT THE CITY COUNCIL 
CERTIFY THE FINAL ENVIRONMENTAL IMPACT REPORT, 

ADOPT FINDINGS OF FACT, A STATEMENT OF OVERRIDING CONSIDERATIONS 
AND A MITIGATION MONITORING PROGRAM  

FOR THE HOLLY SUGAR SPORTS PARK APPLICATION 
APPLICATION NUMBERS GPA10-0002, ZA10-0003, and A/P09-0001 

 

WHEREAS, The City of Tracy has identified the need to construct and maintain a new youth 
sports park facility; and 

WHEREAS, On July 1, 2008 City staff presented four options for the location of a future youth 
sports park to the City Council; and 

WHEREAS, On July 1, 2008 the City Council selected the Holly Sugar Site as the preferred 
location for the development of a youth sports park; and 

WHEREAS, The City of Tracy is processing planning applications for approval of the 
Holly Sugar Sports Park Project, Applications (GPA10-0002, ZA10-0003, and A/P09-0001 
hereinafter the “Project Applications”), and 

WHEREAS, On December 29, 2008, the City distributed an Initial Study and Notice of 
Preparation (“NOP”) for the proposed Project, and   

WHEREAS, On August 31, 2009, an EIR (SCH No. 2008122103) for the Holly Sugar Sports 
Park Project was distributed, and 

WHEREAS, Public meetings to receive comments on the Draft EIR were held on 
September 23, 2009 with the City of Tracy Planning Commission and on October 1, 2009 with the 
City of Tracy Parks and Community Services Commission, and 

WHEREAS, the City received and evaluated comments from public agencies, utilities, and 
persons who reviewed the DEIR and has prepared responses to comments received during the 
public review period; and  

WHEREAS, On December 16, 2009, a Recirculated Draft EIR (SCH No. 2008122103) for 
the Holly Sugar Sports Park Project was distributed, and 

WHEREAS, the City received and evaluated comments from a public agency who reviewed 
the Recirculated DEIR and has prepared responses to comments received during the extended 
public review period; and  

 WHEREAS, consistent with the requirements of the CEQA Guidelines, a Mitigation 
Monitoring and Reporting Program (MMRP) has been prepared to outline the procedures for 
implementing all mitigation measures identified in the FEIR; and  

 WHEREAS, the City desires and intends to use the FEIR for the Holly Sugar Sports Park 
Project as the environmental document required by CEQA for each phase of discretionary action 
required for this Project by the City; and  
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WHEREAS, a Final Environmental Impact Report (FEIR) was prepared and published on 
June 3, 2010.  The FEIR consists of a Draft Environmental Impact Report, a Recirculated Draft EIR, 
Response to Comments and appendices containing technical background studies.  The Response 
to Comments document contains all written and verbal comments and recommendations received 
on the DEIR and Recirculated DEIR, either verbatim or in summary, and an inventory of agencies, 
organizations, special interest groups and persons commenting on the DEIR and Recirculated 
DEIR; and 

WHEREAS, The EIR for the Holly Sugar Sports Park Project is based on the best data 
available; and 

WHEREAS, The Final EIR is comprised of the Draft EIR and Recirculated Draft EIR, 
comments on the Draft EIR and Recirculated Draft EIR, responses to such comments, and 
revisions to the Draft EIR and Recirculated EIR in response to comments, and is therefore also 
referred to simply as the EIR, and 

WHEREAS, The Planning Commission reviewed all evidence presented both orally and in 
writing and intends to make certain findings in compliance with CEQA, which are more fully set forth 
in this Resolution. 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of Tracy 
does hereby recommend that the City Council certify the FEIR inclusive of the Errata presented in 
the FEIR, and approves the MMRP, based on findings contained set forth in this Resolution.   

 
1. Certification 
 

The Planning Commission certifies the following, based on substantial record evidence: 
 
 a. The Final EIR has been completed in compliance with the requirements of CEQA 
and the CEQA Guidelines (14 Cal. Code Regs. hereafter referred to as “Guidelines”) (Guidelines, 
§ 15090(a)(1).) as set forth in Exhibits “A” and “B”. 
 
 b. The Final EIR was presented to the Planning Commission, which reviewed and 
considered the information contained in the Final EIR and the record thereof prior to taking action 
on the Project.  (Guidelines, § 15090(a)(2).) 
  
c. The Final EIR reflects the independent judgment and analysis of the Planning Commission.  
(Guidelines, § 15090(a)(3).) 
 
2. Potentially Significant Impacts 
 
 a. The EIR identifies potentially significant environmental impacts of the Project that 
can be mitigated to a less-than-significant level.  The Planning Commission makes the findings with 
respect to these significant impacts as set forth in Exhibit “A”.  (Pub. Resources Code, § 21081; 
Guidelines, § 15091.) 
 
 b. The EIR identifies potentially significant impacts that cannot be mitigated to a less-
than-significant level and are thus considered significant and unavoidable.  The Planning 
Commission makes the findings with respect to these significant and unavoidable impacts as set 
forth in Exhibit “A”.  (Pub. Resources Code, § 21081; Guidelines, § 15091.)  For these impacts that 
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are identified as significant and unavoidable, the Planning Commission finds, based on substantial 
record evidence, that mitigation is infeasible because changes or alterations in the Project or other 
measures to mitigate these potentially significant impacts of the Project are within the responsibility 
and jurisdiction of another public agency, and/or that specific economic, legal, social, technological, 
or other considerations, make infeasible the mitigation measures that would avoid these impacts or 
reduce them to a less-than-significant level. 
 
 c. The Planning Commission finds that all other impacts identified in the EIR are 
less-than-significant without mitigation.  Accordingly, further findings are not required for those 
impacts. 
 
3. Alternatives 

 
The EIR includes Project alternatives, including the mandatory No Project alternative, which 

the City evaluated during Project analysis and review and in the EIR.  The Planning Commission 
finds these alternatives to be infeasible based on the findings as set forth in Exhibit “A”.  (Pub. 
Resources Code, § 21081; Guidelines, § 15091.) 
 
4. Statement of Overriding Considerations 
 

Based on substantial record evidence, the City finds that the adoption of all feasible 
mitigation measures will not avoid or reduce to a less-than-significant level all significant adverse 
environmental effects caused by the Project.  However, the Planning Commission finds that the 
Project’s benefits override and outweigh its unavoidable impacts on the environment as set forth in 
Exhibit “A”.  (Pub. Resources Code, § 21081(b); Guidelines, §§ 15043 and 15093.)  Accordingly, 
the Planning Commission adopts a Statement of Overriding Considerations. 

5. Mitigation Monitoring and Reporting Program 
 

The Planning Commission adopts the Mitigation Monitoring and Reporting Program as set 
forth in Exhibit “B”.  (Pub. Resources Code, § 21081.6; Guidelines, 15097.) 

 
6. Other Findings and Information 
 

a. The Planning Commission finds that there has been no significant new information 
that has been obtained by the City or added to the EIR after public notice was given of the 
availability of the Draft EIR and Recirculated Draft EIR.  This includes information showing that: 

i. A new significant environmental impact would result from the Project or from a new 
mitigation measure proposed to be implemented;  

ii. A substantial increase in the severity of an environmental impact would result unless 
mitigation measures are adopted that reduce the impact to a level of insignificance;  

iii. A feasible Project alternative or mitigation measure considerably different from 
others previously analyzed would clearly lessen the significant environmental impacts of the 
Project, but the Project’s proponents decline to adopt it; or 

iv. The Draft EIR was so fundamentally and basically inadequate and conclusory in 
nature that meaningful public review and comment were precluded.   

Therefore, the Planning Commission finds that it is not necessary to recirculate the Draft EIR for 
further public review and comment. (Pub. Resources Code, § 21166; Guidelines, § 15088.5.) 
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b. The record upon which all findings and determinations related to the Project and the 
EIR are based includes the following, all of which constitute substantial evidence: 

i. The EIR, and all documents referenced in or relied upon by the EIR; 

ii. All information (including written evidence and testimony) considered by City Staff 
and/or provided by City staff to the Planning Commission relating to the EIR or the proposed 
approvals for the Project; 

iii. All information (including written evidence and testimony) presented to the Planning 
Commission by the environmental consultant and sub-consultants who prepared the EIR, or 
incorporated into reports presented to City staff and/or to the Planning Commission;  

iv. All information (including written evidence and testimony) presented to the City by 
other public agencies relating to the EIR or the Project; 

v. All applications, letters, testimony and hearing presentations given by any of the 
Project sponsors or their consultants to the City in connection with the Project; 

vi. All information (including written evidence and testimony) presented to the City by 
members of the public relating to the EIR or the Project; 

vii. For documentary and information purposes, all City-adopted land use plans and 
ordinances, including, without limitation, general plans, specific plans, and ordinances, and all 
environmental impact reports and other CEQA documentation prepared in support of City’s 
consideration and adoption of those regulations and policies; 

viii. The Mitigation Monitoring and Reporting Program for the Project; and 

ix. All other documents comprising the record of proceedings pursuant to Public 
Resources Code section 21167.6(e). 

c. The findings contained in this Resolution are based upon substantial evidence in the 
entire record of City’s proceedings relating to the Project.  All the evidence supporting these findings 
was presented in a timely fashion, and early enough to allow adequate consideration by the City.  
Any information not presented directly to the Planning Commission is nonetheless considered to 
have been before the Planning Commission because that information contributed to City staff’s 
consideration and presentation to Planning Commission of the Project and its environmental 
impacts, mitigation measures and alternatives.  References to specific reports and specific pages of 
documents are not intended to identify those sources as the exclusive basis for the findings.  Any 
reference to certain parts of the EIR set forth in these findings are for ease of reference and are not 
intended to provide an exhaustive list of the evidence relied upon for these findings.  All findings 
made herein are based on substantial evidence in the record of these proceedings, whether or not 
that is expressly stated in the finding. 

d. The custodian of the documents and other materials that constitute the record of 
proceedings on which the City’s decision is based is the Director of Development and Engineering 
Services, or designee.  Such documents and other materials are located at 333 Civic Center Plaza., 
Tracy, California 95376. (Pub. Resources Code, § 21081(a)(2); Guidelines, § 15091(e).) 
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7. Recommendation regarding Certification 
 

Based on the above facts and findings, the Planning Commission recommends that the City 
Council of the City of Tracy certify the Holly Sugar Sports Park Project Environmental Impact Report 
as accurate and adequate.  The Planning Commission further recommends that the City Council 
find that the FEIR was completed in compliance with CEQA and the State CEQA Guidelines.  
Furthermore, the Planning Commission recommends that the City Council direct the Development 
and Engineering Services Director to file a Notice of Determination (NOD) as required by CEQA 
and the State CEQA Guidelines. 
 
  The foregoing Resolution No. PC 2010-_____ was passed and adopted by the Planning 
Commission of the City of the Tracy on Wednesday, June 9, 2010, by following vote: 
 
AYES: COMMISSION MEMBERS: 
NOES: COMMISSION MEMBERS: 
ABSENT: COMMISSION MEMBERS: 
ABSTAIN: COMMISSION MEMBERS: 
 

 
_________________________________ 
CHAIR 

 
ATTEST: 

 
______________________ 
STAFF LIAISON 
 
Exhibits:  “A” - CEQA Findings of Fact and Statement of Overriding Considerations 

       “B” - Mitigation Monitoring and Reporting Program  
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FINDINGS OF FACT FOR THE CITY OF TRACY, HOLLY SUGAR 
SPORTS PARK PROJECT 

REQUIRED UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT  
(Public Resources Code, Section 21000 et seq) 

I  INTRODUCTION 
The California Environmental Quality Act (CEQA) requires the City of Tracy (City) as the CEQA lead 
agency to: 1) make written findings when it approves a project for which an environmental impact 
report (EIR) was certified, and 2) identify overriding considerations for significant and unavoidable 
impacts identified in the EIR.   

These findings explain how the City, as the lead agency, approached the significant and potentially 
significant impacts identified in the environmental impact report (EIR) prepared for the Holly Sugar 
Sports  Park  project  (Project).  The  statement  of  overriding  considerations  identifies  economic, 
social, technological, and other benefits of the Project that override any significant environmental 
impacts that would result from the Project. 

As required under CEQA, the Final EIR describes the Project, adverse environmental impacts of the 
project, and mitigation measures and alternatives that would substantially reduce or avoid those 
impacts.  The  information  and  conclusions  contained  in  the  EIR  reflect  the  City’s  independent 
judgment regarding the potential adverse environmental impacts of the Project. 

The Final EIR (which includes the Draft EIR, Recirculated Draft EIR, comments on the Draft EIR and 
Recirculated Draft  EIR,  responses  to  comments,  and  revisions  to  the Draft  EIR)  for  the  Project, 
examined several alternatives to the Project that were not chosen as part of the approved project 
(the  No  Project  Alternative,  Active  Sports  Park  Only  Alternative,  and  Alternative  Location 
Alternative).  

The  Findings  and  Statement  of  Overriding  Considerations  set  forth  below  (“Findings”)  are 
presented  for  adoption  by  the  City  Council,  as  the  City’s  findings  under  the  California 
Environmental  Quality  Act  (“CEQA”)  (Pub.  Resources  Code,  §21000  et  seq.)  and  the  CEQA 
Guidelines (Cal. Code Regs., title 14, § 15000 et seq.) relating to the Project.  The Findings provide 
the written  analysis  and  conclusions  of  this  City  Council  regarding  the  Project’s  environmental 
impacts, mitigation measures, alternatives to the Project, and the overriding considerations, which 
in  this  City  Council’s  view,  justify  approval  of  the  Holly  Sugar  Sports  Park  Project,  despite  its 
environmental effects. 
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II.  GENERAL FINDINGS AND OVERVIEW 

Project Background 
In late 2002, the City of Tracy and the Youth Sports Association of Tracy (YSAT) began meeting to 
identify a site to accommodate youth athletic facilities needed to serve the City’s and surrounding 
communities’ growing population.  An inventory and analysis of current and expected youth sports 
participation, in conjunction with available sports facilities, was conducted by Beals Alliance, with 
the  cooperation  of  YSAT.    The  analysis  focused  primarily  on  field  sports,  including  baseball, 
softball, football, and soccer.  See Table 1 for the identified ball field needs for the City and YSAT 
(which includes the needs of the surrounding communities).  

TABLE 1: IDENTIFIED BALL FIELD NEEDS FOR THE CITY OF TRACY AND YSAT 
TYPE OF BALL FIELD  NUMBER NEEDED  DIMENSIONS 

Baseball (90’ basepads)  15 
3 ‐ 350’ outfield 
2 ‐ 396’ outfield 

Baseball/softball (60’ 
basepads) 

32/11  18 ‐ 200’ outfield 

Football  5  5 ‐ 159’ x 360’ 

Soccer (all sizes) 
 

16 

5 ‐ 219’ x 330’ 
4 ‐ 150’ x 240’ 
3 ‐ 180’ x 300’ 
4 ‐ 120’ x 210’ 

Total  79   

 

In 2005, a Draft EIR was prepared for the Tracy Youth Sports Facility project proposed on a 200‐
acre parcel at 15178 W. Schulte Road  in Tracy.   Since that time, the City Council has determined 
that  the  Schulte Road  site  is not  the preferred  location  for  the City’s  sports park.   On  June 17, 
2008, City of Tracy staff presented the City Council with a comparative analysis of four  long‐term 
youth sports field options, as well as short‐term options.   

The following four long‐term sites were analyzed and discussed:  

1.  Plan B Site‐ This site is located west of Corral Hollow Road, north of Valpico Road, west of the 
existing residential developments  in the San Joaquin County area, and south of the Union Pacific 
Rail Road line running parallel to the old Schulte Road.    

2.   Holly Sugar Site‐ The 1,200 acre Holly Sugar site  is  located north of Larch Road developments 
between  Corral Hollow  Road  and  Tracy  Boulevard  and  generally  between  Corral Hollow  Road, 
Holly Road, and Sugar Cut, north of Arbor Road.    

3.   Alvarez Site‐ The Alvarez site  is  located within  the Urban Reserve 1  (UR1) designation  in  the 
City’s General Plan.  The property is located outside the City’s eastern boundary west of Chrisman 
Road and south of Eleventh Street.      
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4.   Bright Site‐ This site  is  located south of the proposed Kimball High School on the east side of 
Lammers  Road,  between  Eleventh  Street  and  the  proposed  alignment  of  the  Schulte  Road 
expansion west of Corral Hollow Road.    

The Holly Sugar Site was selected as the preferred location for the proposed sports park by the City 
Council  and  the Parks Commission  for multiple  reasons,  including, but not  limited  to  costs  and 
timing associated with land acquisition and site development.  The site is adequately sized to meet 
the  long‐term  needs  of  the  community,  the  site  has  room  for  expansion  and  future  facility 
development, and the site is easily accessed from local and regional roadways.  

PROCEDURAL BACKGROUND 

The City of Tracy circulated a Notice of Preparation (NOP) of an EIR for the proposed project and 
an  Initial  Study  on  December  29,  2008  to  trustee  and  responsible  agencies,  the  State 
Clearinghouse, and the public.  A public scoping meeting was held on January 15, 2009.  Concerns 
raised in response to the NOP were considered during preparation of the Draft EIR.   

The City of Tracy published a public Notice of Availability  (NOA)  for  the Draft EIR on August 31, 
2009,  inviting  comment  from  the  general  public,  agencies,  organizations,  and  other  interested 
parties.    The NOA was  filed with  the  State  Clearinghouse  (SCH  #  2008122103)  and  the  County 
Clerk, and was published in the Tracy Press pursuant to the public noticing requirements of CEQA.  
The Draft EIR was available for public review from August 31 through October 15, 2009, and public 
meetings to receive comments on the Draft EIR were held on September 23, 2009 with the City of 
Tracy Planning Commission and on October 1, 2009 with the City of Tracy Parks and Community 
Services  Commission.    The  Draft  EIR  contains  a  description  of  the  project,  description  of  the 
environmental  setting,  identification  of  project  impacts,  and  mitigation  measures  for  impacts 
found  to be  significant, as well as an analysis of project alternatives,  identification of  significant 
irreversible environmental changes, growth‐inducing  impacts, and cumulative  impacts.   The Draft 
EIR  identifies  issues determined to have no  impact or a  less than significant  impact, and provides 
detailed analysis of potentially significant and significant impacts.  Comments received in response 
to the NOP were considered in preparing the analysis in the Draft EIR.   

In  light of  a  comment  letter  received  from Caltrans on  the original Draft  EIR,  the City of  Tracy 
determined that the preparation and public distribution of a Recirculated Draft EIR was required.  
In  accordance  with  Section  15088.5  of  the  CEQA  Guidelines,  portions  of  Section  3.12, 
Transportation and Circulation, of the Draft EIR were recirculated for public review.  A lead agency 
is  required  to  recirculate an EIR when  significant new  information  is added  to  the EIR after  it  is 
circulated for public review but before its certification.  

“Significant new  information”  requiring  recirculation  includes a disclosure  that a new  significant 
environmental  impact would result from the project.   The analysis  in Section 3.12 of the original 
Draft  EIR  for  the  Holly  Sugar  Sports  Park  project  incorrectly  identified  the  existing  lane 
configuration of the Westbound (WB) I‐205 offramp at Tracy Boulevard.  This error resulted in an 
incorrect significance determination at the intersections of the Westbound I‐205 offramp at Tracy 
Boulevard  under  Near‐Term  (2015)  and  the  Westbound  and  Eastbound  1‐205  offramp 
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intersections  with  Tracy  Boulevard  under  cumulative  (2030)  conditions.    The  revised  analysis 
determines that the proposed project would result in Significant and Unavoidable impacts to these 
intersections.  This change in impact determination resulted in the need for minor changes to the 
Executive  Summary,  and  Section  4.0,  Other  CEQA  Required  Topics,  of  the  Draft  EIR.    The 
Recirculated Draft EIR also includes Revised Synchro calculation worksheets from the Traffic Study 
(Appendix H of the original Draft EIR).   

The City of Tracy published a public Notice of Availability (NOA) for the Recirculated Draft EIR on 
December 16, 2009, inviting comment from the general public, agencies, organizations, and other 
interested parties.   The NOA was filed with the State Clearinghouse (SCH # 2008122103) and the 
County Clerk, and was published in the Tracy Press pursuant to the public noticing requirements of 
CEQA.  The Recirculated Draft EIR was available for public review from December 16, 2009 through 
February 2, 2010.   

The City of Tracy received four comment letters regarding the Draft EIR from public agencies, and 
two  comment  letters  from  private  citizens.    Oral  comments  were  also  received  at  the  public 
meetings held on September 23, 2009 and October 1, 2009.  These two public meetings included 
comments  from  members  of  the  public  and  from  the  Planning  Commission  and  Parks  and 
Community  Services  Commission,  respectively.    Transcripts  from  the  above‐referenced  public 
meetings are included in Section 2.0 of the Final EIR.  

The City of Tracy received one comment letter from a public agency on the Recirculated Draft EIR.  
No additional comments on the Recirculated Draft EIR were received.   

In accordance with CEQA Guidelines Section 15088, the Final EIR responds to the written and oral 
comments received on both the Draft EIR and the Recirculated Draft EIR, as required by CEQA.  The 
Final EIR also contains minor edits to the Draft EIR, which are included in Section 3.0, Errata.  This 
document, as well as the Draft EIR and Recirculated Draft EIR, as amended herein, constitute the 
Final EIR. 

RECORD OF PROCEEDINGS AND CUSTODIAN OF RECORD 

For purposes of CEQA and  the  findings set  forth herein,  the  record of proceedings  for  the City’s 
findings and determinations consists of the following documents and testimony, at a minimum:  

• The NOP, comments received on the NOP, and all other public notices issued by the City of 
Tracy in relation to the Holly Sugar Sports Park EIR (e.g., Notice of Availability). 

• The City of Tracy Holly Sugar Sports Park Draft EIR, Recirculated Draft EIR and Final EIR, 
including comment letters, and technical materials cited in the documents. 

• All  non‐draft  and/or  non‐confidential  reports  and memoranda  prepared  by  the  City  of 
Tracy and consultants in relation to the EIR. 

• Minutes  and  transcripts  of  the  discussions  regarding  the  Project  and/or  Project 
components at public hearings held by the City. 

• Staff reports associated with City Council, Planning Commission, and Park and Community 
Services Commission meetings on the Project. 
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• Those categories of materials identified in Public Resources Code Section 21167.6. 

The City Clerk  is  the custodian of  the administrative  record.   The documents and materials  that 
constitute the administrative record are available for review at the City of Tracy City Hall, at 333 
Civic Center Plaza, Tracy, CA 95376. 

CONSIDERATION OF THE ENVIRONMENTAL IMPACT REPORT 

In adopting these Findings, this City Council finds that the Final EIR was presented to this Council, 
the decision‐making body of the  lead agency, which reviewed and considered the  information  in 
the Final EIR prior  to approving  the Holly Sugar Sports Park Project.   By  these  findings,  this City 
Council  ratifies,  adopts,  and  incorporates  the  analysis,  explanation,  findings,  responses  to 
comments,  and  conclusions  of  the  Final  EIR.    The  City  Council  finds  that  the  Final  EIR  was 
completed  in compliance with  the California Environmental Quality Act. The Final EIR represents 
the independent judgment and analysis of the City of Tracy. 

SEVERABILITY 

If  any  term,  provision,  or  portion  of  these  Findings  or  the  application  of  these  Findings  to  a 
particular  situation  is  held  by  a  court  to  be  invalid,  void,  or  unenforceable,  the  remaining 
provisions of these Findings, or their application to other actions related to the Holly Sugar Sports 
Park  Project,  shall  continue  in  full  force  and  effect  unless  amended  or modified  by  the  City  of 
Tracy. 

III.  FINDINGS AND RECOMMENDATIONS REGARDING SIGNIFICANT 
AND UNAVOIDABLE IMPACTS 
A.  AESTHETICS 
1.  PROJECT  IMPLEMENTATION  MAY  RESULT  IN  SUBSTANTIAL  ADVERSE  EFFECTS  ON  SCENIC 

VISTAS AND RESOURCES OR SUBSTANTIAL DEGRADATION OF VISUAL CHARACTER (EIR IMPACT 
3.1‐1) 

(a)  Potential  Impact.   The potential  for  the Project  to affect scenic vistas and resources, 
and degrade the visual character of the area  is discussed at pages 3.1‐4 and 3.1‐5 of 
the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation Measure 
3.1‐1. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  Mitigation 
Measure 3.1‐1 would reduce the visual impacts of the project by shielding parking 
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and maintenance areas from the surrounding public roadways.   However, as this 
project  would  irreversibly  change  the  visual  character  of  the  land  from  an 
agricultural use  to  a parks use,  and  the Project  cannot be designed  to  avoid or 
reduce  impacts  to  scenic  resources  to  a  level  that  is  less  than  significant.    This 
would represent a significant and unavoidable impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project associated with  impacts to scenic resources and visual character, as more 
fully stated in the Statement of Overriding Considerations in Section VII, below. 

2.  PROJECT IMPLEMENTATION MAY RESULT IN LIGHT AND GLARE IMPACTS (EIR IMPACT 3.1‐2) 

(a)  Potential  Impact.   The potential  for  the Project  to result  in  light and glare  impacts  is 
discussed at pages 3.1‐5 and 3.1‐6 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation Measure 
3.1‐2. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  Mitigation 
Measure 3.1‐2 would reduce the light and glare impacts of the project by requiring 
the preparation of a Lighting Plan, which shall demonstrate that the stadium and 
field lighting systems have been designed to minimize light spillage onto adjacent 
properties  to  the  greatest  extent  feasible.   However,  as  this  project would  still 
contribute  increased  ambient  nighttime  lighting  to  the  project  area,  and  the 
Project cannot be designed  to avoid or  fully  reduce  this  impact  to a  level  that  is 
less than significant.  This would represent a significant and unavoidable impact of 
the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project associated with  impacts  to nighttime  lighting, as more  fully stated  in  the 
Statement of Overriding Considerations in Section VII, below. 

3.  CUMULATIVE  DEGRADATION  OF  THE  EXISTING  VISUAL  CHARACTER  OF  THE  REGION  (EIR 
IMPACT 4.1) 

(a)  Potential Impact.  The potential for the Project to have a considerable contribution to 
the cumulative degradation to visual character is discussed at pages 4.0‐4 and 4.0‐5 of 
the Draft EIR. 
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(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation Measure 
3.1‐1, 3.1‐2. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measures 3.1‐1 and 3.1‐2 require the Project to be designed to reduce the visual 
impacts  of  the  project  by  shielding  parking  and  maintenance  areas  from  the 
surrounding public  roadways, and preparing a  lighting plan  to  reduce  significant 
increases  in nighttime  lighting and glare.   However, even with  implementation of 
adopted policies and regulations and the mitigation measures proposed in the EIR, 
the proposed project has  the potential  to considerably contribute  to permanent 
changes  in visual character, conversion of existing visual character, and  increased 
lighting.  No feasible mitigation is available to fully reduce the cumulative effect on 
visual character, or to mitigate the proposed project's contribution to a less‐than‐
considerable  level. This would  represent a  significant and unavoidable  impact of 
the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project associated with cumulative  impacts  to aesthetics and visual character, as 
more  fully  stated  in  the  Statement  of Overriding  Considerations  in  Section  VII, 
below. 

B.  AGRICULTURAL RESOURCES 
1.  PROJECT IMPLEMENTATION WOULD RESULT IN THE CONVERSION OF FARMLANDS, INCLUDING 

PRIME  FARMLAND,  UNIQUE  FARMLAND,  AND  FARMLAND  OF  STATEWIDE  IMPORTANCE,  TO 
NON‐AGRICULTURAL USES (EIR IMPACT 3.2‐1) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  the  conversion  of 
farmlands, including important farmlands, to nonagricultural uses is discussed at pages 
3.2‐6 and 3.2‐7 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation Measure 
3.2‐1. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that:  

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measure  3.2‐1  would  require  the  City  to  pay  the  appropriate  Agricultural 
Mitigation Fee to offset the  loss of farmland, as specified  in Chapter 13.28 of the 
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Tracy Municipal Code in order to off‐set the impact associated with the conversion 
of unique  farmlands.   While Mitigation Measure 3.2‐1 would result  in protection 
or  improvement  of  comparable  farmlands,  the  potential  remains  for  a  net 
reduction, albeit small when compared  to  the overall amount of  farmland  in  the 
County,  in  the amount of  important, unique and/or  significant  farmlands  in  San 
Joaquin County as a result of the Project.   This would represent a significant and 
unavoidable impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project associated with  impacts  to  important or unique  farmlands, as more  fully 
stated in the Statement of Overriding Considerations in Section VII, below. 

2.  CUMULATIVE IMPACT ON AGRICULTURAL LAND AND USES (EIR IMPACT 4.2) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  the  conversion  of 
farmlands,  including  unique  farmlands,  and  land  currently  in  active  agricultural 
production  to nonagricultural uses  is discussed at pages 4.0‐5 and 4.0‐6 of  the Draft 
EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.2‐1. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that:  

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measure  3.2‐1  would  require  the  City  to  pay  the  appropriate  Agricultural 
Mitigation Fee to offset the loss of Unique Farmland, as specified in Chapter 13.28 
of  the  Tracy Municipal  Code  in  order  to  off‐set  the  impact  associated with  the 
conversion of unique farmlands.   While Mitigation Measure 3.2‐1 would result  in 
protection or  improvement of comparable farmlands, the potential remains for a 
net reduction, albeit small when compared  to  the overall amount of  farmland  in 
the County,  in  the  amount of  important, unique  and/or  significant  farmlands  in 
San Joaquin County as a result of the Project.   This would represent a significant 
and unavoidable impact of the Project. 

 (2) Overriding Considerations.  The environmental, economic, social and other benefits of 
the Project override any remaining significant adverse impact of the Project associated 
with  cumulative  impacts  on  agricultural  land  and  uses,  as more  fully  stated  in  the 
Statement of Overriding Considerations in Section VII, below. 
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C.  AIR QUALITY AND CLIMATE CHANGE 
1.  PROJECT  IMPLEMENTATION  COULD  RESULT  IN  CUMULATIVE  EFFECTS  ON  CLIMATE  CHANGE 

AND GLOBAL WARMING (EIR IMPACT 3.3‐6 AND 4.4) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  impact  climate  change  and 
greenhouse gas levels is discussed at pages 3.3‐30 through 3.3‐33 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation Measure 
3.3‐4. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measures 3.3‐4 would require the City  to periodically assess the demand  for bus 
services to the project site, and to install as bus stop at the site when bus service is 
deemed necessary.  This measure would reduce the total vehicle miles travelled to 
the  site  by  providing  for  alternative  modes  of  transportation  to  the  site.  
Additionally, the project is subject to the requirements of SJVAPCD Rule 9510 and 
MM 3.3‐3, which would result in the development of a plan and/or the payment of 
in‐lieu fees to reduce operational emissions of ROG, NOx and PM10.  While CO2 is 
a separate type of emission from those regulated and mitigated under Rule 9510, 
the  implementation  of  the  requirements  of MM  3.3‐3  would  also  result  in  a 
reduction of CO2 emissions from project operation.   

While  these mitigation measures would  increase access  to alternative modes of 
transportation  to  the  site,  the  Project  would  result  in  an  overall  increase  in 
greenhouse  gas  emissions  associated  with  increased  in  vehicle miles  travelled.   
This would represent a significant and unavoidable impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project associated with impacts to climate change and greenhouse gases, as more 
fully stated in the Statement of Overriding Considerations in Section VII, below. 

D.  NOISE 
1.  NOISE  ASSOCIATED  WITH  THE  PROPOSED  ONSITE  RECREATIONAL  USES  WOULD  EXCEED 

APPLICABLE NOISE STANDARDS AT NEARBY RESIDENTIAL LAND USES (EIR IMPACT 3.10‐2) 

(a)  Potential  Impact.   The potential  for  the Project  to  result  in  significant noise  impacts 
from on‐site activities is discussed at pages 3.10‐17 through 3.10‐26 of the Draft EIR. 



2010  FINDING OF FACTS THE DOCUMENT TITLE] 
 

10  CEQA Findings – City of Tracy, Holly Sugar Sports Park 
 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.10‐2. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measure  3.10‐2  would  require  that  an  acoustical  assessment  be  prepared  to 
identify  noise‐reduction measures  necessary  to  reduce  noise  impacts  at  nearby 
noise‐sensitive  land  uses.    Restrictions  on  hours  of  use  for  onsite  exterior 
recreational facilities and landscape maintenance activities would reduce potential 
levels of annoyance and activity  interference at nearby noise‐sensitive  land uses.  
However, even with implementation of available mitigation measures, noise levels 
associated with some onsite  land uses, such as the proposed stadium, would still 
be anticipated to result in a significant increase in ambient noise levels that would 
exceed the City’s noise standard of 55 dBA Leq at the nearest noise‐sensitive  land 
uses. This would represent a significant and unavoidable impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project associated with construction noise, as more fully stated  in the Statement 
of Overriding Considerations in Section VII, below. 

2.  IMPLEMENTATION OF THE PROPOSED PROJECT WOULD RESULT IN A SIGNIFICANT INCREASE IN 
TRAFFIC NOISE LEVELS (EIR IMPACT 3.10‐3) 

(a)  Potential  Impact.    The potential  for  the Project  to  result  in  a  significant  increase  in 
traffic noise levels is discussed at pages 3.10‐26 through 3.10‐28 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.10‐2.  

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measure 3.10‐2 would place restrictions on hours of use for the sports park, which 
would limit vehicle traffic travelling to and from the site to the hours of 7:00 a.m. 
and 10:00 p.m. With  implementation of  this measure,  increases  in vehicle  traffic 
and associated noise  levels along primarily affected roadway segments would be 
limited  to  the daytime hours, which would  reduce potential  levels of annoyance 
and  sleep  disruption  to  occupants  of  nearby  residential  land  uses.    However, 
significant  increases  in ambient noise  levels at  receptors  located along primarily 
affected roadway segments would still be anticipated to occur.  Because access to 
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noise‐sensitive land uses located adjacent to N. Tracy Boulevard would need to be 
maintained  from  this  same  roadway  segment,  construction  of  a  sound  barrier 
along  this  roadway  segment  would  not  be  practical.    No  additional mitigation 
measures  have  been  identified  that  would  reduce  this  impact  to  a  less‐than‐
significant level.  This would represent a significant and unavoidable impact of the 
Project. 

 (2) Overriding Considerations.  The environmental, economic, social and other benefits of 
the Project override any remaining significant adverse impact of the Project associated 
with  noise  impacts  to  sensitive  resources,  as more  fully  stated  in  the  Statement  of 
Overriding Considerations in Section VII, below. 

3.  IMPLEMENTATION  OF  THE  PROPOSED  PROJECT  WOULD  RESULT  IN  A  SIGNIFICANT 
CONTRIBUTION TO CUMULATIVE NOISE LEVELS AT NEARBY LAND USES  (EIR IMPACT 3.10‐6 
AND 4.10) 

(a)  Potential Impact.   The potential for the Project to expose noise‐sensitive  land uses to 
excessive noise  levels or  substantial  increases  in noise  is discussed at pages 3.10‐31 
through 3.10‐33 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.10‐2.  

 (c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Effects  of  Mitigation  and  Remaining  Impacts.    Implementation  of  mitigation 
measure  3.10‐2  would  require  that  an  acoustical  assessment  be  prepared  to 
identify  noise‐reduction measures  necessary  to  reduce  noise  impacts  at  nearby 
noise‐sensitive  land  uses.    Restrictions  on  hours  of  use  for  onsite  exterior 
recreational facilities and landscape maintenance activities would reduce potential 
levels of annoyance and activity  interference at nearby noise‐sensitive  land uses.  
However, even with implementation of available mitigation measures, noise levels 
associated with some onsite  land uses, such as the proposed stadium, would still 
be anticipated to result in a significant increase in ambient noise levels that would 
exceed the City’s noise standard of 55 dBA Leq at the nearest noise‐sensitive  land 
uses.  Implementation  of mitigation measure  3.10‐2 would  place  restrictions  on 
hours of use for the sports park, which would limit vehicle traffic travelling to and 
from the site to the hours of 7:00 a.m. and 10:00 p.m. With implementation of this 
measure,  increases  in  vehicle  traffic  and  associated  noise  levels  along  primarily 
affected roadway segments would be  limited to the daytime hours, which would 
reduce potential levels of annoyance and sleep disruption to occupants of nearby 
residential  land  uses.   However,  significant  increases  in  ambient  noise  levels  at 
receptors  located  along  primarily  affected  roadway  segments  would  still  be 
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anticipated to occur.  Because access to noise‐sensitive land uses located adjacent 
to  N.  Tracy  Boulevard  would  need  to  be maintained  from  this  same  roadway 
segment, construction of a sound barrier along  this roadway segment would not 
be practical.   No additional mitigation measures have been  identified that would 
reduce  this  impact  to  a  less‐than‐significant  level.  This  would  represent  a 
significant and unavoidable impact of the Project. 

 (2) Overriding Considerations.  The environmental, economic, social and other benefits of 
the Project override any remaining significant adverse impact of the Project associated 
with  noise  impacts  to  sensitive  resources,  as more  fully  stated  in  the  Statement  of 
Overriding Considerations in Section VII, below. 

E.  TRANSPORTATION AND CIRCULATION  
1.  PROJECT  IMPLEMENTATION WOULD  RESULT  IN  UNACCEPTABLE  LEVELS  OF  SERVICE  AT  THE 

INTERSECTION  OF  I‐205  WESTBOUND  RAMPS/TRACY  BOULEVARD  (INTERSECTION  #5) 
(EIR IMPACT 3.12‐3) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  unacceptable  levels  of 
service at the intersection of I‐205 Westbound Ramps/Tracy Boulevard is discussed at 
page 3.12‐25 of the Recirculated Draft EIR. 

(b)  Mitigation Measures.  No feasible mitigation measures that can be adopted by the City 
were  identified.   However, Mitigation Measure 3.12‐3 would reduce this  impact  to a 
less than significant level.   

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that:  

(1)  Mitigation and Remaining  Impacts.   As  identified  in Mitigation Measure 3.12‐3  in 
the Recirculated Draft EIR,  there are  improvements available  that would  reduce 
this  impact  to  a  less  than  significant  level.    However,  the  study  intersection  is 
under  the exclusive  jurisdiction of Caltrans  (Streets and Highways Code,  Section 
90).    As  such,  the  City  finds  that  this  mitigation  measure  can  and  should  be 
adopted by Caltrans.   Additionally, the City  is not aware of any plan, enforceable 
by  the  City,  that would  insure  funding  of  this mitigation measure.    This would 
represent a significant and unavoidable impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project  associated  with  traffic  and  circulation,  as  more  fully  stated  in  the 
Statement of Overriding Considerations in Section VII, below. 

2.  UNDER  CUMULATIVE  CONDITIONS  PROJECT  IMPLEMENTATION  WOULD  CONTRIBUTE  TO 
UNACCEPTABLE  LEVELS  OF  SERVICE  AT  THE  INTERSECTION  OF  I‐205  WESTBOUND 
RAMPS/TRACY BOULEVARD (INTERSECTION #5) (EIR IMPACT 3.12‐8 AND 4.12) 
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(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  unacceptable  levels  of 
service  at  the  intersection  of  I‐205  Westbound  Ramps/Tracy  Boulevard  under 
cumulative conditions is discussed at page 3.12‐39 of the Recirculated Draft EIR. 

(b)  Mitigation Measures.  No feasible mitigation measures that can be adopted by the City 
were  identified.   However, Mitigation Measure 3.12‐8 would reduce this  impact  to a 
less than significant level.   

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that:  

(1)  Mitigation and Remaining  Impacts.   As  identified  in Mitigation Measure 3.12‐8  in 
the Recirculated Draft EIR,  there are  improvements available  that would  reduce 
this impact to a less than significant level.  However, the study  intersection is not 
within the City’s area of responsibility but rather is under the exclusive jurisdiction 
of Caltrans  (Streets and Highways Code, Section 90).   As such, the City finds that 
this mitigation measure can and should be adopted by Caltrans.  Additionally, the 
City is not aware of any plan, enforceable by the City, that would insure funding of 
this  mitigation  measure.    This  would  represent  a  significant  and  unavoidable 
impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project  associated  with  traffic  and  circulation,  as  more  fully  stated  in  the 
Statement of Overriding Considerations in Section VII, below. 

3.  UNDER  CUMULATIVE  CONDITIONS  PROJECT  IMPLEMENTATION  WOULD  CONTRIBUTE  TO 
UNACCEPTABLE LEVELS OF SERVICE AT THE I‐205 EASTBOUND RAMPS/TRACY BOULEVARD 
(INTERSECTION #6) (EIR IMPACT 3.12‐9 AND 4.12) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  unacceptable  levels  of 
service  at  the  intersection  of  I‐205  Eastbound  Ramps/Tracy  Boulevard  under 
cumulative conditions is discussed at page 3.12‐40 of the Recirculated Draft EIR. 

(b)  Mitigation Measures.  No feasible mitigation measures that can be adopted by the City 
were  identified.   However, Mitigation Measure 3.12‐9 would reduce this  impact  to a 
less than significant level.   

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that:  

(1)  Mitigation and Remaining  Impacts.   As  identified  in Mitigation Measure 3.12‐9  in 
the Recirculated Draft EIR,  there are  improvements available  that would  reduce 
this impact to a less than significant level.  However, the study  intersection is not 
within the City’s area of responsibility but is rather under the exclusive jurisdiction 
of Caltrans  (Streets and Highways Code, Section 90).   As such, the City finds that 
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this mitigation measure can and should be adopted by Caltrans.  Additionally, the 
City is not aware of any plan, enforceable by the City, that would insure funding of 
this  mitigation  measure.    This  would  represent  a  significant  and  unavoidable 
impact of the Project. 

(2)  Overriding  Considerations.    The  environmental,  economic,  social  and  other 
benefits of  the Project override any  remaining  significant adverse  impact of  the 
Project  associated  with  traffic  and  circulation,  as  more  fully  stated  in  the 
Statement of Overriding Considerations in Section VII, below. 

 

IV.   FINDINGS AND RECOMMENDATIONS REGARDING SIGNIFICANT 
IMPACTS WHICH ARE MITIGATED TO A LESS THAN SIGNIFICANT LEVEL 
A.  AGRICULTURAL RESOURCES 
1.  PROJECT IMPLEMENTATION MAY CONFLICT WITH EXISTING ZONING FOR AGRICULTURAL USE OR 

A  WILLIAMSON  ACT  CONTRACT  OR  OTHERWISE  RESULT  IN  LAND  USE  CONFLICTS  WITH 
ADJACENT  AGRICULTURAL  LANDS,  WHICH  MAY  LEAD  TO  THE  INDIRECT  CONVERSION  OF 
AGRICULTURAL LANDS TO NON‐AGRICULTURAL USES (EIR IMPACT 3.2‐2) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  conflict with  existing  agricultural 
zoning,  a  Williamson  Act  Contract,  or  result  in  land  use  conflicts  with  adjacent 
agricultural uses is discussed at pages 3.2‐7 through 3.2‐9 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measures are hereby adopted and will 
be  implemented  as  provided  by  the  Mitigation  Monitoring  Program:  Mitigation 
Measures 3.2‐2. 3.2‐3, 3.2‐4. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  implementation  of  mitigation  measures  3.2‐2,  3.2‐3,  and  3.2‐4 
would  require  the City  to  incorporate  setbacks  from adjacent agricultural  lands  into 
the  project  design,  provide  barrier  fencing  to  reduce  instances  of  trespassing  onto 
adjacent agricultural  lands, and to coordinate with adjacent agricultural operators to 
ensure  that pesticides and  fertilizers are not applied while  the  sports park  is  in use.  
Mitigation Measures 3.2‐2, 3.2‐3 and 3.2‐4 would reduce  impacts to agricultural  land 
use conflicts  to a  less than significant  level.   As authorized by Public Resources Code 
Section 21081(a)(1) and Title 14, California Code of Regulations Section 15091(a)(1), 
the City finds that changes or alterations have been required herein, incorporated into 
the project, or required as a condition of project approval, which mitigate or avoid the 
significant environmental impact listed above, and  as identified in the FEIR.  The City 
further finds that the change or alteration in the project or the requirement to impose 
the mitigation as a condition of project approval is within the jurisdiction of the City to 
require, and that this mitigation is appropriate and feasible.  
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B.  AIR QUALITY AND CLIMATE CHANGE 
1.  CONSTRUCTION  OF  THE  PROPOSED  PROJECT  WOULD  RESULT  IN  TEMPORARY  DUST  AND 

VEHICLE  EMISSION  IMPACTS  IN  THE  PROJECT  VICINITY  DURING  SITE  PREPARATION  AND 
CONSTRUCTION ACTIVITIES (EIR IMPACT 3.3‐1) 

(a)  Potential  Impact.    The potential  for  the  Project  to  result  in  temporary  construction 
related air quality impacts is discussed at pages 3.3‐14 through 3.3‐17 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measures are hereby adopted and will 
be  implemented  as  provided  by  the  Mitigation  Monitoring  Program:  Mitigation 
Measures 3.3‐1 and 3.3‐2. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  implementation  of  mitigation  measures  3.3‐1  and  3.3‐2  would 
require  the  contractor  hired  to  complete  the  grading  activities  to  prepare  a 
construction emissions reduction plan  that meets  the requirements of SJVAPCD Rule 
VIII. Mitigation Measures 3.3‐1  and 3.3‐2 would  reduce  construction  emissions  to  a 
less than significant level.  As authorized by Public Resources Code Section 21081(a)(1) 
and  Title  14,  California  Code  of Regulations  Section  15091(a)(1),  the  City  finds  that 
changes or  alterations have been  required herein,  incorporated  into  the project, or 
required  as  a  condition  of  project  approval, which mitigate  or  avoid  the  significant 
environmental  impact  listed  above,  and    as  identified  in  the  FEIR.    The City  further 
finds  that  the  change or alteration  in  the project or  the  requirement  to  impose  the 
mitigation as a  condition of project approval  is within  the  jurisdiction of  the City  to 
require, and that this mitigation is appropriate and feasible. 

2.  PROJECT  IMPLEMENTATION  MAY  CONFLICT  WITH,  OR  OBSTRUCT,  THE  APPLICABLE  AIR 
QUALITY  PLAN,  CAUSE  A  VIOLATION  OF  AIR  QUALITY  STANDARDS,  CONTRIBUTE 
SUBSTANTIALLY  TO  AN  EXISTING  AIR  QUALITY  VIOLATION,  OR  RESULT  IN  A  CUMULATIVELY 
CONSIDERABLE NET INCREASE OF A CRITERIA POLLUTANT IN A NON‐ATTAINMENT AREA (EIR 
IMPACT 3.3‐2) 

(a)  Potential  Impact.   The potential  for  the Project  to result  in  long‐term operational air 
quality impacts is discussed at pages 3.3‐18 through 3.3‐19 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measures are hereby adopted and will 
be  implemented  as  provided  by  the  Mitigation  Monitoring  Program:  Mitigation 
Measures 3.3‐3. 

(c)  Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that implementation of mitigation measure 3.3‐3 would require the City 
to coordinate with SJVAPCD to develop measures and strategies to reduce operational 
emissions  from  the proposed project,  consistent with  the  requirements of  SJVAPCD 
rule 9510. Mitigation Measure 3.3‐3 would reduce operational emissions to a less than 
significant level.  As authorized by Public Resources Code Section 21081(a)(1) and Title 
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14, California Code of Regulations Section 15091(a)(1), the City finds that changes or 
alterations have been required herein, incorporated  into the project, or required as a 
condition of project approval, which mitigate or avoid  the  significant environmental 
impact  listed  above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the 
change or alteration  in the project or the requirement to  impose the mitigation as a 
condition of project approval  is within the jurisdiction of the City to require, and that 
this mitigation is appropriate and feasible. 

C.  BIOLOGICAL RESOURCES 
1.   PROJECT IMPLEMENTATION MAY RESULT IN DIRECT OR INDIRECT EFFECTS ON SPECIAL‐STATUS 

BIRD SPECIES (EIR IMPACT 3.4‐3) 

(a)  Potential Impact.   The potential for the Project to have a direct or  indirect  impact on 
special‐status bird species is discussed at pages 3.4‐18 through 3.4‐20 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.4‐1. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that the impacts to special‐status bird species will be mitigated to a less 
than significant level as mitigation measure 3.4‐1 would first require the Project to be 
designed  to  avoid  impacts  to  special‐status  bird  species,  and  if  avoidance  through 
design  is  not  feasible,  to  require  implementation  of  project‐specific  measures  to 
reduce  impacts  to  a  less  than  significant  level.    Any  remaining  impacts  related  to 
special‐status  bird  species  after  implementation  of mitigation measure  3.4‐1 would 
not be  significant.   As authorized by Public Resources Code Section 21081(a)(1) and 
Title 14, California Code of Regulations Section 15091(a)(1), the City finds that changes 
or alterations have been required herein, incorporated into the project, or required as 
a condition of project approval, which mitigate or avoid the significant environmental 
impact  listed  above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the 
change or alteration  in the project or the requirement to  impose the mitigation as a 
condition of project approval  is within the jurisdiction of the City to require, and that 
this mitigation is appropriate and feasible. 

2.   PROJECT IMPLEMENTATION MAY RESULT IN DIRECT OR INDIRECT EFFECTS ON SPECIAL‐STATUS 
PLANT SPECIES (EIR IMPACT 3.4‐5) 

(a)  Potential Impact.   The potential for the Project to have a direct or  indirect  impact on 
special‐status plant  species  is discussed at pages 3.4‐20  through 3.4‐22 of  the Draft 
EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.4‐2. 
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(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that the impacts to special‐status plant species will be mitigated to a less 
than significant level as mitigation measure 3.4‐2 would first require the Project to be 
designed  to  avoid  impacts  to  special‐status  plant  species,  and  if  avoidance  through 
design  is  not  feasible,  to  require  implementation  of  project‐specific  measures  to 
reduce  impacts  to  a  less  than  significant  level.    Any  remaining  impacts  related  to 
special‐status plant  species after  implementation of mitigation measure 3.4‐2 would 
not be  significant.   As authorized by Public Resources Code Section 21081(a)(1) and 
Title 14, California Code of Regulations Section 15091(a)(1), the City finds that changes 
or alterations have been required herein, incorporated into the project, or required as 
a condition of project approval, which mitigate or avoid the significant environmental 
impact  listed  above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the 
change or alteration  in the project or the requirement to  impose the mitigation as a 
condition of project approval  is within the jurisdiction of the City to require, and that 
this mitigation is appropriate and feasible. 

3.   PROJECT  IMPLEMENTATION  MAY  RESULT  IN  ADVERSE  EFFECTS  ON  PROTECTED  WETLANDS 
THROUGH DIRECT REMOVAL, FILLING, HYDROLOGICAL INTERRUPTION, OR OTHER MEANS (EIR 
IMPACT 3.4‐8) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  adverse  effects  on 
protected wetlands is discussed at pages 3.4‐22 through 3.4‐23 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measures are hereby adopted and will 
be  implemented  as  provided  by  the  Mitigation  Monitoring  Program:  Mitigation 
measures 3.4‐3 and 3.4‐4. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  the  impacts  to protected wetlands will be mitigated  to a  less  than 
significant  level  as mitigation measures  3.4‐3  and  3.4‐4  would  require  the  City  to 
consult with the U.S. Army Corps of Engineers and the California Department of Fish 
and Game  in order to obtain the required permits for any  impacts to wetlands.   Any 
remaining  impacts  related  to protected wetlands after  implementation of mitigation 
measures 3.4‐3 and 3.4‐4 would not be significant.  As authorized by Public Resources 
Code  Section  21081(a)(1)  and  Title  14,  California  Code  of  Regulations  Section 
15091(a)(1),  the  City  finds  that  changes  or  alterations  have  been  required  herein, 
incorporated  into  the project, or  required as a  condition of project approval, which 
mitigate or avoid the significant environmental impact listed above, and  as identified 
in the FEIR.   The City further finds that the change or alteration  in the project or the 
requirement to  impose the mitigation as a condition of project approval  is within the 
jurisdiction of the City to require, and that this mitigation is appropriate and feasible. 
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D.  CULTURAL RESOURCES 
1.   PROJECT IMPLEMENTATION MAY CAUSE A SUBSTANTIAL ADVERSE CHANGE TO A SIGNIFICANT 

HISTORICAL  OR  ARCHAEOLOGICAL  RESOURCE,  OR  DIRECTLY  OR  INDIRECTLY  DESTROY  OR 
DISTURB A UNIQUE PALEONTOLOGICAL RESOURCE OR HUMAN REMAINS (EIR IMPACT 3.5‐1) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  have  an  impact  on  a  significant 
historical, archaeological, or paleontological  resource or human  remains  is discussed 
at page 3.5‐7 and 3.5‐8 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.5‐1. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts  to  significant historical,  archaeological, or paleontological 
resources  or  human  remains  will  be  mitigated  to  a  less  than  significant  level  as 
mitigation measure 3.5‐1  states  that  if  any prehistoric or historic  artifacts, or other 
indications  of  archaeological  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.  
Any  remaining  impacts  related  to  cultural  or  archeological  resources  after 
implementation of mitigation measure 3.5‐1 would not be significant.   As authorized 
by  Public  Resources  Code  Section  21081(a)(1)  and  Title  14,  California  Code  of 
Regulations Section 15091(a)(1), the City finds that changes or alterations have been 
required herein,  incorporated  into  the project, or  required as a  condition of project 
approval, which mitigate or avoid  the  significant environmental  impact  listed above, 
and  as identified in the FEIR.  The City further finds that the change or alteration in the 
project or the requirement to impose the mitigation as a condition of project approval 
is within the  jurisdiction of the City to require, and that this mitigation  is appropriate 
and feasible. 

E.  GEOLOGY AND SOILS 
1.   THE PROPOSED PROJECT WOULD BE LOCATED ON A GEOLOGIC UNIT OR SOIL THAT IS UNSTABLE, 

OR  THAT  WOULD  BECOME  UNSTABLE  AS  A  RESULT  OF  PROJECT  IMPLEMENTATION,  AND 
POTENTIALLY RESULT IN LIQUEFACTION (EIR IMPACT 3.6‐3) 

(a)  Potential  Impact.    The potential  for  the Project  to be  exposed  to  impacts  from  soil 
liquefaction is discussed at page 3.6‐9 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.6‐1. 
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(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts to risks associated with soil liquefaction will be mitigated to 
a  less than significant  level as mitigation measure 3.6‐1 states that the City’s Building 
Division of the Development and Engineering Services Department shall ensure that all 
the  pertinent  sections  of  the  California  Building  Code  shall  be  adhered  to  in  the 
construction of buildings and stadiums on site, and that all appropriate measures are 
implemented in order to reduce the risk of liquefaction and seismic settlement prior to 
the issuance of a Building Permit.  Any remaining impacts related to liquefaction after 
implementation of mitigation measure 3.6‐1 would not be significant.   As authorized 
by  Public  Resources  Code  Section  21081(a)(1)  and  Title  14,  California  Code  of 
Regulations Section 15091(a)(1), the City finds that changes or alterations have been 
required herein,  incorporated  into  the project, or  required as a  condition of project 
approval, which mitigate or avoid  the  significant environmental  impact  listed above, 
and  as identified in the FEIR.  The City further finds that the change or alteration in the 
project or the requirement to impose the mitigation as a condition of project approval 
is within the  jurisdiction of the City to require, and that this mitigation  is appropriate 
and feasible. 

2.   THE  PROPOSED  PROJECT  WOULD  BE  LOCATED  ON  EXPANSIVE  SOIL  CREATING  SUBSTANTIAL 
RISKS TO LIFE OR PROPERTY (EIR IMPACT 3.6‐4) 

(a)  Potential  Impact.    The potential  for  the Project  to be  exposed  to  impacts  from  soil 
liquefaction is discussed at pages 3.6‐9 and 3.6‐10 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.6‐2. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts to risks associated with expansive soils will be mitigated to a 
less than significant  level as mitigation measure 3.6‐2 requires that during excavation 
activities  and  prior  to  the  placement  of  fill  on  the  site,  a  certified  geotechnical 
engineer shall be retained by the City to evaluate subgrade soils for the extent of their 
expansive  potential  in  areas where  buildings  or  stadium  seating  are  proposed.  For 
areas found to contain soft, potentially expansive clays, the soil shall be removed (i.e., 
over excavated) and/or stabilized prior  to  the placement and compaction of  fill. Any 
remaining  impacts  related  to  expansive  soils  after  implementation  of  mitigation 
measure  3.6‐2  would  not  be  significant.    As  authorized  by  Public  Resources  Code 
Section 21081(a)(1) and Title 14, California Code of Regulations Section 15091(a)(1), 
the City finds that changes or alterations have been required herein, incorporated into 
the project, or required as a condition of project approval, which mitigate or avoid the 
significant environmental impact listed above, and  as identified in the FEIR.  The City 
further finds that the change or alteration in the project or the requirement to impose 
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the mitigation as a condition of project approval is within the jurisdiction of the City to 
require, and that this mitigation is appropriate and feasible. 

F.  HAZARDS AND HAZARDOUS MATERIALS 
1.   PROJECT  IMPLEMENTATION  COULD  RESULT  IN  IMPACTS  FROM  THE  TRANSPORT,  USE, 

DISPOSAL,  RELEASE,  EMISSION,  OR  HANDLING  OF  HAZARDOUS  MATERIALS,  OR  FROM  BEING 
INCLUDED ON A LIST OF HAZARDOUS MATERIALS SITES COMPILED PURSUANT TO GOVERNMENT 
CODE SECTION 65962.5 (EIR IMPACT 3.7‐1) 

(a)  Potential Impact.  The potential for the Project to be exposed to hazards or hazardous 
materials is discussed at pages 3.7‐16 and 3.7‐17 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.7‐1. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts  to  risks  associated  with  abandoned  wells  and  possible 
persistent  pesticides will  be mitigated  to  a  less  than  significant  level  as mitigation 
measure  3.7‐1  requires  that  all wells  located  on  the  project  site  shall  be  properly 
abandoned  under  the  San  Joaquin  County  guidelines  if  they  will  not  be  used  any 
longer.  Prior  to  any  grading  activities,  the  City  shall  sample  and  test  the  soils  for 
possible persistent pesticide  residuals. Any  remaining  impacts  related  to abandoned 
wells after  implementation of mitigation measure 3.7‐1 would not be significant.   As 
authorized by Public Resources Code Section 21081(a)(1) and Title 14, California Code 
of  Regulations  Section  15091(a)(1),  the  City  finds  that  changes  or  alterations  have 
been  required  herein,  incorporated  into  the  project,  or  required  as  a  condition  of 
project approval, which mitigate or avoid  the significant environmental  impact  listed 
above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the  change  or 
alteration in the project or the requirement to impose the mitigation as a condition of 
project  approval  is  within  the  jurisdiction  of  the  City  to  require,  and  that  this 
mitigation is appropriate and feasible. 

2.   PROJECT IMPLEMENTATION MAY EXPOSE PEOPLE OR STRUCTURES TO A RISK OF LOSS,  INJURY 
OR DEATH FROM WILDLAND FIRES (EIR IMPACT 3.7‐4) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  expose  people  or  structures  to 
wildland fires is discussed at pages 3.7‐18 and 3.7‐19 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.7‐2. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts to risks associated with wildland fires will be mitigated to a 
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less  than  significant  level  as  mitigation  measure  3.7‐2  requires  that  the  Passive 
Recreation Area is mowed on a regular basis in order to maintain a 4‐inch mow‐height 
of the vegetation within 50 feet of the adjacent residential parcels to the south of the 
project  site.    The  mowing  schedule  and  maintenance  of  the  fire  break  shall  be 
coordinated with,  and  approved  by  the  Tracy  Fire  Department.  The  City  shall  also 
ensure  that  the  Passive  Recreation  Area  remains  accessible  to  emergency  vehicles.  
Any  remaining  impacts  related  to wildland  fires  after  implementation  of mitigation 
measure  3.7‐2  would  not  be  significant.    As  authorized  by  Public  Resources  Code 
Section 21081(a)(1) and Title 14, California Code of Regulations Section 15091(a)(1), 
the City finds that changes or alterations have been required herein, incorporated into 
the project, or required as a condition of project approval, which mitigate or avoid the 
significant environmental impact listed above, and  as identified in the FEIR.  The City 
further finds that the change or alteration in the project or the requirement to impose 
the mitigation as a condition of project approval is within the jurisdiction of the City to 
require, and that this mitigation is appropriate and feasible. 

G.  HYDROLOGY AND WATER QUALITY 
1.   IMPLEMENTATION  OF  THE  PROJECT  MAY  SIGNIFICANTLY  INCREASE  STORM  WATER  RUNOFF 

RATES GENERATED WITHIN THE PROJECT SITE WHEN COMPARED WITH EXISTING CONDITIONS 
(EIR IMPACT 3.8‐1) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  generate  increased  storm water 
runoff is discussed at pages 3.8‐15 and 3.8‐16 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.8‐1. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts  associated  with  increased  storm  water  runoff  will  be 
mitigated  to  a  less  than  significant  level  as mitigation measure  3.8‐1  requires  the 
preparation of a detailed site drainage and stormwater detention plan. Any remaining 
impacts  related  to  increased  storm water  runoff after  implementation of mitigation 
measure  3.8‐1  would  not  be  significant.    As  authorized  by  Public  Resources  Code 
Section 21081(a)(1) and Title 14, California Code of Regulations Section 15091(a)(1), 
the City finds that changes or alterations have been required herein, incorporated into 
the project, or required as a condition of project approval, which mitigate or avoid the 
significant environmental impact listed above, and  as identified in the FEIR.  The City 
further finds that the change or alteration in the project or the requirement to impose 
the mitigation as a condition of project approval is within the jurisdiction of the City to 
require, and that this mitigation is appropriate and feasible. 

2.   IMPLEMENTATION  OF  THE  PROJECT  WOULD  INTRODUCE  CONSTITUENTS  AND  POLLUTANTS 
TYPICALLY  ASSOCIATED  WITH  URBAN  DEVELOPMENT  INTO  STORM  WATER  RUNOFF 
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GENERATED WITHIN THE PROJECT SITE, WHICH MAY IMPACT SURFACE WATER QUALITY IN THE 
PROJECT AREA  (EIR IMPACT 3.8‐2) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  impact  surface water  quality  is 
discussed at pages 3.8‐17 and 3.8‐18 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measures are hereby adopted and will 
be  implemented  as  provided  by  the  Mitigation  Monitoring  Program:  Mitigation 
measures 3.8‐2, 3.8‐3, and 3.8‐4. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts associated with surface water quality will be mitigated to a 
less  than  significant  level  as mitigation measures  3.8‐2,  3.8‐3  and  3.8‐4  require  the 
preparation of a  storm water pollution prevention plan  (SWPPP), which will  include 
best management practices  (BMPs)  to  reduce  impacts  to  surface water quality. Any 
remaining impacts related to surface water quality after implementation of mitigation 
measures  3.8‐2,  3.8‐3,  and  3.8‐4 would  not  be  significant.   As  authorized  by  Public 
Resources  Code  Section  21081(a)(1)  and  Title  14,  California  Code  of  Regulations 
Section  15091(a)(1),  the  City  finds  that  changes  or  alterations  have  been  required 
herein,  incorporated  into  the project, or required as a condition of project approval, 
which mitigate  or  avoid  the  significant  environmental  impact  listed  above,  and    as 
identified  in  the  FEIR.    The  City  further  finds  that  the  change  or  alteration  in  the 
project or the requirement to impose the mitigation as a condition of project approval 
is within the  jurisdiction of the City to require, and that this mitigation  is appropriate 
and feasible. 

3.   IMPLEMENTATION OF THE PROJECT WOULD PLACE NEW STRUCTURES WITHIN THE 100‐YEAR 
FLOODPLAIN  (EIR IMPACT 3.8‐3) 

(a)  Potential Impact.  The potential for the Project to place structures within the 100‐year 
floodplain is discussed at pages 3.8‐19 and 3.8‐20 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measures 
3.8‐5. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts associated with the 100‐year floodplain will be mitigated to 
a  less  than  significant  level as mitigation measures 3.8‐5  requires  the Design of  the 
project  to  be  consistent  with  the  requirements  of  Chapter  9.52,  Floodplain 
Regulations, of  the Municipal Ordinance.   Any  remaining  impacts  related  to  flooding 
after  implementation  of  mitigation  measure  3.8‐5  would  not  be  significant.    As 
authorized by Public Resources Code Section 21081(a)(1) and Title 14, California Code 
of  Regulations  Section  15091(a)(1),  the  City  finds  that  changes  or  alterations  have 
been  required  herein,  incorporated  into  the  project,  or  required  as  a  condition  of 
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project approval, which mitigate or avoid  the significant environmental  impact  listed 
above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the  change  or 
alteration in the project or the requirement to impose the mitigation as a condition of 
project  approval  is  within  the  jurisdiction  of  the  City  to  require,  and  that  this 
mitigation is appropriate and feasible. 

H.  NOISE 
1.   SHORT‐TERM  CONSTRUCTION‐GENERATED  NOISE  LEVELS  ASSOCIATED WITH  THE  PROPOSED 

PROJECT COULD RESULT IN A SUBSTANTIAL TEMPORARY INCREASE IN AMBIENT NOISE LEVELS 
AT NEARBY NOISE‐SENSITIVE LAND USES. SHORT‐TERM INCREASES IN AMBIENT NOISE LEVELS 
MAY RESULT IN INCREASED LEVELS OF ANNOYANCE AND ACTIVITY INTERFERENCE AT NEARBY 
NOISE‐SENSITIVE LAND USES (EIR IMPACT 3.10‐1) 

(a)  Potential Impact.  The potential for the Project to generate construction‐related noise 
impacts is discussed at pages 3.10‐15 through 3.10‐17 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.10‐1. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts associated with construction noise will be mitigated to a less 
than significant  level as mitigation measure 3.10‐1  requires construction activities  to 
be  limited  to  the  daytime  hours  and  equipment  must  be  properly  maintained  to 
reduce  noise.  Any  remaining  impacts  related  to  construction  noise  after 
implementation of mitigation measure 3.10‐1 would not be significant.  As authorized 
by  Public  Resources  Code  Section  21081(a)(1)  and  Title  14,  California  Code  of 
Regulations Section 15091(a)(1), the City finds that changes or alterations have been 
required herein,  incorporated  into  the project, or  required as a  condition of project 
approval, which mitigate or avoid  the  significant environmental  impact  listed above, 
and  as identified in the FEIR.  The City further finds that the change or alteration in the 
project or the requirement to impose the mitigation as a condition of project approval 
is within the  jurisdiction of the City to require, and that this mitigation  is appropriate 
and feasible. 

2.   PROJECTED ON‐SITE TRANSPORTATION NOISE LEVELS AT PROPOSED ON‐SITE RECREATIONAL 
USES  WOULD  NOT  EXCEED  THE  CITY’S  “NORMALLY  ACCEPTABLE”  NOISE  EXPOSURE 
STANDARDS FOR LAND USE COMPATIBILITY.  HOWEVER, DEPENDING ON FINAL SITE DESIGN OF 
THE  PROPOSED  FUTURE  EXPANSION  AREA,  IT  IS  CONCEIVABLE  THAT  NOISE  SENSITIVE  LAND 
USES, SUCH AS A POTENTIAL LIBRARY, COULD BE LOCATED WITHIN THE PROJECTED FUTURE 60 
DBA CNEL/LDN  NOISE  CONTOUR  OF  CORRAL HOLLOW ROAD, WHICH WOULD  EXCEED  THE 
CITY’S  “NORMALLY  ACCEPTABLE”  NOISE  CRITERIA  FOR  LAND  USE  COMPATIBILITY.    (EIR 
IMPACT 3.10‐5) 
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(a)  Potential  Impact.   The potential  for  the Project  to generate on‐site noise  impacts  to 
sensitive uses is discussed at pages 3.10‐29 through 3.10‐31 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.10‐5. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts  associated  with  noise‐sensitive  on‐site  uses  will  be 
mitigated to a  less than significant  level as mitigation measure 3.10‐5 requires design 
features  to be  incorporated  into  future noise sensitive uses, such as a  future  library. 
Any  remaining  impacts  related  to  on‐site  noise  after  implementation  of mitigation 
measure  3.10‐5 would  not  be  significant.    As  authorized  by  Public  Resources  Code 
Section 21081(a)(1) and Title 14, California Code of Regulations Section 15091(a)(1), 
the City finds that changes or alterations have been required herein, incorporated into 
the project, or required as a condition of project approval, which mitigate or avoid the 
significant environmental impact listed above, and  as identified in the FEIR.  The City 
further finds that the change or alteration in the project or the requirement to impose 
the mitigation as a condition of project approval is within the jurisdiction of the City to 
require, and that this mitigation is appropriate and feasible. 

I.  PUBLIC SERVICES 
1.   IMPLEMENTATION  OF  THE  PROPOSED  PROJECT  WOULD  NOT  RESULT  IN  IMPACTS  TO  FIRE 

PROTECTION  SERVICES  AND  WOULD  NOT  REQUIRE  THE  CONSTRUCTION  OF  NEW  FIRE 
PROTECTION FACILITIES (EIR IMPACT 3.11‐1) 

(a)  Potential  Impact.   The potential for the Project to generate fire protection  impacts  is 
discussed at pages 3.11‐3 through 3.11‐4 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.11‐1. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts associated with fire protection services will be mitigated to 
a  less  than  significant  level  as  mitigation  measure  3.11‐1  requires  the  final 
infrastructure plans and  construction documents  for  the project  to  include hydrants 
with adequate fire‐flow that are spaced appropriately throughout the project site, to 
the  satisfaction of  the Tracy Fire Department. Any  remaining  impacts  related  to  fire 
protection  after  implementation  of  mitigation  measure  3.11‐1  would  not  be 
significant.   As authorized by Public Resources Code Section 21081(a)(1) and Title 14, 
California  Code  of  Regulations  Section  15091(a)(1),  the  City  finds  that  changes  or 
alterations have been required herein, incorporated  into the project, or required as a 
condition of project approval, which mitigate or avoid  the  significant environmental 
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impact  listed  above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the 
change or alteration  in the project or the requirement to  impose the mitigation as a 
condition of project approval  is within the jurisdiction of the City to require, and that 
this mitigation is appropriate and feasible. 

J.  TRANSPORTATION AND CIRCULATION 
1.   PROJECT  IMPLEMENTATION WOULD  RESULT  IN  UNACCEPTABLE  LEVELS  OF  SERVICE  AT  THE 

INTERSECTION  OF  LARCH  ROAD/TRACY  BOULEVARD  (INTERSECTION  #4)  (EIR  IMPACT 
3.12‐2) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  unacceptable  levels  of 
service at the intersection of Larch Road/Tracy Boulevard is discussed at page 3.0‐9 of 
the Final EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.12‐2. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts  associated  with  unacceptable  levels  of  service  at  the 
intersection of Larch Road/Tracy Boulevard will be mitigated to a less than significant 
level  as  mitigation  measure  3.12‐2  requires  the  City  to  construct  intersection 
improvements  that  would  improve  levels  of  service  to  acceptable  levels  at  this 
intersection under near‐term  and  cumulative  conditions.   Any  remaining  impacts  to 
this  intersection  after  implementation  of mitigation measure  3.12‐2  would  not  be 
significant.   As authorized by Public Resources Code Section 21081(a)(1) and Title 14, 
California  Code  of  Regulations  Section  15091(a)(1),  the  City  finds  that  changes  or 
alterations have been required herein, incorporated  into the project, or required as a 
condition of project approval, which mitigate or avoid  the  significant environmental 
impact  listed  above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the 
change or alteration  in the project or the requirement to  impose the mitigation as a 
condition of project approval  is within the jurisdiction of the City to require, and that 
this mitigation is appropriate and feasible. 

2.   UNDER  CUMULATIVE  CONDITIONS  PROJECT  IMPLEMENTATION  WOULD  CONTRIBUTE  TO 
UNACCEPTABLE  LEVELS  OF  SERVICE  AT  THE  INTERSECTION OF  LARCH ROAD/HOLLY DRIVE 
(INTERSECTION #8)( (EIR IMPACT 3.12‐10) 

(a)  Potential  Impact.    The  potential  for  the  Project  to  result  in  unacceptable  levels  of 
service at  the  intersection of  Larch Road/Holly Drive under  cumulative  conditions  is 
discussed at pages 3.0‐9 and 3.0‐10 of the Final EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.12‐10. 
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(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts  associated  with  unacceptable  levels  of  service  at  the 
intersection of Larch Road/Holly Drive will be mitigated to a less than significant level 
as  mitigation  measure  3.12‐10  requires  the  City  to  construct  intersection 
improvements  that  would  improve  levels  of  service  to  acceptable  levels  at  this 
intersection under cumulative conditions.   Any remaining  impacts to this  intersection 
after  implementation  of mitigation measure  3.12‐10  would  not  be  significant.    As 
authorized by Public Resources Code Section 21081(a)(1) and Title 14, California Code 
of  Regulations  Section  15091(a)(1),  the  City  finds  that  changes  or  alterations  have 
been  required  herein,  incorporated  into  the  project,  or  required  as  a  condition  of 
project approval, which mitigate or avoid  the significant environmental  impact  listed 
above,  and    as  identified  in  the  FEIR.    The  City  further  finds  that  the  change  or 
alteration in the project or the requirement to impose the mitigation as a condition of 
project  approval  is  within  the  jurisdiction  of  the  City  to  require,  and  that  this 
mitigation is appropriate and feasible. 

3.   THE  PROPOSED  PROJECT  DOES  NOT  INCLUDE  PLANS  FOR  PEDESTRIAN  AND  BICYCLE  ACCESS 
(EIR IMPACT 3.12‐15) 

(a)  Potential Impact.  The potential for the Project to not include plans for pedestrian and 
bicycle access is discussed at pages 3.12‐42 and 3.12‐43 of the Draft EIR. 

(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.12‐15. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council finds that impacts associated with plans for pedestrian and bicycle access will 
be mitigated to a less than significant level as mitigation measure 3.12‐15 requires the 
inclusion  of  sidewalks  and  bicycle  facilities  in  the  project  design.    Any  remaining 
impacts  to  pedestrian  and  bicycle  facilities  after  implementation  of  mitigation 
measure 3.12‐15 would not be  significant.   As authorized by Public Resources Code 
Section 21081(a)(1) and Title 14, California Code of Regulations Section 15091(a)(1), 
the City finds that changes or alterations have been required herein, incorporated into 
the project, or required as a condition of project approval, which mitigate or avoid the 
significant environmental impact listed above, and  as identified in the FEIR.  The City 
further finds that the change or alteration in the project or the requirement to impose 
the mitigation as a condition of project approval is within the jurisdiction of the City to 
require, and that this mitigation is appropriate and feasible. 

4.   CONSTRUCTION  TRAFFIC  MAY  RESULT  IN  TEMPORARY  IMPACTS  TO  ROADWAY  AND 
INTERSECTION OPERATIONS (EIR IMPACT 3.12‐17) 

(a)  Potential Impact.  The potential for construction traffic to result in temporary roadway 
impacts is discussed at pages 3.12‐44 and 3.12‐45 of the Draft EIR. 
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(b)  Mitigation Measures.  The following mitigation measure is hereby adopted and will be 
implemented as provided by the Mitigation Monitoring Program: Mitigation measure 
3.12‐17. 

(c)   Findings.   Based upon the EIR and the entire record before this City Council, this City 
Council  finds  that  impacts associated with  construction  traffic will be mitigated  to a 
less than significant level as mitigation measure 3.12‐17 requires the preparation and 
implementation of  a  construction  traffic management plan.   Any  remaining  impacts 
related  to  construction  traffic  after  implementation  of mitigation measure  3.12‐17 
would not be significant.  As authorized by Public Resources Code Section 21081(a)(1) 
and  Title  14,  California  Code  of Regulations  Section  15091(a)(1),  the  City  finds  that 
changes or  alterations have been  required herein,  incorporated  into  the project, or 
required  as  a  condition  of  project  approval, which mitigate  or  avoid  the  significant 
environmental  impact  listed  above,  and    as  identified  in  the  FEIR.    The City  further 
finds  that  the  change or alteration  in  the project or  the  requirement  to  impose  the 
mitigation as a  condition of project approval  is within  the  jurisdiction of  the City  to 
require, and that this mitigation is appropriate and feasible. 

 

V.   FINDINGS AND RECOMMENDATIONS REGARDING THOSE IMPACTS 
WHICH ARE LESS THAN SIGNIFICANT OR LESS THAN CUMULATIVELY 
CONSIDERABLE 
Specific  impacts within  the  following  categories of environmental effects were  found  to be  less 
than significant as set forth in more detail in the Draft EIR, Recirculated Draft EIR and Final EIR.   

Air Quality:   The following specific  impacts were found to be  less than significant:   3.3‐3, 
3.3‐4, and 3.3‐5.   

Biological  Resources:    The  following  specific  impacts  were  found  to  be  less  than 
significant:  3.4‐1, 3.4‐2, 3.4‐4, 3.4‐7, 3.4‐9, and 3.4‐10.   

Geology and Soils:   The following specific  impacts were found to be  less than significant:  
3.6‐1 and 3.6‐2. 

Hazards and Hazardous Materials:   The  following specific  impacts were  found to be  less 
than significant:  3.7‐2 and 3.7‐3. 

Hydrology and Water Quality:  The following specific impacts were found to be less than 
significant:  3.8‐4 and 3.8‐5. 

Land Use  and  Population:    The  following  specific  impacts were  found  to  be  less  than 
significant: 3.9‐1 and 3.9‐2. 

Noise:  The following specific impacts were found to be less than significant: 3.10‐4. 
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Public  Services:    The  following  specific  impacts were  found  to  be  less  than  significant: 
3.11‐2.  

Traffic  and  Circulation:    The  following  specific  impacts  were  found  to  be  less  than 
significant:  3.12‐1, 3.12‐4, 3.12‐5, 3.12‐11, 3.12‐12, 3.12‐13, 3.12‐14, and 3.12‐15.   

Utilities:    The  following  specific  impacts were  found  to  be  less  than  significant:  3.13‐1, 
3.13‐2, 3.13‐3, 3.13‐4, and 3.13‐5. 

The  project  was  found  to  have  a  less  than  cumulatively  considerable  contribution  to  specific 
impacts within the following categories of environmental effects as set forth in more detail in the 
Draft EIR.   

Air  Quality:    The  following  specific  impact  was  found  to  be  less  than  cumulatively 
considerable:  4.3.   

Biological Resources:  The following specific impact was found to be less than cumulatively 
considerable: 4.5. 

Cultural Resources:  The following specific impact was found to be less than cumulatively 
considerable: 4.6. 

Geology and Soils:   The following specific  impact was found to be  less than cumulatively 
considerable: 4.7. 

Hazards  and Hazardous Materials:    The  following  specific  impact was  found  to  be  less 
than cumulatively considerable: 4.8. 

Land  Use  and  Population:    The  following  specific  impact  was  found  to  be  less  than 
cumulatively considerable: 4.9. 

Public  Services:    The  following  specific  impact was  found  to  be  less  than  cumulatively 
considerable: 4.11. 

Utilities:    The  following  specific  impact  was  found  to  be  less  than  cumulatively 
considerable: 4.12. 

The above  impacts are  less than significant or  less than cumulatively considerable for one of the 
following reasons: 

• The EIR determined that the impact is less than significant for the Project. 
• The  EIR  determined  that  the  Project would  have  a  less  than  cumulatively  considerable 

contribution to the cumulative impact. 
• The EIR determined that the impact is beneficial (would be reduced) for the Project. 
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VI.   REVIEW AND REJECTION OF PROJECT ALTERNATIVES 
The  State  CEQA  Guidelines  Section  15126.6  mandates  that  every  EIR  evaluate  a  no‐project 
alternative, plus a feasible and reasonable range of alternatives to the Project or its location.  The 
Alternatives were formulated considering the Objectives of the City of Tracy outlined on page 5.0‐
1 of the Draft EIR.  Alternatives provide a basis of comparison to the Project in terms of beneficial, 
significant,  and unavoidable  impacts.    This  comparative  analysis  is used  to  consider  reasonable 
feasible options for minimizing environmental consequences of a project.   

Typically, where  a  project  causes  significant  impacts  and  an  EIR  is  prepared,  the  findings must 
discuss not only how mitigation can address the potentially significant impacts but whether Project 
alternatives can address potentially significant  impacts.   But where all significant  impacts can be 
substantially lessened, in this case to a less‐than‐significant level, solely by adoption of mitigation 
measures, the lead agency, in drafting its findings, has no obligation to consider the feasibility that 
Project alternatives might reduce an impact, even if the alternative would mitigate the impact to a 
greater  degree  than  the  proposed  Project,  as mitigated  (Public Resources  Code  Section  21002; 
Laurel Hills Homeowners Association v. City Council (1978 83 Cal.App.3d 515, 521.   Kings County 
Farm  Bureau  v.  City  of  Hanford  (1990)  221  Cal.App.3d  730‐733;  Laurel  Heights  Improvement 
Association v. Regents of the University of California (1988) 47 Cal.3d 376, 400‐403).   

Because not all significant effects can be substantially reduced to a less‐than‐significant level either 
by adoption of mitigation measures or by standard conditions of approval,  the  following section 
considers the feasibility of the Project alternatives as compared to the proposed Project. 

As explained below,  these  findings describe and  reject,  for  reasons documented  in  the FEIR and 
summarized  below,  each  one  of  the  Project  alternatives,  and  the  City  finds  that  approval  and 
implementation  of  the  proposed Holly  Sugar  Sports  Park  project  is  appropriate.    The  evidence 
supporting these findings is presented in Section 5.0 of the Draft EIR.   

A.  IDENTIFICATION OF PROJECT OBJECTIVES 
As described above, an EIR is required to identify a “range of potential alternatives to the project 
shall  include  those  that could  feasibly accomplish most of  the basic purposes of  the project and 
could avoid or substantially lessen one of more of the significant effects.”  Chapter 2.0 and Chapter 
5.0 of the Draft EIR identify the Project’s goals and objectives.  The Project objectives include: 

1. Develop a sports park  facility  that meets  the existing and projected needs of  the City of 
Tracy and the surrounding community. 

2. Develop a sports park  facility on a site with adequate  room  for contiguous expansion  to 
meet future demands.  

3. Ensure flexibility  in the project to allow for options and alternatives for the development 
of future phases of the sports park facility. 

4. Implement  the  project  on  a  site  that  allows  for  cost  effective  site  acquisition  and  site 
development by the City of Tracy and associated youth sports organizations.   
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B.  ALTERNATIVES ANALYSIS IN EIR 
1.  NO PROJECT ALTERNATIVE: 

The No Project Alternative  is discussed on pages 5.0‐2  through 5.0‐6 of  the Draft EIR.    The No 
Project Alternative  is  the continuation of  the existing agricultural operations on  the project site, 
and  the  site would  remain within  the  City’s  SOI,  under  the  jurisdiction  of  San  Joaquin  County.  
Under this alternative a new regional sports park would not be constructed and operated by the 
City of Tracy.   

Findings:   The No Project Alternative  is  rejected  as  an  alternative because  it would not 
achieve the Project’s objectives.  

Explanation:  This alternative would not realize the benefits of the Project nor achieve the 
Project objectives.   The City of Tracy has  identified the need for extensive new youth 
parks  facilities  to meet  the needs of  the existing and planned population of  the City 
and  the  surrounding  areas.   Under  the No  Project  Alternative,  no  new  sports  park 
facilities  would  be  constructed.    The  No  Project  Alternative  would  result  in  fewer 
significant environmental  impacts  than  the proposed project, but would  fail  to meet 
any of the project objectives identified by the City.    

2.  ACTIVE SPORTS PARK ONLY ALTERNATIVE: 

The Active Sports Park Only Alternative is discussed on pages 5.0‐3 and 5.0‐6 through 5.0‐9 of the 
Draft EIR.   This alternative  includes  the construction and operation of  the 166‐acre active sports 
park component of the project, as described in greater detail in Section 2.0.  Under this alternative, 
the  86‐acre  passive  recreation  area  and  the  46‐acre  future  expansion  area  would  remain  in 
agricultural production and would not be annexed into the City of Tracy.   

Findings:  The Active Sports Park Only Alternative is rejected as an alternative because it is 
fails to meet several of the Project’s objectives.   This alternative would also result  in 
worse land use impacts than the Project. 

Explanation:    This  alternative would  fail  to meet  three  of  the  City’s  objectives  for  this 
project.  This alternative would not meet the City’s projected needs of the City and the 
surrounding areas for parks facilities (Objective 1).  This alternative would not allow for 
adequate  room  for  the  future expansion of park uses  contiguous  to  the project  site 
(Objective  2).    This  alternative would  not  allow  for  the  flexibility  to  develop  future 
phases  of  the  site  as  demand  for  parks  facilities  increases  overtime  (Objective  3).   
Additionally, under this alternative, the 86‐acre Passive Recreation Area would not be 
included  in  the  land  that  is  annexed  into  the  City  of  Tracy  as  part  of  the  project 
approval process.    If  the 86‐acre Passive Recreation Area  is not  included within  the 
area  to  be  annexed,  then  the  proposed  project would  represent  a  non‐contiguous 
annexation,  which  is  not  consistent  with  applicable  LAFCO  policies  regulating 
annexations.  Therefore, under this alternative, impacts with respect to land use would 
be more significant than the proposed project.   
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CEQA  requires  that  an  environmentally  superior  alternative  be  identified  among  the 
alternatives that are analyzed in the EIR. If the No Project Alternative is the environmentally 
superior  alternative,  an  EIR  must  also  identify  an  environmentally  superior  alternative 
among the other alternatives (CEQA Guidelines Section 15126.6(e)(2)). The environmentally 
superior alternative  is that alternative with  the  least adverse environmental  impacts when 
compared to the proposed project.   

As discussed in Chapter 5 of the Draft EIR and summarized in Table 5.0‐1 of the Draft EIR, the 
No Project Alternative is the environmentally superior alternative.  However, as required by 
CEQA,  when  the  No  Project  Alternative  is  the  environmentally  superior  alternative,  the 
environmentally superior alternative among  the others must be  identified.   Therefore,  the 
Active Sports Park Only Alternative  is  the next environmentally superior alternative  to  the 
proposed project.   

It  is  noted  above,  the  Active  Sports  Park  Only  Alternative would  result  in  a  violation  of 
LAFCO’s annexation policies, in that it would create and “island” of City land surrounded by 
the County.   This alternative would also  fail  to meet  three of  the City’s objectives  for  this 
project, primarily because it would not provide adequate space to construct all of the parks 
facilities  anticipated  under  existing  and  future  demand  scenarios,  nor  would  it  provide 
adequate room for the future expansion of parks uses contiguous to the project site.    

Inclusion of the Passive Recreation Area in the Project also provides recreation opportunities 
that will serve a broader range of the public.  Some people with disabilities may not be able 
to  take  advantage  of  the  Active  Recreation  Uses,  but  will  be  able  to  enjoy  the  passive 
recreation uses.  By providing a variety of recreation opportunities to the public, the Project 
provides a social benefit. 

For these economic, social and other reasons, the Project  is deemed superior to the Active 
Sports Park Only Alternative. 

3.  ALVAREZ SITE ALTERNATIVE: 

The Alvarez Site Alternative is discussed on pages 5.0‐3 and 5.0‐9 through 5.0‐13 of the Draft EIR.  
The  Alvarez  property  is  located  outside  the  City’s  eastern  boundary  (within  the  SOI), west  of 
Chrisman Road and south of Eleventh Street, behind the street’s frontage developments as shown 
in Figure 6‐1 in the Draft EIR.  For the purposes of the Draft EIR analysis, it was assumed that up to 
150 acres of land would be developed with active park amenities consistent with those identified 
for  the  Active  Sports  Park  component  of  the  proposed Holly  Sugar  Sports  Park,  as  detailed  in 
Section 2.0 of the Draft EIR.   

Findings: The Alvarez Site Alternative  is  rejected because  it  is not  considered  financially 
feasible and because it will not achieve the Project’s objectives. 

Explanation:   This alternative would  fail  to meet all  four of  the City’s objectives  for  this 
project.  This alternative would not provide adequate active or passive recreation uses 
to meet the projected needs of the City and the surrounding areas for parks facilities 
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(Objective  1).    This  alternative would  not  allow  for  adequate  room  for  the  future 
expansion of park uses contiguous  to  the project  site  (Objective 2).   This alternative 
would not allow for the flexibility to develop future phases of the site as demand for 
parks facilities  increases overtime (Objective 3).   This alternative would be financially 
infeasible since the City would need to pay to acquire up to 100 acres of the 150‐acre 
site from the property owner, which would exhaust funds currently allocated  for the 
actual development of park facilities.   Additionally, this alternative  is  located  in close 
proximity to UPRR railroad operations, which would result  in  increased hazards when 
compared to the proposed project.    

For these economic, social, and other considerations, the Project  is deemed superior 
to the Alvarez Site Alternative. 

VII.  STATEMENTS OF OVERRIDING CONSIDERATIONS RELATED TO THE 
HOLLY SUGAR SPORTS PARK PROJECT FINDINGS 
As  described  in  Section  III  of  these  Findings,  the  following  significant  and  unavoidable  impacts 
could occur with implementation of the Project: 

• Project  implementation may  result  in  substantial  adverse  effects  on  scenic  vistas  and 
resources or substantial degradation of visual character (EIR Impact 3.1‐1) 

• Project implementation may result in light and glare impacts (EIR Impact 3.1‐2) 

• Cumulative Degradation of the Existing Visual Character of the Region (EIR Impact 4.1) 

• Project  implementation  would  result  in  the  conversion  of  Farmlands,  including  Prime 
Farmland, Unique Farmland, and Farmland of Statewide  Importance,  to non‐agricultural 
uses (EIR Impact 3.2‐1) 

• Cumulative Impact on Agricultural Land and Uses (EIR Impact 4.2) 

• Project  implementation  could  result  in  cumulative effects on  climate  change and global 
warming (EIR Impact 3.3‐6 and 4.4) 

• Noise  associated  with  the  proposed  onsite  recreational  uses  would  exceed  applicable 
noise standards at nearby residential land uses (EIR Impact 3.10‐2) 

• Implementation  of  the  proposed  project would  result  in  a  significant  increase  in  traffic 
noise levels (EIR Impact 3.10‐3) 

• Implementation  of  the  proposed  project  would  result  in  a  significant  contribution  to 
cumulative noise levels at nearby land uses (EIR Impact 3.10‐6 and 4.10) 

• Project  implementation would result  in unacceptable  levels of service at the  intersection 
of I‐205 Westbound Ramps/Tracy Boulevard (Intersection #5) (EIR Impact 3.12‐3) 
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• Under  cumulative  conditions  project  implementation would  contribute  to  unacceptable 
levels  of  service  at  the  intersection  of  I‐205  Westbound  Ramps/Tracy  Boulevard 
(Intersection #5) (EIR Impact 3.12‐8 and 4.12) 

• Under  cumulative  conditions  project  implementation would  contribute  to  unacceptable 
levels  of  service  at  the  I‐205  Eastbound  Ramps/Tracy  Boulevard  (Intersection  #6)  (EIR 
Impact 3.12‐9 and 4.12) 

The  adverse  effects  identified  above  are  substantive  issues  of  concern  to  the  City  of  Tracy.  
However, the challenges the City faces in relation to the provision of adequate sports park facilities 
for  the  existing  and  expanding  population  base  in  the  City  and  the  surrounding  areas  of  San 
Joaquin County are far greater.  Implementation of the Holly Sugar Sports Park project will help to 
alleviate many  of  the  problems  associated with  the  existing  sports  park  facilities  in  the  City  of 
Tracy,  including a  lack of playing  fields, deteriorating  facilities, and  the  lack of a  regional  sports 
park  facility  that will  attract  tournaments  and  events  from  across  the  region.   Approval  of  the 
Project will ultimately improve the overall quality of life in the City of Tracy by providing residents 
with expanded recreational opportunities.  

A.  Adequate Sports Park Facilities.  The Project would provide expanded opportunities for 
youth sports activities in the City of Tracy by providing a park that offers an extensive 
range  of  baseball,  football,  softball,  and  soccer  fields.    This  facility would meet  the 
needs of the existing and future populations of the City and would increase the overall 
quality of life for Tracy residents.   

B.  Revenue Generation of Local Businesses.  The Project is expected to draw tournament 
play from a wide region throughout northern California, the Central Valley and the Bay 
Area.    Players,  fans,  parents  and  visitors  from  outside  of  Tracy  would  utilize  the 
services  of  local  businesses while  in  town,  including motels,  restaurants  and  retail 
establishments.  This provides an opportunity to generate increased sales tax revenue 
for the City, and to enhance and expand the local economy.    

C.  Social Justice.  The Project would provide parks and recreation facilities to residents of 
the City  and  the  surrounding  areas  free of  charge.    In  light of  the  recent economic 
recession, many  families  in  the  Tracy  community  are  in  need  of  activities  for  their 
children that are not only fun, but are low‐cost or no‐cost.  Development of the Project 
would  expand  the  availability of  free  and  low‐cost  recreational  activities within  the 
community.   

D.  Improved Public Health.   The Project would allow  for  the expansion of youth  sports 
leagues and activities  in the City of Tracy and the surrounding areas.   Participation  in 
sporting activities provides opportunities of  improved health, welfare, happiness and 
overall well‐being.  It may also result in long‐term savings related to health care costs 
related to obesity.   
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E.  Improved  Public  Safety. Over  the  last  decade,  the  City  has  experienced  issues with 
growing gang activity, increased school fights, graffiti, and vandalism in city parks. As a 
result,  the  Mayor’s  Community  Youth  Support  Network  was  developed.  MYCSN 
prepared a gang prevention  strategic plan  that  identified key  strategies  for  reducing 
gang‐related activity in the City.  The fourth strategic priority, Service Delivery System, 
included the following objectives: 

  Goal 1, Objective 3:   Family  Involvement – Develop youth focused, diversified, family 
oriented  activities  and  education  opportunities  to  ensure  that  Tracy  youth  are 
successful, and that their family needs are met,  including cost effective programming 
and access to transportation. 

Goal 1, Objective 9:  Alternative Activities for Youth – Develop supervised recreational, 
social activities for evening and weekends that keep youth off the streets and engaged 
in healthy activities that are low cost and affordable. 

Goal 2, Objective 4:  Alternative Activities for Youth after school – Develop supervised 
recreation or educational activities after‐school or on school holidays that keep youth 
off the streets and engaged in healthy activities. 

  Development  of  the  Project  will  provide  at‐risk  youth  with  alternative  social  and 
recreational activities.   Team  sports will provide at‐risk youth with  the possibility of 
developing a social network that is not based on gang affiliations or crime.  The Project 
will  allow  at‐risk  youth  an  opportunity  to  participate  in  supervised  recreational 
activities after school and on weekends.  For these reasons, the Project is an important 
social and public health component of the overall continuum of care envisioned in the 
strategic plan. 

Based on the entire record and the EIR, the need for the improvement and expansion of the City of 
Tracy parks system, the economic and social benefits of the Project  in the City of Tracy outweigh 
and  override  any  significant  unavoidable  environmental  effects  that  would  result  from  future 
Project implementation.  The City Council has determined that any environmental detriment caused 
by  the  Holly  Sugar  Sports  Park  Project  has  been  minimized  to  the  extent  feasible  through  the 
mitigation measures identified herein, and, where mitigation is not feasible, has been outweighed and 
counterbalanced by the significant social, environmental, and economic benefits of the Project to the 
City. 
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This document  is  the Final Mitigation Monitoring and Reporting Program  (FMMRP)  for  the Holly 

Sugar  Sports  Park  project.  This  FMMRP  has  been prepared  pursuant  to  Section  21081.6  of  the 

California  Public  Resources  Code,  which  requires  public  agencies  to  “adopt  a  reporting  and 

monitoring  program  for  the  changes  made  to  the  project  or  conditions  of  project  approval, 

adopted  in  order  to mitigate  or  avoid  significant  effects  on  the  environment.”    A  FMMRP  is 

required for the proposed project because the EIR has  identified significant adverse  impacts, and 

measures have been identified to mitigate those impacts. 

The numbering of the individual mitigation measures follows the numbering sequence as found in 
the  EIR, which were  revised  after  the  Recirculated  Draft  EIR was  prepared.    These  numbering 
revisions are explained in Section 3 of the Final EIR. All revisions to mitigation measures that were 
necessary as a result of responding to public comments and incorporating staff‐initiated revisions 
have been incorporated into this FMMRP. 

4.1 MITIGATION MONITORING AND REPORTING PROGRAM 
The  FMMRP,  as  outlined  in  the  following  table,  describes  mitigation  timing,  monitoring 

responsibilities, and compliance verification responsibility for all mitigation measures identified in 

this Final EIR. 

The City of Tracy will be the primary agency responsible for implementing the mitigation measures 

and will continue to monitor mitigation measures that are required to be implemented during the 

operation of the project. 

The FMMRP is presented in tabular form on the following pages. The components of the FMMRP 

are described briefly below: 

• Mitigation Measures:    The mitigation measures  are  taken  from  the  Draft  EIR  and  the 
Recirculated  Draft  EIR,  in  the  same  order  that  they  appear  in  the  Draft  EIR  and 
Recirculated Draft EIR.   

• Mitigation Timing:  Identifies at which stage of the project mitigation must be completed. 
• Monitoring  Responsibility:    Identifies  the  agency  that  is  responsible  for  mitigation 

monitoring. 
• Compliance Verification:  This is a space that is available for the monitor to date and initial 

when the monitoring or mitigation implementation took place.  
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TABLE 4.0‐1:  MITIGATION MONITORING AND REPORTING PROGRAM 

4.0‐2  Final Environmental Impact Report – Holly Sugar Sports Park 

ENVIRONMENTAL IMPACT  MITIGATION MEASURE 
MONITORING 
RESPONSIBILITY 

TIMING 
VERIFICATION 
(DATE/INITIALS) 

AESTHETICS 

Impact  3.1‐1:  Project 
implementation  may  result  in 
substantial  adverse  effects  on 
scenic  vistas  and  resources  or 
substantial degradation of visual 
character. 

Mitigation Measure 3.1­1:   The City shall  install  trees, vegetation and other 
landscaping  to  shield parking and maintenance areas  that are visible  from 
Tracy  Boulevard  and  Corral  Hollow  Road  to  shield  these  uses  from  the 
roadways. 

City of Tracy  During 
construction of 
site 
improvements 
for the Active 
Sports Park 
site. 

 

Impact  3.1‐2:  Project 
implementation  may  result  in 
light and glare impacts 

Mitigation Measure 3.1­2:  A  lighting  plan  shall  be  prepared  prior  to  the 
installation of  the project’s  lighting  for  each phase. The  lighting plan  shall 
demonstrate that the stadium and field lighting systems have been designed 
to minimize  light  spillage  onto  adjacent  properties  to  the  greatest  extent 
feasible.  The lighting plan shall include the following: 

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

• Lighting  shall  be  directed  downward  and  light  fixtures  shall  be 
shielded to reduce upward and spillover lighting; 

• Where  it  is  not  feasible  to  fully  shield  light  fixtures  from  light 
pollution, such as the stadium  lights, the  lighting shall be directed 
downward  and  of  the minimum wattage  and  height  suitable  for 
illuminating  the  playing  surfaces  and  immediately  surrounding 
areas.   

• Lighting  for each playfield, parking area, and structure shall have 
control boxes  that allow operation of  specific areas of  lighting  in 
order  to only  illuminate  the  field(s) and parking area(s)  in use at 
any given time.   

• Lights  shall  be  turned  off  when  the  fields,  parking  areas,  and 
structures are not in use. 

City of Tracy  Prior to the 
installation of 
on‐site lighting 
for each phase 
of project 
development.   

 

AGRICULTURAL RESOURCES 

Impact  3.2‐1:  Project  Mitigation Measure 3.2­1:  Prior to site grading activities for each phase of  City of Tracy  Prior to grading   
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implementation  would  result  in 
the  conversion  of  Farmlands, 
including  Prime  Farmland, 
Unique  Farmland,  and  Farmland 
of Statewide Importance, to non‐
agricultural uses. 

project  construction,  the  City  shall  determine  and  pay  the  appropriate 
Agricultural Mitigation Fee to offset the loss of Unique Farmland, as specified 
in Chapter 13.28 of the Tracy Municipal Code.  

activities  for 
each  phase  of 
project 
development.  

Impact  3.2‐2:  Project 
implementation may conflict with 
existing  zoning  for  agricultural 
use or a Williamson Act Contract 
or  otherwise  result  in  land  use 
conflicts  with  adjacent 
agricultural lands, which may lead 
to  the  indirect  conversion  of 
agricultural  lands  to  non‐
agricultural uses. 

Mitigation Measure 3.2­2:  The City of Tracy shall enact measures to reduce 
the potential for park users to enter into the agricultural lands located north 
of the project site.  Such measures may include, but are not limited to: 

• Permanent or temporary barrier fencing; 

• Signage indicating that trespassing is prohibited; or  

• Restricted  access  to  the  existing  irrigation  canals  that  currently 
separate the project site from lands to the north.   

 

Mitigation Measure 3.2­3:  The  project  shall  include  a  50­foot  buffer  to 
physically separate the  facility  from directly adjacent agricultural uses that 
may  pose  compatibility  problems  for  land  applications  of  herbicides  and 
pesticides.  The  50­foot  buffer  shall  be  measured  from  the  edge  of  the 
proposed  playing  fields  within  the  sports  park  to  the  edge  of  active 
agricultural operations within the adjacent parcels.   

 

Mitigation Measure  3.2­4:   The City  shall  coordinate with  landowners  and 
operators of adjacent agricultural parcels  to ensure  that  the application of 
pesticides  and  fertilizers  on  adjacent  agricultural  lands  does  not  occur 
during the organized use of the Holly Sugar Sports Park.   Such coordination 
measures may include, but are not limited to:  

• The development of a regular timeframe when sports activities are 
not  scheduled  to  occur,  which  would  be  suitable  times  for  the 
application of pesticides and  fertilizers on adjacent properties (i.e. 
weekday  mornings  during  the  non­summer  months).  This 
timeframe  should  be  developed  cooperatively  with  adjacent 
agricultural  land owners. Pre­notification to adjacent agricultural 
operations  by  phone,  mail  or  email  prior  to  holding  organized 
sporting events.   

City of Tracy  The  50‐foot 
buffer  shall  be 
incorporated 
into  the  site 
plan  prior  to 
final  design 
approval.   

Barrier  fencing 
shall  be 
maintained 
throughout  the 
operational  life 
of the project. 

Coordination 
with  adjacent 
agricultural 
operations 
shall  occur 
throughout  the 
operational  life 
of the project. 
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• The City of Tracy, or operator contracted to operate the sports park 
facility,  should  distribute  additional  notice  of  scheduled  games 
added during the year that are known in advance. 

AIR QUALITY 

Impact 3.3‐1: Construction of the 
proposed project would result in 
temporary  dust  and  vehicle 
emission  impacts  in  the  project 
vicinity  during  site  preparation 
and construction activities.   

Mitigation Measure 3.3­1: 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 City of 
Tracy  shall  ensure  that  all  required  permits  from  the  SJVAPCD  have  been 
issued  prior  to  commencement  of  grading  activities.    The  construction 
emissions  reduction  plan  should  include  the  following  requirements  and 
measures:   

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

• Shut down equipment when not in use for extended periods of time, 
to reduce exhaust emissions associated with idling engines. 

• Encourage  ride­sharing  and  of  use  transit  transportation  for 
construction employees commuting to the project site. 

• Use electric equipment for construction whenever possible in lieu of 
fossil fuel­powered equipment.   

• Curtail  construction  during  period  of  high  ambient  pollutant 
concentrations. 

• Construction  equipment  shall  operate  no  longer  than  eight 
cumulative hours per day. 

• All  construction  vehicles  shall  be  equipped with  proper  emission 
control equipment and kept  in good and proper  running order  to 
reduce NOx emissions. 

• On­road and off­road diesel equipment shall use aqueous diesel fuel 
if permitted under manufacturer’s guidelines.   

• On­road and off­road diesel equipment shall use diesel particulate 

San Joaquin 
Valley Air 
Pollution 
Control District 
(SJVAPCD) 

Prior  to  the 
grading 
activities  and 
throughout  all 
grading  and 
construction 
activities  for all 
phases  of 
project 
construction.  
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filters if permitted under manufacturer’s guidelines.   

• On­road and off­road diesel equipment shall use cooled exhaust gas 
recirculation (EGR) if permitted under manufacturer’s guidelines.   

• Use of Caterpillar pre­chamber diesel engines or equivalent shall be 
utilized if economic and available to reduce NOx emissions. 

• All  construction  activities  within  the  project  site  shall  be 
discontinued during the first stage smog alerts.  

• Construction and grading activities shall not be allowed during first 
stage  ozone  alerts.    (First  stage  ozone  alerts  are  declared when 
ozone levels exceed 0.20 ppm for the 1­hour average.)   

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

 

Mitigation Measure 3.3­2: The following mitigation measures, in addition to 
those required under Regulation VIII of  the SJVAPCD, shall be  implemented 
by the City’s contractor during all phases of project grading and construction 
to reduce fugitive dust emissions: 

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

• All access roads and parking areas  shall be covered with asphalt­
concrete paving or water sprayed regularly. 

• Dust  from  all  on­site  and  off­site  unpaved  access  roads  shall  be 
effectively  stabilized  by  applying  water  or  using  a  chemical 
stabilizer or suppressant. 

• Reduce speed on unpaved roads to less than 15 miles per hour. 

• Install  and  maintain  a  trackout  control  device  that  meets  the 
specifications of SJVAPCD Rule 8041  if the site exceeds 150 vehicle 
trips per day or more than 20 vehicle trips be day by vehicles with 
three or more axles. 
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• Stabilize all disturbed areas, including storage piles, which are not 
being  actively  utilized  for  construction  purposes  using  water, 
chemical stabilizers or by covering with a tarp, other suitable cover 
or vegetative ground cover. 

• Control  fugitive  dust  emissions  during  land  clearing,  grubbing, 
scraping,  excavation,  leveling,  grading  or  cut  and  fill  operations 
with application of water or by presoaking. 

• When transporting materials offsite, maintain a freeboard  limit of 
at  least  six  inches and over or effectively wet  to  limit  visible dust 
emissions. 

• Limit  and  remove  the  accumulation  of  mud  and/or  dirt  from 
adjacent public roadways at the end of each workday.   (Use of dry 
rotary brushes is prohibited except when preceded or accompanied 
by  sufficient wetting  to  limit visible dust emissions and  the use of 
blowers is expressly forbidden.) 

• Remove visible track­out from the site at the end of each workday. 

• Cease grading activities during periods of high winds (greater than 
20 mph over a one­hour period). 

• Asphalt­concrete paving shall comply with SJVAPCD Rule 4641 and 
restrict  use  of  cutback,  slow­sure,  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. 

Impact  3.3‐2:  Project 
implementation  may  conflict 
with,  or  obstruct,  the  applicable 
air quality plan, cause a violation 
of  air  quality  standards, 
contribute  substantially  to  an 
existing  air  quality  violation,  or 
result  in  a  cumulatively 
considerable  net  increase  of  a 
criteria  pollutant  in  a  non‐
attainment area. 

Mitigation Measure 3.3­3: Prior to  the award of the contract to construct the 
project, the City of Tracy shall coordinate with the SJVAPCD to verify that the 
project meets the requirements of District Rule 9510, which  is aimed at the 
following reductions:   

• 20 percent of construction­exhaust nitrogen oxides; 

• 45 percent of construction­exhaust PM10; 

• 33 percent of operational nitrogen oxides over 10 years; and 

• 50 percent of operational PM10 over 10 years. 

The City shall coordinate with SJVAPCD to develop measures and strategies 

City of Tracy 
and the 
SJVAPCD 

Prior to grading 
and 
construction 
activities  for all 
stages  of 
project 
construction.  
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ENVIRONMENTAL IMPACT  MITIGATION MEASURE 
MONITORING 
RESPONSIBILITY 

TIMING 
VERIFICATION 
(DATE/INITIALS) 

to  reduce  operational  emissions  from  the  proposed  project.    If  feasible 
measures are not available to meet the emissions reductions targets outlined 
above, then the City may be required to pay an  in­lieu mitigation  fee to the 
SJVAPCD  to  off­set  project­related  emissions  impacts.    If  in­lieu  fees  are 
required, the City shall coordinate with the SJVAPCD to calculate the amount 
of the fees required to off­set project impacts.   

Impact  3.3.6    Project 
implementation  could  result  in 
cumulative  effects  on  climate 
change and global warming. 

Mitigation  Measure  3.3­4:    As  operation  of  the  Holly  Sugar  Sports  Park 
commences,  the City should assess  the demand  for a route stop by  the City­
operated  Tracer  bus  system.    The  demand  for  such  a  route  stop  should 
continue  to  be monitored,  until  such  time  that  a  route  stop  is  considered 
justified.   Once a route stop is justified, the City should arrange for the Holly 
Sugar  Sports Park  site  to be  included as a  route  stop by  the City­operated 
Tracer  bus  system.    The  City  shall  be  responsible  for  monitoring  the 
implementation of this measure.   

City of Tracy  Ongoing 
throughout  all 
stages  of 
project 
operation.  

 

BIOLOGICAL RESOURCES 

Impact  3.4‐3:  Project 
implementation  may  result  in 
direct  or  indirect  effects  on 
special‐status bird species..  

Mitigation  Measure  3.4­1:  The  City  of  Tracy  shall  comply  with  measures 
contained within the SJMSCP and shall consult with SJCOG biologists and the 
TAC  prior  to  any  site  disturbing  activities.    The  City  shall  implement  the 
requirements of  the  SJMSCP  to  ensure  that  impacts  to burrowing owls are 
avoided.  The details of the avoidance measures shall be dictated by the TAC, 
and may include the following:  

• To the extent feasible, construction should be planned to avoid the 
burrowing owl breeding season.  

• During the non­breeding season (September 1 through January 31) 
burrowing owls occupying  the project  site  should be evicted  from 
the project site by passive relocation as described in the California 
Department  of  Fish  and  Game’s  Staff  Report  on  Burrowing  Owls 
(Oct., 1995) 

• During  the  breeding  season  (February  1  through  August  31) 
occupied burrows shall not be disturbed and shall be provided with 
a  75 meter  protective  buffer  until  and  unless  the  TAC,  with  the 
concurrence  of  the  Permitting  Agencies’  representatives  on  the 
TAC;  or  unless  a  qualified  biologist  approved  by  the  Permitting 
Agencies  verifies  through  non­invasive means  that  either:  1)  the 
birds have not begun egg laying, or 2)  juveniles from the occupied 
burrows  are  foraging  independently  and  are  capable  of 

City of Tracy 
and the San 
Joaquin Council 
of 
Governments 
(SJCOG) 

Prior to grading 
and 
construction 
activities  for all 
stages  of 
project 
construction. 
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independent  survival.  Once  the  fledglings  are  capable  of 
independent survival, the burrow can be destroyed. 

Implementation  of  this  mitigation  shall  occur  prior  to  grading  or  site 
clearing activities. The City of Tracy shall be responsible for monitoring and a 
qualified biologist shall conduct surveys and relocate owls as required. 

Impact  3.4‐5:  Project 
implementation  may  result  in 
direct  or  indirect  effects  on 
special‐status plant species. 

Mitigation  Measure  3.4­2:  Prior  to  any  activities  that  would  result  in 
disturbance  to  the  irrigation ditches,  the City  shall  consult with  the  SJCOG 
TAC  to  determine  the  appropriate  mitigation  measures  that  must  be 
implemented to comply with requirements of the SJMSCP and avoid impacts 
to special status plant species.   If it is determined that the irrigation ditches 
contain  special status plants  that are covered by  the SJMSCP,  the City  shall 
secure an authorization  for an  incidental  take by remitting all appropriate 
fees  to  the  San  Joaquin  Council  of  Governments  and  incorporating  all 
Incidental  Take  Minimization  Measures  into  the  project  design  and 
construction  phase.  If  it  is  determined  that  the  irrigation  ditches  contain 
special status plants that are not covered by the SJMSCP, the City shall either 
avoid the project area, or seek consultation with the appropriate regulatory 
agency  (CDFG  or  USFWS)  for  the  appropriate  permits  and  mitigation 
measures. If it is determined that the irrigation ditches do not contain special 
status plants then no additional action is necessary.  

Implementation  of  this  mitigation  shall  occur  prior  to  grading  or  site 
clearing activities. The City of Tracy shall be responsible for monitoring and a 
qualified botanist shall conduct surveys as required. 

City of Tracy 
and the SJCOG 

Prior  to  any 
grading  or 
other  site 
disturbing 
activities. 

 

Impact  3.4‐8:  Project 
implementation  may  result  in 
adverse  effects  on  protected 
wetlands through direct removal, 
filling,  hydrological  interruption, 
or other means. 

Mitigation  Measure  3.4­3:  Prior  to  any  activities  that  would  result  in 
removal,  fill,  or  hydrologic  interruption  of  the  irrigation  ditches,  a  formal 
wetland  delineation  shall  be  performed  by  a  qualified  biologist  and 
submitted  to  the USACE  for  verification.  If  the USACE  determines  that  the 
irrigation  ditches  are  jurisdictional  and  that  the  project  activities  would 
result  in a  fill,  the City  shall  secure an authorization of  the  fill  through  the 
Section 404 permit process.  

Mitigation  Measure  3.4­4:  Prior  to  any  activities  that  would  result  in 
removal, fill, or hydrologic interruption of the irrigation ditches, the City shall 
consult with  the  CDFG  to  determine  if  the  activities  are  subject  to  Section 
1601  of  the  Fish  and Game  Code.  If  the  CDFG  determines  that  the  project 
activities  are  subject  to  these  regulations,  the  City  shall  secure  an 

City of Tracy   Prior  to  any 
activities  that 
would  result  in 
removal,  fill,  or 
hydrologic 
interruption  of 
the  irrigation 
ditches. 
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authorization of the activities through a Streambed Alteration Agreement. 

CULTURAL RESOURCES 

Impact  3.5‐1:  Project 
implementation  may  cause  a 
substantial  adverse  change  to  a 
significant  historical  or 
archaeological  resource,  or 
directly  or  indirectly  destroy  or 
disturb  a  unique  paleontological 
resource or human remains. 

Mitigation Measure 3.5­1:   If any prehistoric or historic artifacts, or other 
indications  of  archaeological  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. 

City of Tracy  During  all 
stages  of 
project  grading 
and 
construction 
activities.  

 

GEOLOGY AND SOILS 

Impact  3.6‐3:  The  proposed 
project  would  be  located  on  a 
geologic  unit  or  soil  that  is 
unstable,  or  that  would  become 
unstable  as  a  result  of  project 

Mitigation Measure 3.6­1:  In accordance with the California Building Code 
(Title 24, Part 2)  Section 18O4A.3 and A.5, and  the  requirements  of Tracy 
General Plan Objective SA­1.1, Policy 1,    liquefaction and seismic settlement 
potential  shall  be  addressed  in  the  design  level  geotechnical  engineering 
investigations.  The  City’s  Building  Division  of  the  Development  and 

City of Tracy  Prior to 
issuance of 
Building 
Permits.  
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implementation,  and  potentially 
result in liquefaction. 

Engineering Services Department shall ensure that all the pertinent sections 
of  the  California  Building  Code  shall  be  adhered  to  in  the  construction  of 
buildings  and  stadiums  on  site,  and  that  all  appropriate  measures  are 
implemented  in  order  to  reduce  the  risk  of  liquefaction  and  seismic 
settlement prior to the issuance of a Building Permit. 

Impact  3.6‐4:  The  proposed 
project  would  be  located  on 
expansive  soil  creating 
substantial  risks  to  life  or 
property 

Mitigation Measure 3.6­2:  During  excavation  activities  and  prior  to  the 
placement  of  fill  on  the  site,  a  certified  geotechnical  engineer  shall  be 
retained  by  the  City  to  evaluate  subgrade  soils  for  the  extent  of  their 
expansive  potential  in  areas  where  buildings  or  stadium  seating  are 
proposed. For areas found to contain soft, potentially expansive clays, the soil 
shall  be  removed  (i.e.,  over  excavated)  and/or  stabilized  prior  to  the 
placement  and  compaction  of  fill.  Stabilization  techniques  include,  but  are 
not limited to, the placement of 18 inches of ½­inch to ¾­inch crushed rock 
over  stabilization  fabric  (such as Mirafi 500X  or  equivalent), placement  of 
larger,  angular  stabilization  rock  (1­inch  to  3­inch,  clean)  and  use  of 
chemical treatments such as lime to reduce the soil’s expansive potential. In 
addition,  building  construction  alternatives,  such  as  the  use  of  alternative 
foundation  types  (i.e.,  post­tension,  piles,  etc.)  versus  end­bearing 
foundations, shall be considered and  implemented where appropriate. Final 
techniques  shall  be  (a)  developed  by  a  certified  geotechnical  engineer  or 
engineering  geologist  and  (b)  reviewed  and  approved  by  the  City  prior  to 
issuance of building permits for each stage of project construction. 

City of Tracy  During 
excavation 
activities and 
prior to the 
placement of 
fill on the site. 

 

HAZARDS AND HAZARDOUS MATERIALS 

Impact  3.7‐1:  Project 
implementation  could  result  in 
impacts  from  the  transport,  use, 
disposal,  release,  emission,  or 
handling of hazardous materials, 
or  from  being  included  on  a  list 
of  hazardous  materials  sites 
compiled  pursuant  to 
Government  Code  Section 
65962.5. 

Mitigation  Measure  3.7­1:  All  wells  located  on  the  project  site  shall  be 
properly abandoned under the San Joaquin County guidelines if they will not 
be used any longer. Prior to any grading activities, the City shall sample and 
test the soils for possible persistent pesticide residuals. 

City of Tracy 
and San 
Joaquin County 

Prior to the 
abandonment 
of any on‐site 
wells.   

 

Impact  3.7‐4:  Project 
implementation  may  expose 
people  or  structures  to  a  risk  of 

Mitigation Measure 3.7­2: The City shall ensure  that  the Passive Recreation 
Area is mowed on a regular basis in order to maintain a 4­inch mow­height 
of  the  vegetation within  50  feet  of  the  adjacent  residential  parcels  to  the 

City of Tracy  Throughout all 
stages of 
project 
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loss,  injury  or  death  from 
wildland fires. 

south of the project site.   The mowing schedule and maintenance of the fire 
break shall be coordinated with, and approved by the Tracy Fire Department. 
The  City  shall  also  ensure  that  the  Passive  Recreation  Area  remains 
accessible to emergency vehicles.   

operation 
throughout the 
life of the 
project.   

HYDROLOGY AND WATER QUALITY 

Impact  3.8‐1:  Implementation  of 
the  project  may  significantly 
increase  storm  water  runoff 
rates  generated  within  the 
project site when compared with 
existing conditions 

Mitigation Measure 3.8­1: Prior  to ground disturbing activities,  the City  of 
Tracy shall prepare a detailed site drainage and stormwater detention plan.  
The  Plan  shall  include  calculations  regarding  the  anticipated  volume  of 
stormwater runoff generated by  the project, and shall  include plans  for  the 
retention/detention  of  stormwater  runoff  on  the  project  site.   Calculations 
shall  be  consistent  with  the  current  version  of  the  City’s  Manual  of 
Stormwater  Quality  Control  Standards  for  New  Development  and 
Redevelopment.   The  stormwater detention  facilities  shall be designed with 
adequate capacity to ensure that that stormwater generated on the project 
site  during  a  peak  storm  event  is  retained  at  a  rate  that will  ensure  that 
discharges from the site do not exceed pre­construction levels.   All detention 
facilities  shall  be  developed  in  conformance  with  the  City’s  standards, 
including the standards identified in the City’s Manual of Stormwater Quality 
Control Standards for New Development and Redevelopment. The Plans and 
Specifications of the proposed retention facilities should meet the standards 
of the City of Tracy Development and Engineering Services Department as an 
adequate engineering product.  

The  construction  of  stormwater  detention  facilities  may  be  phased  to 
correspond  with  development  of  the  project  site  over  time,  provided  that 
adequate detention is provided at all times to ensure that runoff from the site 
does not exceed pre­construction levels. 

City of Tracy  Prior to ground 
disturbing 
activities.  

 

Impact  3.8‐2:  Implementation  of 
the  project  would  introduce 
constituents  and  pollutants 
typically  associated  with  urban 
development  into  storm  water 
runoff  generated  within  the 
project  site,  which  may  impact 
surface  water  quality  in  the 
project area. 

Mitigation  Measure  3.8­2:  Construction:  The  City  shall  ensure  that  the 
development of the project site shall  incorporate  the construction of one or 
more on­site retention basins to capture site runoff in conformance with City 
Design Standards as described in MM 3.8­1. In addition, site construction and 
maintenance practices shall adhere to any and all applicable provisions and 
ordinances  resulting  from  the  City’s  implementation  of  its  SWMP,  to  the 
extent  to which  they  exist at  the  time of  construction and/or maintenance 
activities. The  following  list  is  intended as an outline summary and the City 
may impose additional requirements:  

• Non­Structural BMPs  

 City of Tracy  Plans shall be 
prepared prior 
to any grading 
or construction 
activities. 

BMPs and site 
cleaning 
activities shall 
be maintained 
throughout the 
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• Minimizing Disturbance  

• Preserving Natural Vegetation (where possible)  

• Good Housekeeping, e.g., daily clean­up of construction site  

• Structural BMPs  

• Erosion Controls 

• Mulch  

• Grass  

• Stockpile Covers    

• Sediment Controls  

• Silt Fence  

• Inlet Protection  

• Check Dams  

• Stabilized Construction Entrances  

• Sediment Traps 

 

Mitigation Measure  3.8­3:  Post­Construction:    The  project  shall  prepare  a 
Storm Water Pollution Prevention Plan (SWPPP) that includes specific types 
and sources of stormwater pollutants, determine the  location and nature of 
potential impacts, and specify appropriate control measures to eliminate any 
potentially  significant  impacts on  receiving water quality  from  stormwater 
runoff.    The  SWPPP  shall  require  treatment  BMPs  that  incorporate,  at  a 
minimum, the required hydraulic sizing design criteria  for volume and  flow 
to treat projected stormwater runoff. The SWPPP shall comply with the most 
current  standards  established  by  the  Central  Valley  RWQCB.  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. 

At least 85 to 90 percent of annual average stormwater runoff from the site 
shall be  treated per  the  standards  in  the 1003 California  Stormwater Best 
Management  Practice  New  Development  and  Redevelopment  Handbook. 
Drainage from all paved surfaces,  including streets, parking  lots, driveways, 

operational life 
of the project. 
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and roofs shall be routed either through swales, buffer strips, or sand filters 
or  treated  with  a  filtering  system  prior  to  discharge  to  the  storm  drain 
system. Landscaping shall be designed  to effect some  treatment, along with 
the  use  of  a  Stormwater  Management  filter  to  permanently  sequester 
hydrocarbons, if necessary. Roofs shall be designed with down spouting into 
landscaped  areas,  bubbleups,  or  trenches.  Driveways  shall  be  curbed  into 
landscaping so runoff drains first into the landscaping. Permeable pavers and 
pavement shall be utilized to construct the facilities, where appropriate. 

 

Mitigation Measure 3.8­4: Post­Construction:    :After project completion,  the 
City or successor shall properly maintain parking lots and other paved areas, 
by  sweeping  or  other  appropriate means,  to  prevent  the majority  of  litter 
from washing into storm drains.   

Impact  3.8‐3:  Implementation  of 
the  project  would  place  new 
structures  within  the  100‐year 
floodplain.   

Mitigation Measure 3.8­5: Design of  the project shall be consistent with  the 
requirements  of  Chapter  9.52,  Floodplain  Regulations,  of  the  Municipal 
Ordinance. Project design is anticipated to include the following: 

• All  structures are  required  to be one  foot above  the base  flood as 
determined by the appropriate FEMA FIRM Map.  

• Soils  suitable  for  building  pad  construction  (as  determined  by  a 
qualified engineer), shall be imported to the project site as­needed 
in order to ensure that all building and structure pads are elevated 
to levels necessary to meet City requirements.   

City of Tracy  Prior to design 
approval.  

 

NOISE 

Impact  3.10‐1:  Short‐term 
construction‐generated  noise 
levels  associated  with  the 
proposed  project  could  result  in 
a substantial temporary increase 
in ambient noise levels at nearby 
noise‐sensitive  land  uses.  Short‐
term  increases  in  ambient  noise 
levels  may  result  in  increased 
levels  of  annoyance  and  activity 
interference  at  nearby  noise‐
sensitive land uses. 

Mitigation  Measure  3.10­1:  The  following  mitigation  measures  shall  be 
implemented: 

a) Construction  activities  (excluding  activities  that  would  result  in  a 
safety concern to the public or construction workers) shall be limited to 
between  the hours of 7:00 a.m. and 7:00 p.m.   Construction activities 
shall be prohibited on Sundays and federal holidays. 

b) Construction  equipment  shall  be  properly maintained  and  equipped 
with noise­reduction  intake and exhaust mufflers and engine shrouds, 
in accordance with manufacturers’ recommendations.  

c) Construction equipment staging areas shall be  located at  the  furthest 

City of Tracy  During all 
grading and 
construction 
activities 
throughout all 
stages of site 
development.  
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distance possible from nearby noise­sensitive land uses. 

 

Impact  3.10‐2:  Noise  associated 
with  the  proposed  onsite 
recreational  uses  would  exceed 
applicable  noise  standards  at 
nearby residential land uses. 

Mitigation  Measure  3.10­2:  The  following  mitigation  measures  shall  be 
implemented: 

a) Prior  to  the  issuance  of  an  electrical  permit  for  an  public  address 
systems proposed  for playing  fields within  the project  site,  the City of 
Tracy  shall  test  the  sound  system  to ensure  that  it does not generate 
noise levels in excess of 75dB Leq at the property lines.  

b) Onsite  exterior  recreational activities  shall be  limited  to between  the 
hours of 7:00 a.m. and 10:00 p.m. 

c) Landscape maintenance activities shall be limited to between the hours 
of  7:00  a.m.  and  10:00  p.m., Monday  through  Saturday.    Landscape 
maintenance  activities  shall  be  prohibited  on  Sundays  and  federal 
holidays. 

City of Tracy  Prior to 
issuance of an 
electrical 
permit for the 
public address 
system.  

Hours of 
operation 
restrictions 
shall apply 
throughout the 
operational life 
of the project.   

 

Impact  3.10‐5:  Projected  on‐site 
transportation  noise  levels  at 
proposed  on‐site  recreational 
uses would not exceed the City’s 
“normally  acceptable”  noise 
exposure  standards  for  land  use 
compatibility.    However, 
depending on final site design of 
the  proposed  future  expansion 
area,  it  is  conceivable  that  noise 
sensitive  land  uses,  such  as  a 
potential  library,  could  be 
located  within  the  projected 
future  60  dBA  CNEL/Ldn  noise 
contour  of  Corral  Hollow  Road, 
which  would  exceed  the  City’s 
“normally  acceptable”  noise 
criteria  for  land  use 
compatibility. 

Mitigation  Measure  3.10­5:  The  following  mitigation  measures  shall  be 
implemented: 

a) Noise sensitive uses, such as a    library, shall be located in excess of 70 
feet from the roadway centerline of Corral Hollow Road; or,  

Future noise sensitive land uses, such as a library, shall be designed to ensure 
that predicted background interior noise levels would not exceed a “normally 
acceptable” interior noise level of 45 dBA CNEL/Ldn.   

City of Tracy  Prior to the 
construction of 
on‐site noise 
sensitive uses 
(i.e., library). 
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ENVIRONMENTAL IMPACT  MITIGATION MEASURE 
MONITORING 
RESPONSIBILITY 

TIMING 
VERIFICATION 
(DATE/INITIALS) 

PUBLIC SERVICES 

Impact  3.11‐1:  Implementation 
of  the  proposed  project  would 
not  result  in  impacts  to  fire 
protection  services  and  would 
not  require  the  construction  of 
new fire protection facilities. 

Mitigation Measure 3.11­1:  Prior to City approval of the final infrastructure 
plans and construction documents  for  the Holly Sugar Sports Park,  the City 
shall  include  the  location  and  specifications  of  all  fire  hydrants,  to  the 
satisfaction of the Tracy Fire Department.  The final infrastructure plans and 
construction documents for the project shall include hydrants with adequate 
fire­flow  that  are  spaced  appropriately  throughout  the  project  site,  to  the 
satisfaction of the Tracy Fire Department. 

 

City of Tracy  Prior  to 
approval  of 
final 
infrastructure 
plans.  
Improvements 
noted  on  all 
construction 
documents 

 

TRANSPORTATION AND CIRCULATION 

Impact  3.12‐2:  Project 
implementation  would  result  in 
unacceptable  levels  of  service  at 
the  intersection  of  Larch 
Road/Tracy  Boulevard 
(Intersection #4). 

Mitigation  Measure  3.12­2:  The  following  mitigation  measures  would 
improve  operations  at  the  Larch Road/Tracy Boulevard  intersection  to  an 
acceptable level: 

• Install traffic signal and optimize signal timings during the PM and 
Saturday  peak  hour.    Optimization  of  traffic  signal  timings  shall 
include determination of green time allocation for each intersection 
approach relative to the approach traffic volumes.   

The  City  of  Tracy  shall  be  responsible  for  the  intersection  improvement, 
acquisition of right­of­way, and the construction of this improvement. 

City of Tracy  Prior  to 
completion  of 
the  Active 
Sports  Park 
site.  

 

Impact  3.12‐3:  Project 
implementation  would  result  in 
unacceptable  levels  of  service  at 
the  intersection  of  I‐205 
Westbound  Ramps/Tracy 
Boulevard (Intersection #5) 

Mitigation  Measure  3.12­3:  The  following  mitigation  measures  would 
improve  operations  at  the  I­205  westbound  Ramps/Tracy  Boulevard 
intersection to an acceptable level: 

• Widen  westbound  approach  to  provide  one  shared 
through/right­turn/left­turn  lane  and  one  right­turn 
lane. 

• Optimize signal timings. 

The study intersection is under the exclusive jurisdiction of Caltrans (Streets 
and  Highways  Code,  Section  90).    As  such,  the  City  intends  on making  a 
finding  that  these  mitigation  measures  can  and  should  be  adopted  by 
Caltrans.   Additionally, the City is not aware of any plan, enforceable by the 
City, that would insure funding of these mitigation measures.   

Caltrans  Prior  to 
completion  of 
the  Active 
Sports  Park 
site. 
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Impact 3.12‐6: Under cumulative 
conditions  project 
implementation  would 
contribute to unacceptable levels 
of  service  at  the  intersection  of 
Larch  Road/Corral  Hollow  Road 
(Intersection #1). 

Mitigation  Measure  3.12­5:  The  following  mitigation  measures  would 
improve operations at the Larch Road/Corral Hollow Road intersection to an 
acceptable level: 

Provide  intersection  improvements  needed  to  accommodate  cumulative 
background  growth;  these  improvements  are  listed  in  Table  3.12­18.    The 
addition of project traffic would not require additional improvements, aside 
from those listed in Table 3.12­18, to meet the LOS D standard. 

City of Tracy  Prior  to 
buildout  of  the 
Future 
Expansion 
Area.  

 

Impact 3.12‐7: Under cumulative 
conditions  project 
implementation  would 
contribute to unacceptable levels 
of  service  at  the  intersection  of 
Larch  Road/Tracy  Boulevard 
(Intersection #4). 

Mitigation  Measure  3.12­7:  The  following  mitigation  measures  would 
improve  operations  at  the  Larch Road/Tracy Boulevard  intersection  to  an 
acceptable level: 

• Provide  intersection  improvements  needed  to  accommodate 
cumulative background growth;  these  improvements are  listed  in 
Table  3.12­18.    The  addition  of  project  traffic  would  require 
additional  improvements, aside  from those  listed  in Table 3.12­18, 
to meet the LOS D standard: 

o Widen  the eastbound approach  to provide one  left­turn  lane,  two 
through  lanes  with  a  400  foot  receiving/acceleration  lane  on 
eastbound Larch Road, and a free­right turn lane.   

o Widen the northbound approach to provide two left­turn lanes, two 
through  lanes  with  a  400  foot  receiving/acceleration  lane  on 
northbound Tracy Boulevard, and a right­turn lane. 

o Optimize signal timings.   

City of Tracy  Prior  to 
buildout  of  the 
Future 
Expansion 
Area. 

 

Impact 3.12‐8: Under cumulative 
conditions  project 
implementation  would 
contribute to unacceptable levels 
of service at the intersection of I‐
205  Westbound  Ramps/Tracy 
Boulevard (Intersection #5). 

Mitigation  Measure  3.12­8:  The  following  mitigation  measures  would 
improve  operations  at  the  I­205  westbound  Ramps/Tracy  Boulevard 
intersection to an acceptable level: 

• Widen northbound approach to provide a second left­turn 
lane. 

• Widen  westbound  approach  to  provide  one  shared 
through/left­turn lane and one free right­turn lane with a 
receiving/acceleration  lane  greater  than  100  feet  in 
length on northbound Tracy Boulevard. 

• Optimize signal timings. 

Caltrans  Prior  to 
buildout  of  the 
Future 
Expansion 
Area. 
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Impact 3.12‐9: Under cumulative 
conditions  project 
implementation  would 
contribute to unacceptable levels 
of service at the I‐205 Eastbound 
Ramps/Tracy  Boulevard 
(Intersection #6). 

Mitigation  Measure  3.12­9:  The  following  mitigation  measures  would 
improve  operations  at  the  I­205  eastbound  Ramps/Tracy  Boulevard 
intersection to an acceptable level: 

• Widen  northbound  approach  to  provide  two  through 
lanes and a right­turn lane. 

• Widen  southbound  approach  to  provide  two  through 
lanes and two left­turn lanes. 

• Widen eastbound approach to provide one  left­turn  lane, 
one shared right­through lane, and one right­turn lane. 

• Optimize signal timings. 

 

Caltrans  Prior  to 
buildout  of  the 
Future 
Expansion 
Area. 

 

Impact  3.12‐15:  The  proposed 
project  does  not  include  plans 
for pedestrian and bicycle access. 

Mitigation  Measure  3.12­15:  The  following  mitigation  measures  would 
improve pedestrian and bicycle access to the project site: 

• When  roadway  improvements are made  to  the  frontage on Tracy 
Boulevard and Corral Hollow  that extend  to Larch Road,  the City 
shall  provide  sidewalks  along  project  site  as  funding  becomes 
available.   In addition, pedestrian access points that provide direct 
access  to  the  active  sports  park,  future  expansion  area,  and  the 
passive­recreation area should be provided on Tracy Boulevard and 
Corral Hollow Road. 

• The City shall provide a Class III bike route along Tracy Boulevard 
that would  connect  to  the  planned  Class  III  bike  route  at  Clover 
Road  when  that  bike  route  is  constructed  in  the  future.    The 
recommended  Class  III  route  would  also  provide  access  to  the 
existing Class III route on Larch Road, east of Tracy Boulevard.  

• The City shall provide bicycle parking spaces at each of the surface 
parking  lots that equate to five percent of the number of provided 
vehicle parking spaces.  Overall, the site should provide a total of at 
least  147  bicycle  parking  spaces.    Bicycle  parking  stalls  should 
conform to City Code design standards and should be located near 
the sport field facilities. 

City of Tracy  Sidewalks  shall 
be  constructed 
concurrent 
with 
improvements 
to  the  frontage 
on  Tracy 
Boulevard  and 
Corral  Hollow 
Road. 

Bicycle  parking 
shall  be 
installed during 
parking  lot 
construction 
for all phases of 
project 
development.  
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Impact  3.12‐17:  Construction 
traffic  may  result  in  temporary 
impacts  to  roadway  and 
intersection operations. 

Mitigation  Measure  3.12­17:  The  following  mitigation  measures  would 
reduce impacts from construction related traffic: 

The City  shall  require  the preparation and  implementation of  construction 
traffic management plans  for the proposed project. The construction  traffic 
management plans should include the following items: 

• A map documenting material and equipment  staging and  storage 
locations for all phases of construction 

• A  map  documenting  worker  parking  locations  for  all  phases  of 
construction 

• A  construction  schedule  that  outlines  days  and  hours  of 
construction to limit noise impacts 

• Signage  plans  relating  to  any  temporary  lane  closures  on  public 
streets  

• Notification  procedures  for  adjacent  businesses,  residents,  and 
public safety personnel for all major deliveries, detours, and street 
closures that will affect traffic in the vicinity of the development 

• Provisions for monitoring surface streets designated as truck routes 
so  that  any  damage  and  debris  attributed  to  the  trucks  can  be 
identified and corrected 

• Signage plans documenting any detours for bicycle and pedestrian 
traffic 

Additionally, all staging and parking related to construction shall take place 
on­site.    The  City  should  also water  down  the  site  to  reduce  dust  due  to 
construction vehicles.  The City will develop a construction management plan 
prior to any construction activities on­site.   

City of Tracy  Prior  to 
construction 
activities  for all 
phases  of 
project 
development.   
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June 9, 2010 
 

RESOLUTION__________ 
 

RECOMMENDING THAT THE CITY COUNCIL APPROVE A GENERAL PLAN AMENDMENT 
DESIGNATING THE HOLLY SUGAR SPORTS PARK SITE AS PARK, INTRODUCE AN 

ORDINANCE AMENDING ARTICLE 15 OF CHAPTER 10.08 OF TITLE 10 OF THE TRACY 
MUNICIPAL CODE TO ADD A NEW ZONING DISTRICT OF PARK AND TO ZONE THE 
HOLLY SUGAR SPORTS PARK SITE AS PARK, AND PREZONING AND PETITION TO 

LAFCO FOR ANNEXATION OF THE HOLLY SUGAR SPORTS PARK SITE TO THE CITY OF 
TRACY - CITY INITIATED  

APPLICATION NUMBERS GPA10-0002, ZA10-0003, AND A/P09-0001 
 
WHEREAS, On July 1, 2008, City Council selected the Holly Sugar site as the preferred 

location to address the community’s needs for youth sports facilities; and 
 
WHEREAS, The Holly Sugar Sports Park site is located on City-owned property 

between Tracy Boulevard and Corral Hollow Road, north of Larch Road, and south of Sugar 
Road, Assessor’s Parcel Number 212-150-01; and 

 
WHEREAS, The Holly Sugar Sports Park project consists of the construction and 

operation of an approximately 298-acre park, which would include an approximately 166-acre 
active sports park facility, approximately 86 acres of passive recreation area, and approximately 
46 acres of future expansion area; and 

 
WHEREAS, A General Plan Amendment (both to the text and the Land Use Designation 

Map) is necessary to change the General Plan designation of the Holly Sugar Sports Park site 
from Agriculture (Ag) to Park (P), Application Number GPA10-0002; and 

 
WHEREAS, A Zoning Ordinance Amendment is necessary to establish a Park (P) zone 

district and to apply it to the Holly Sugar Sports Park site on the Zoning Map, Application 
Number ZA10-0003; and 

 
WHEREAS, The Holly Sugar Sports Park site is proposed to be annexed into the City of 

Tracy and prezoned as Park Zone (P); and 
 
WHEREAS, The Planning Commission recommended that the City Council certify the 

Final Environmental Impact Report (“FEIR”) for the Holly Sugar Sports Park (SCH No. 
2008122103) by Resolution No. PC 2010-_____; and 

 
WHEREAS, The FEIR was prepared in compliance with the requirements of the 

California Environmental Quality Act (“CEQA”) and is incorporated herein by reference; and 
 
WHEREAS, The Planning Commission held a duly noticed public hearing on June 9, 

2010 to consider recommendations to City Council regarding a General Plan Amendment, 
Zoning Ordinance Amendment, and prezoning and annexation of the Holly Sugar Sports Park 
site;  

 
NOW, THEREFORE BE IT RESOLVED as follows: 

lizs
Text Box
ATTACHMENT H
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1. General Plan Amendment Approval.  The Planning Commission recommends that 
the City Council approve a General Plan Amendment designating the Holly Sugar 
Sports Park site as Park, Application Number GPA10-0002, which is attached to the 
June 9, 2010 Planning Commission Staff Report as Attachment “E”. 

 
2. Zoning Ordinance Amendment.  The Planning Commission recommends that the 

City Council introduce an ordinance amending Article 15 of Chapter 10.08 of Title 10 
of the Tracy Municipal Code to add a new zoning district of Park and to zone the 
Holly Sugar Sports Park site as Park, Application Number ZA10-0003, which is 
attached to the June 9, 2010 Planning Commission Staff Report as Attachment “F”. 

 
3. Prezoning and Annexation.  The Planning Commission recommends that the City 

Council prezone the Holly Sugar Sports Park site as Park Zone (P) and further 
recommends that the City petition LAFCO for annexation of the property. 

 
 
 

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

The foregoing Resolution No. PC 2010-______ was adopted by the Planning 
Commission of the City of Tracy on the 9th day of June 2010, by the following vote:  
 
 
AYES:        COMMISSION MEMBERS:   
NOES:        COMMISSION MEMBERS:   
ABSENT:    COMMISSION MEMBERS:  
ABSTAIN:   COMMISSION MEMBERS:   
 

 
 
____________________________ 
CHAIR 

 
 
 
ATTEST: 
 
 
____________________________ 
STAFF LIAISON 



June 9, 2010 
 

AGENDA ITEM 2-B 
 

REQUEST 
 

REPORT OF GENERAL PLAN CONSISTENCY FOR CAPITAL IMPROVEMENT 
PROGRAM PROJECTS FOR FISCAL YEAR 2010-2011 THROUGH FISCAL YEAR 
2014-2015 - APPLICATION NUMBER DET10-0003  

 
DISCUSSION 
 

Background 
 
Government Code Section 65103(c) requires the City’s planning agency to annually 
review its Capital Improvement Program (CIP) for its consistency with the City’s General 
Plan.  The City adopts a Capital Improvement Program, which is a comprehensive multi-
year plan for the development of the City’s capital facilities and improvements.  The plan 
identifies all capital maintenance, facilities, and improvements needed within the next 
several years.  
 
Analysis 
 
The City’s CIP is a list of proposed expenditures from construction, maintenance, and 
improvements to capital facilities including streets, buildings, infrastructure, parks, the 
airport, and other public facilities.  The proposed CIP for fiscal year 2010-2011 through 
2014-2015 are divided into the following categories: 
 

• General Government and Public Safety Facilities 
• Traffic Safety 
• Streets and Highways 
• Wastewater Improvements 
• Water Improvements 
• Drainage Improvements 
• Airport and Transit Improvements 
• Parks and Recreation Improvements 

 
The following analysis provides a brief description of each CIP project category, the 
types of projects contained therein, and the description of consistency with the City’s 
General Plan goals, policies and actions.  A project is considered to be consistent with 
the General Plan if it furthers the Plan's objectives and policies and does not obstruct 
from their attainment. 
 
General Government and Public Safety Facilities 
This category includes the new construction, maintenance and rehabilitation of City 
facilities, including new fire stations, and a proposed animal shelter.  Upgrades and 
maintenance of existing facilities, as well as vehicle and equipment purchases and 
replacements are also included.  The projects described above are consistent with and 
implement the following goals and objectives found in the Public Facilities and Services 
Element and Safety Element of the General Plan. 
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Report of General Plan Consistency:   
Objective PF-4.1 Support the needs of the community through the construction and 

maintenance of public buildings, such as City Hall, community 
centers, libraries and the public works facility. 

Goal OSC- 5   Efficient use of energy resources throughout the City of   
  Tracy 
 
Traffic Safety 
This category involves the maintenance and upgrading of the City’s existing traffic 
control system as well as the installation of new signals and improvements to ensure 
adequate, safe, and efficient movement of traffic throughout the City.  The projects 
described above are consistent with and implement the following objectives and policies 
found in the Circulation Element of the General Plan. 
 
Report of General Plan Consistency: 
Objective CIR-1.6  Maximize traffic safety for automobile, transit, bicycle users, and 

pedestrians. 
Policy CIR-1 P2 New development shall implement traffic calming measures where 

necessary so long as connectivity is not diminished. 
 
Streets and Highways 
The Streets and Highways category of projects encompasses roadway construction, 
reconstruction, and widening, as well as patching and repavement, and interchange 
improvements.  The projects described above are consistent with and implement the 
following goals and objectives found in the Circulation Element of the General Plan. 
 
Report of General Plan Consistency: 
Goal CIR-1 A roadway system that provides access and mobility for all of 

Tracy’s residents and businesses while maintaining the quality of 
life in the community. 

Objective CIR-1.3 Adopt and enforce LOS standards that provide a high level of 
mobility for its residents and accessibility for residents and 
workers. 

 
Wastewater Improvements 
Maintenance of and improvements to the City’s wastewater infrastructure and treatment 
facility are included in this category.  Some specific improvements include upgrades and 
replacement of sewer lines, odor control measures, and the wastewater treatment plant 
expansion.  The projects described above are consistent with and implement the 
following objective found in the Public Facilities and Services Element of the General 
Plan. 
 
Report of General Plan Consistency: 
Objective PF-7.3 The approval of new development shall be conditioned on the 

availability of sufficient capacity in the wastewater collection and 
treatment system to serve the project. 
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Water Improvements 
Water projects include new facilities, as well as replacement and upgrades to pump 
stations, wells, and water lines.  The projects described above are consistent with and 
implement the following goals and objectives found in the Public Facilities and Services 
Element of the General Plan. 
 
Report of General Plan Consistency: 
Goal PF-6 Adequate supplies of water for all types of users. 
Objective PF-6.2 Provide adequate water infrastructure facilities to meet current 

and future populations.  
 
Drainage Improvements 
This category of projects includes improvements and maintenance to the City’s storm 
drain system.  These encompass the Westside Channel, storm drain lines, pond 
removals, and other drainage improvements.  The projects described above are 
consistent with and implement the following objective found in the Public Facilities and 
Services Element of the General Plan. 
 
Report of General Plan Consistency: 
Objective PF-8.2 Provide effective storm drainage facilities for development 

projects.  
 
Airport and Transit Improvements 
The maintenance and upgrades to the Tracy Airport and bus and multi-modal transit 
systems are included in this category.  Some projects include the Multi-modal transit 
station, as well as bus stop improvements, and new improvements, maintenance and 
upgrades to the airport facilities.  The projects described above are consistent with and 
implement the following goals and objectives found in the Public Facilities and Services 
Element and Circulation Element of the General Plan. 
 
Report of General Plan Consistency: 
Objective CIR-1.6 Maximize traffic safety for automobile, transit, bicycle users, and 

pedestrians.  
Goal CIR-4 A balanced transportation system that encourages the use of 

public transit and high occupancy vehicles.  
 
Parks and Recreation Improvements 
This category consists of park construction, improvements and maintenance.  Some 
recreational improvements include the aquatic center and the Youth Sports Facility on 
the Holly Sugar Site. The projects described above are consistent with and implement 
the following goals and objectives found in the Public Facilities and Services Element 
and Circulation Element of the General Plan. 
 
Report of General Plan Consistency: 
Goal PF-4 Public buildings that are a source of civic pride for all residents. 
Objective CIR-3.1 Achieve a comprehensive system of citywide bikeways and 

pedestrian facilities. 
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Environmental Document 
 
This report of consistency with the City’s General Plan is exempt from CEQA, pursuant 
to CEQA Guidelines Section 15061, stating that CEQA only applies to projects which 
have the potential for causing a significant effect on the environment.  

 
RECOMMENDATION 

 
Staff recommends that the Planning Commission report that the Capital Improvement 
Program Projects are consistent with the goals, policies and actions of the City’s General 
Plan. 
 

MOTION 
 

Move that the Planning Commission report that the Capital Improvement Program 
Projects are consistent with the goals, policies and actions of the City’s General Plan. 

 
Prepared by Susan Zaca, Planning Intern and Victoria Lombardo, Senior Planner 
 
Reviewed by Bill Dean, Assistant Director of Development and Engineering, and Kul Sharma, 
City Engineer 
 
Approved by Andrew Malik, Development and Engineering Services Director  
 
 
ATTACHMENTS 
 
Attachment A—CIP Project List 
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	Findings of Fact for the City of Tracy, Holly Sugar Sports Park Project
	I Introduction
	II. General Findings and Overview
	Project Background
	Table 1: Identified Ball Field Needs for the City of Tracy and YSAT
	Procedural Background
	Record of Proceedings and Custodian of Record
	Consideration of the Environmental Impact Report
	Severability



	III. Findings and Recommendations Regarding Significant and Unavoidable Impacts
	A. Aesthetics
	1. Project implementation may result in substantial adverse effects on scenic vistas and resources or substantial degradation of visual character (EIR Impact 3.1-1)
	2. Project implementation may result in light and glare impacts (EIR Impact 3.1-2)
	3. Cumulative Degradation of the Existing Visual Character of the Region (EIR Impact 4.1)


	B. Agricultural Resources
	1. Project implementation would result in the conversion of Farmlands, including Prime Farmland, Unique Farmland, and Farmland of Statewide Importance, to non-agricultural uses (EIR Impact 3.2-1)
	2. Cumulative Impact on Agricultural Land and Uses (EIR Impact 4.2)


	C. Air Quality and Climate Change
	1. Project implementation could result in cumulative effects on climate change and global warming (EIR Impact 3.3-6 and 4.4)

	D. Noise
	1. Noise associated with the proposed onsite recreational uses would exceed applicable noise standards at nearby residential land uses (EIR Impact 3.10-2)
	2. Implementation of the proposed project would result in a significant increase in traffic noise levels (EIR Impact 3.10-3)
	3. Implementation of the proposed project would result in a significant contribution to cumulative noise levels at nearby land uses (EIR Impact 3.10-6 and 4.10)


	E. Transportation and Circulation 
	1. Project implementation would result in unacceptable levels of service at the intersection of I-205 Westbound Ramps/Tracy Boulevard (Intersection #5) (EIR Impact 3.12-3)
	2. Under cumulative conditions project implementation would contribute to unacceptable levels of service at the intersection of I-205 Westbound Ramps/Tracy Boulevard (Intersection #5) (EIR Impact 3.12-8 and 4.12)
	3. Under cumulative conditions project implementation would contribute to unacceptable levels of service at the I-205 Eastbound Ramps/Tracy Boulevard (Intersection #6) (EIR Impact 3.12-9 and 4.12)



	IV.  Findings and Recommendations Regarding Significant Impacts Which Are Mitigated to a Less than Significant Level
	A. Agricultural Resources
	1. Project implementation may conflict with existing zoning for agricultural use or a Williamson Act Contract or otherwise result in land use conflicts with adjacent agricultural lands, which may lead to the indirect conversion of agricultural lands to non-agricultural uses (EIR Impact 3.2-2)

	B. Air Quality and Climate Change
	1. Construction of the proposed project would result in temporary dust and vehicle emission impacts in the project vicinity during site preparation and construction activities (EIR Impact 3.3-1)
	2. Project implementation may conflict with, or obstruct, the applicable air quality plan, cause a violation of air quality standards, contribute substantially to an existing air quality violation, or result in a cumulatively considerable net increase of a criteria pollutant in a non-attainment area (EIR Impact 3.3-2)


	C. Biological Resources
	1.  Project implementation may result in direct or indirect effects on special-status bird species (EIR Impact 3.4-3)
	2.  Project implementation may result in direct or indirect effects on special-status Plant species (EIR Impact 3.4-5)
	3.  Project implementation may result in adverse effects on protected wetlands through direct removal, filling, hydrological interruption, or other means (EIR Impact 3.4-8)


	D. Cultural Resources
	1.  Project implementation may cause a substantial adverse change to a significant historical or archaeological resource, or directly or indirectly destroy or disturb a unique paleontological resource or human remains (EIR Impact 3.5-1)

	E. Geology and Soils
	1.  The proposed project would be located on a geologic unit or soil that is unstable, or that would become unstable as a result of project implementation, and potentially result in liquefaction (EIR Impact 3.6-3)
	2.  The proposed project would be located on expansive soil creating substantial risks to life or property (EIR Impact 3.6-4)


	F. Hazards and Hazardous Materials
	1.  Project implementation could result in impacts from the transport, use, disposal, release, emission, or handling of hazardous materials, or from being included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5 (EIR Impact 3.7-1)
	2.  Project implementation may expose people or structures to a risk of loss, injury or death from wildland fires (EIR Impact 3.7-4)


	G. Hydrology and Water Quality
	1.  Implementation of the project may significantly increase storm water runoff rates generated within the project site when compared with existing conditions (EIR Impact 3.8-1)
	2.  Implementation of the project would introduce constituents and pollutants typically associated with urban development into storm water runoff generated within the project site, which may impact surface water quality in the project area  (EIR Impact 3.8-2)
	3.  Implementation of the project would place new structures within the 100-year floodplain  (EIR Impact 3.8-3)


	H. Noise
	1.  Short-term construction-generated noise levels associated with the proposed project could result in a substantial temporary increase in ambient noise levels at nearby noise-sensitive land uses. Short-term increases in ambient noise levels may result in increased levels of annoyance and activity interference at nearby noise-sensitive land uses (EIR Impact 3.10-1)
	2.  Projected on-site transportation noise levels at proposed on-site recreational uses would not exceed the City’s “normally acceptable” noise exposure standards for land use compatibility.  However, depending on final site design of the proposed future expansion area, it is conceivable that noise sensitive land uses, such as a potential library, could be located within the projected future 60 dBA CNEL/Ldn noise contour of Corral Hollow Road, which would exceed the City’s “normally acceptable” noise criteria for land use compatibility.  (EIR Impact 3.10-5)


	I. Public Services
	1.  Implementation of the proposed project would not result in impacts to fire protection services and would not require the construction of new fire protection facilities (EIR Impact 3.11-1)

	J. Transportation and Circulation
	1.  Project implementation would result in unacceptable levels of service at the intersection of Larch Road/Tracy Boulevard (Intersection #4) (EIR Impact 3.12-2)
	2.  Under cumulative conditions project implementation would contribute to unacceptable levels of service at the intersection of Larch Road/Holly Drive (Intersection #8)( (EIR Impact 3.12-10)
	3.  The proposed project does not include plans for pedestrian and bicycle access (EIR Impact 3.12-15)
	4.  Construction traffic may result in temporary impacts to roadway and intersection operations (EIR Impact 3.12-17)



	V.  Findings and Recommendations Regarding Those Impacts Which are Less Than Significant or Less Than Cumulatively Considerable
	VI.  Review and Rejection of Project Alternatives
	A. Identification of Project Objectives
	B. Alternatives Analysis in EIR
	1. No Project Alternative:
	2. Active Sports Park Only Alternative:
	3. Alvarez Site Alternative:



	VII. Statements of Overriding Considerations Related to the Holly Sugar Sports Park Project Findings
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