
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, March 28, 2012, 7:00 p.m. 
   (or as soon thereafter as possible) 
 
Location:  City Hall Council Chambers and Conference Room 109 

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 
 

A. PUBLIC HEARING TO CONSIDER AN AMENDMENT TO THE TRACY 
MUNICIPAL CODE SIGN REGULATIONS (TMC CHAPTER 10.08) AFFECTING 
SIGNS ON SCHOOL SITES – THE APPLICATION IS INITIATED BY THE CITY OF 
TRACY – APPLICATION NUMBER ZA12-0001 
 

2. NEW BUSINESS 
 

A. PUBLIC HEARING TO CONSIDER AN APPLICATION FOR A CONDITIONAL USE 
PERMIT TO ALLOW TWO 157 SQUARE FOOT WALL SIGNS TO BE LOCATED 
ON A BUILDING IN THE TRACY PAVILION AT 2471 NAGLEE ROAD.  
APPLICANT IS CITY SIGNS. PROPERTY OWNER IS TRACY PAVILION, LLC.  
APPLICATION NUMBER CUP12-0002 
 

B. DOWNTOWN SPECIFIC PLAN STUDY SESSION 
 

3. ITEMS FROM THE AUDIENCE  
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4. DIRECTOR’S REPORT 
 
5. ITEMS FROM THE COMMISSION 
 
6. ADJOURNMENT 
 
 
March 22, 2012 
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.  
 



AGENDA ITEM 1-A 
 

REQUEST 
 

PUBLIC HEARING TO CONSIDER AN AMENDMENT TO THE TRACY MUNICIPAL 
CODE SIGN REGULATIONS (TMC CHAPTER 10.08) AFFECTING SIGNS ON 
SCHOOL SITES – THE APPLICATION IS INITIATED BY THE CITY OF TRACY – 
APPLICATION NUMBER ZA12-0001 
 

DISCUSSION 
 

Background 
 

Section 10.08.4510(i) of the Tracy Municipal Code (TMC) prohibits electronic 
readerboard signs and electronic scrolling signs.  Specifically, prohibited signs include 
any sign which “flashes, blinks, moves, changes color, appears to change color, 
changes intensity, or contains any part of an attachment which does the same, except 
that barber poles and time and temperature signs shall be permitted in the commercial 
and industrial zones.” 
 
There are several sites within Tracy, however, that do utilize electronic readerboard 
signs.  These sites are located on Tracy Unified School District property and advertise 
and announce various school-related events and activities. 
 
On January 17, 2012, the Tracy City Council, at the request of City Council member 
Mike Maciel, discussed changing City standards to permit signs with scrolling, blinking, 
or other electronic changeable copy, such as ones installed at Tracy High School and 
Monte Vista Middle School.  By a unanimous vote, the City Council expressed a desire 
to change City standards and directed staff to prepare an amendment to the Tracy 
Municipal Code to allow electronic readerboard signs such as LED (light emitting diode) 
or other electronic media on school sites. 
 
The following amendments to the TMC are recommended to allow electronic 
readerboard signs on public and private school sites.  The proposal contains a definition 
of “electronic readerboard sign” and provisions to permit them on public and private 
school sites with Planning Commission approval of a Conditional Use Permit.  The 
proposal is shown in strike-through/underline format of selected, existing code sections 
to illustrate the proposed changes. 

 
 “Section 10.08.4440  Definitions 
… 
“Electronic readerboard sign” shall mean a changeable, moving message sign 
consisting of a matrix of lamps, light emitting diodes (LEDs), or similar devices.” 

 
“Section 10.08.4460, Standards by Sign Type 
 
 (h) Freestanding Signs 
(1) Maximum height: Fifteen feet (15’) feet. 
(2) Maximum area: One hundred (100) square feet. 
(3) Calculation of permitted area: One-half square foot of sign area for each lineal 
foot of parcel frontage. 
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(4) Permitted zones: zones CS, CBD, GHC, M-1, M-2, and HS.; and school sites 
as described in subsection (7)(v), below. 
(5) Sign permit needed: Yes. 
(6) Sign location: No freestanding sign may be erected closer than fifteen (15’) 
feet to any property line or closer than fourteen (14’) feet to any driveway, alley, 
or vehicular access. 
(7) Freestanding signs may only be permitted on the following sites or conditions: 

(i) Shopping centers with four (4) or more individual establishments; 
(ii) Office complexes including eight (8) or more suites or exceeding 
15,000 square feet of floor area; 
(iii) Any parcel with 200 or more feet of street frontage; and 
(iv) As part of an overall sign program or plan.; and 
(v) Upon issuance of a conditional use permit, a school containing any of 
grades 1 through 12, where the school site is one-half acre or more, and 
advertising is only for on-site, non-commercial activities or events.” 

 
“Section 10.08.4510, Prohibited Signs and Locations. 
The following signs shall be absolutely prohibited: 
... 
(i) Any sign which flashes, blinks, moves, changes color, appears to change 
color, changes intensity, or contains any part of an attachment which does the 
same, except thatfor: 

(1) Sstandard barber poles and time and temperature signs shall be 
permitted in the commercial and industrial zones; and 
(2) Upon issuance of a conditional use permit, one electronic readerboard 
sign on the property of a public or private school if the site is one-half acre 
or more and the school contains any of grades 1 through 12, to advertise 
only non-commercial, on-site activities and events.  In evaluating the 
conditional use permit (TMC Section 10.08.4250 and following), the 
Commission shall consider appropriate hours of illumination, brightness, 
size, height, and other sign characteristics as they relate to the sign’s 
location and surrounding land uses.  Any electronic readerboard sign or 
other sign that flashes, blinks, moves, changes color, appears to change 
color, changes intensity, or contain any part of an attachment which does 
the same shall be removed within 90 days after the site is no longer used 
as a qualifying school;” 

 
This proposed amendment is contained in the draft Ordinance, Exhibit 1 to the attached 
Planning Commission Resolution, Attachment A.  For reference, the entire City sign 
ordinance is contained in Attachment B. 
 
The proposal would allow public and private schools in Tracy to install electronic 
readerboard signs using flashing or blinking lights or changing copy upon approval of a 
Conditional Use Permit. 
 
The proposal would also allow schools, regardless of zone district in which they are 
located, to install a Freestanding Sign, also upon approval a Conditional Use Permit.  A 
Freestanding Sign is one allowed up to 15 feet in height and a maximum size of 100 
square feet.  Currently, Freestanding Signs are allowed only in non-residential zones.  
Most schools are located in residential zones.  Typically, schools employ shorter and 
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smaller signs, consistent with the standards of a Monument Sign: six feet maximum 
height and 24 square feet maximum size. 
 
The proposal includes limits on the schools that would qualify for electronic readerboard 
signs or a Freestanding Sign: a school site must be at least one acre in size and it must 
contain any of grades 1 through 12.  There are currently 27 public and private schools in 
Tracy that would qualify to install electronic readerboard signs.  The size and grade level 
limits are intended to prevent small sites, such as home schools in residential 
neighborhoods, from installing electronic readerboards or freestanding signs and to 
clarify that this proposal would not apply to day care centers or preschools. 

 
RECOMMENDATION 
 

Staff recommends that the Planning Commission recommend that the City Council 
approve the proposed amendments to the Tracy Municipal Code regarding electronic 
readerboard signs and Freestanding Signs on school sites. 
 

MOTION 
 

Move that the Planning Commission recommend that the City Council approve the 
attached Ordinance, amending the Tracy Municipal Code Sections 10.08.4440, 
10.08.4460, and 10.08.4510 regarding electronic readerboard signs and Freestanding 
Signs on school sites. 
 

 
Prepared by: Alan Bell, Senior Planner 
Reviewed by: Bill Dean, Planning Manager 
Approved by: Andrew Malik, Development and Engineering Services Director 
 
ATTACHMENTS 
 
Attachment A – Proposed Planning Commission Resolution with Draft City Council Ordinance 
Attachment B – Tracy Municipal Code Sign Regulations (TMC Chapter 10.08, Article 35) 

 



RESOLUTION 2012-______ 
 

RECOMMENDING THAT THE CITY COUNCIL APPROVE AN ORDINANCE 
AMENDING THE TRACY MUNICIPAL CODE SIGN REGULATIONS 

(TMC SECTIONS 10.08.4440, 10.08.4460, AND 10.08.4510) 
REGARDING FREESTANDING SIGNS AND 

ELECTRONIC READERBOARDS FOR SCHOOLS 
APPLICANT IS THE CITYOF TRACY – APPLICATION NUMBER ZA12-0001 

 
 WHEREAS, The Tracy Municipal Code (TMC) contains zoning regulations 
related to Signs (TMC Chapter 10.08, Article 35), and 
 
  WHEREAS, On January 17, 2012, the Tracy City Council directed that an 
Ordinance be prepared and reviewed to allow schools to construct Freestanding or other 
signs containing electronic reader board displays; 
 
 NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission hereby 
recommends that the City Council approves the TMC amendments to sign regulations 
regarding Freestanding Signs and electronic readerboard signs as indicated in Exhibit 1. 
 

* * * * * * * * * * * * * 
 
The foregoing Resolution 2012-______ was adopted by the Planning Commission on 
the 28th day of March, 2012, by the following vote: 
 
AYES:  Commission Members: 
NOES:  Commission Members: 
ABSENT: Commission Members: 
ABSTAIN: Commission Members: 
 
                                                                              ______________________________                                                                                
                                                                                                       Chair 
 
ATTEST: 
 
 
_________________________ 
Staff Liaison 
 



EXHIBIT 1 

ORDINANCE _______ 
 

AN ORDINANCE AMENDING SECTIONS 10.08.4440, 10.08.4460, AND 10.08.4510 
OF THE TRACY MUNICIPAL CODE 

REGARDING FREESTANDING SIGNS AND ELECTRONIC READERBOARD SIGNS FOR SCHOOLS 
 

 WHEREAS, The Tracy Municipal Code (TMC) contains zoning regulations related to signs (TMC 
Chapter 10.08, Article 35), and 
 
 WHEREAS, A number of Tracy public schools have installed Freestanding or Monument Signs 
using electronic readerboard signs that flash or change color, and 
 
 WHEREAS, The City Council wishes to allow schools (whether public or private) to construct 
Freestanding or other signs containing electronic readerboard displays that flash or change color to 
advertise on-site, non-commercial activities and events; 
 
 NOW, THEREFORE, The City Council hereby ordains as follows: 
 
 SECTION 1:  Section 10.08.4440, Definitions, of the Tracy Municipal Code, is amended by adding 
a definition of “readerboard sign” in alphabetical order, to read as follows: 
 

“Section 10.08.4440  Definitions 
… 
“Electronic reader board sign” shall mean a changeable, moving message sign consisting of a 
matrix of lamps, light emitting diodes (LEDs), or similar devices.” 
 
SECTION 2:  Section 10.08.4460, Standards by Sign Type, subsection (h), of the Tracy Municipal 

Code, is amended to read as follows: 
 
“Section 10.08.4460, Standards by Sign Type 
 
 (h) Freestanding Signs 
(1) Maximum height: Fifteen feet (15’) feet. 
(2) Maximum area: One hundred (100) square feet. 
(3) Calculation of permitted area: One-half square foot of sign area for each lineal foot of parcel 
frontage. 
(4) Permitted locations: zones CS, CBD, GHC, M-1, M-2, and HS.; and school sites as described in 
subsection (7)(v), below. 
(5) Sign permit needed: Yes. 
(6) Sign location: No freestanding sign may be erected closer than fifteen (15’) feet to any 
property line or closer than fourteen (14’) feet to any driveway, alley, or vehicular access. 
(7) Freestanding signs may only be permitted on the following sites or conditions: 

(i) Shopping centers with four (4) or more individual establishments; 
(ii) Office complexes including eight (8) or more suites or exceeding 15,000 square feet 
of floor area; 
(iii) Any parcel with 200 or more feet of street frontage; and 
(iv) As part of an overall sign program or plan.; and 



(v) Upon issuance of a conditional use permit, a school containing any of grades 1 
through 12, where the school site is one-half acre or more, and advertising is only for 
on-site, non-commercial activities or events.” 
 

 SECTION 3:  Section 10.08.4510, Prohibited Signs and Locations, subsection (i) of the Tracy 
Municipal Code is amended to read as follows: 
 

“Section 10.08.4510, Prohibited Signs and Locations. 
The following signs shall be absolutely prohibited: 
... 
(i) Any sign which flashes, blinks, moves, changes color, appears to change color, changes 
intensity, or contains any part of an attachment which does the same, except thatfor: 

(1) Sstandard barber poles and time and temperature signs shall be permitted in the 
commercial and industrial zones; and 
(2) Upon issuance of a conditional use permit, one electronic readerboard sign on the 
property of a public or private school if the site is one-half acre or more and the school 
contains any of grades 1 through 12, to advertise only non-commercial, on-site activities 
and events.  In evaluating the conditional use permit (TMC Section 10.08.4250 and 
following), the Commission shall consider appropriate hours of illumination, brightness, 
size, height, and other sign characteristics as they relate to the sign’s location and 
surrounding land uses.  Any electronic readerboard sign or other sign that flashes, 
blinks, moves, changes color, appears to change color, changes intensity, or contain any 
part of an attachment which does the same shall be removed within 90 days after the 
site is no longer used as a qualifying school;” 

 
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 the Tracy Press, 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 ___________, 2012, and finally adopted on the __________ day of 
____________, 2012, by the following vote: 
 
AYES:  COUNCIL MEMBERS: 
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 
 
                                                                                         ___________________________________ 
                                                                                                                          Mayor 
ATTEST: 
 
_________________________________ 
City Clerk 
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AGENDA ITEM 2-A 
REQUEST 
 

PUBLIC HEARING TO CONSIDER AN APPLICATION FOR A CONDITIONAL USE 
PERMIT TO ALLOW TWO 157 SQUARE FOOT WALL SIGNS TO BE LOCATED ON 
A BUILDING IN THE TRACY PAVILION AT 2471 NAGLEE ROAD.  APPLICANT IS 
CITY SIGNS. PROPERTY OWNER IS TRACY PAVILION, LLC.  APPLICATION 
NUMBER CUP12-0002 

 
DISCUSSION 

 
 Background 

 
The I-205 Corridor Specific Plan establishes sign criteria and states that the area of any 
single wall sign shall not exceed 100 square feet.  Total sign area shall not exceed one-
half square foot of sign per lineal foot of building frontage.  However, a wall sign of up to 
250 square feet may be allowed upon securing a Conditional Use Permit, which 
demonstrates that: 

1. The size of the sign is of an appropriate scale when compared to the building 
face on which it is proposed. 

2. The total sign area for the building shall not exceed one square foot per lineal 
foot nor more than 75 percent of the building frontage.  When 50 percent or 
more of the project signage is comprised of individual letters, the total 
signage shall not exceed 1.2 square feet of sign area per lineal foot of 
building frontage.  

  
The Planning Commission previously granted Conditional Use Permits for wall signs 
exceeding 100 square feet for Home Depot, Best Buy, Costco, Marshall’s, Linens-N-
Things, and WalMart. 
 
On March 1, 2012, City Signs submitted an application for Conditional Use Permit to 
allow two 157 square foot wall signs to be located on a building in the Tracy Pavilion at 
2471 Naglee Road.  The subject tenant space will be occupied by Staples. 
 
Project Description and Analysis 
 
The subject building is a multi-tenant building located in the Tracy Pavilion retail center 
that contains PetSmart and Anna’s Linens (Attachment B: Sign Plans and Vicinity Map).  
Two 157 square foot wall signs are proposed above the building main entry, one on the 
east elevation and one on the south elevation. 
 
The proposed signs require Planning Commission approval of a Conditional Use Permit.  
In order to receive approval of a Conditional Use Permit, the proposed signs must satisfy 
the criteria outlined above from the I-205 Corridor Specific Plan.  The size and height of 
each sign appears to be appropriate to the size and scale of the building fascia upon 
which the signs are proposed to be located.  The lengths of each sign do not exceed 75 
percent of the tenant space frontages upon which they are proposed located.  Because 
the proposed signs are individually lettered, the total sign area may be provided up to a 
ratio of 1.2 square feet of sign per 1 lineal foot of building frontage, where building 
frontage is defined as the lineal distance of the subject tenant space that fronts onto the 
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shopping center plaza in accordance with the Tracy Municipal Code.  The total sign area 
proposed for the building tenant space is within this maximum allowed sign area.   

 
Environmental Document 

 
The proposed project is categorically exempt from the California Environmental Quality 
Act pursuant to CEQA Guidelines Section 15303, pertaining to installation of small new 
equipment.  No further environmental assessment is necessary. 
 

RECOMMENDATION 
 

Staff recommends that the Planning Commission approve the Conditional Use Permit to 
allow two 157 square foot wall signs to be located on a building in the Tracy Pavilion at 
2471 Naglee Road, Application Number CUP12-0002, based on the findings and subject 
to the conditions contained in the Planning Commission Resolution dated March 28, 
2012. 

 
MOTION 
 

Move that the Planning Commission approve the Conditional Use Permit to allow two 
157 square foot wall signs to be located on a building in the Tracy Pavilion at 2471 
Naglee Road, Application Number CUP12-0002, based on the findings and subject to 
the conditions contained in the Planning Commission Resolution dated March 28, 2012. 

 
 
Prepared by:  Kimberly Matlock, Assistant Planner 
Approved by:  Bill Dean, Assistant Development and Engineering Services Director 
 
 
ATTACHMENTS 
  
 A:  Sign Plans and Vicinity Map 
 B:  Planning Commission Resolution 
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RESOLUTION PC 2012-______ 
 

APPROVAL OF A CONDITIONAL USE PERMIT TO ALLOW TWO 157 SQUARE FOOT 
WALL SIGNS TO BE LOCATED ON A BUILDING IN THE TRACY PAVILION AT 2471 N. 

NAGLEE ROAD.  APPLICANT IS CITY SIGNS. PROPERTY OWNER IS TRACY PAVILION, 
LLC.  APPLICATION NUMBER CUP12-0002 

 
 WHEREAS, The I-205 Corridor Specific Plan area establishes criteria for exterior signs 
and requires a Conditional Use Permit for wall signs exceeding 100 square feet, subject to 
certain criteria, and 

 
WHEREAS, On March 1, 2012, City Signs submitted a Conditional Use Permit 

application for two 157 square foot wall signs to be located on a building above the main 
entrance within the I-205 Corridor Specific Plan area, and 

 
WHEREAS, The project is categorically exempt from the California Environmental 

Quality Act pursuant to CEQA Guidelines Section 15303 pertaining to installation of small new 
equipment and no further environmental assessment is necessary, and 

 
WHEREAS, The Planning Commission conducted a public hearing to review and 

consider Conditional Use Permit application number CUP12-0002 on March 28, 2012; 
 
 NOW, THEREFORE BE IT RESOLVED, The Planning Commission hereby approves a 
Conditional Use Permit to allow two 157 square foot wall signs to be located on a building in the 
Tracy Pavilion at 2471 N. Naglee Road, Application Number CUP12-0002, as shown in the 
plans dated March 1, 2012 and based on the following findings: 
 

1. There are circumstances or conditions applicable to the land, structure, or use which 
make the granting of a use permit necessary for the preservation and enjoyment of a 
substantial property right, because wall signs in excess of 100 square feet in size are 
permitted subject to specific criteria and the granting of a Conditional Use Permit as 
provided in Section 4.1.2.2.G.10.ii of the I-205 Corridor Specific Plan.  The sign proposal 
meets those criteria because the size of the sign is of an appropriate scale when 
compared to the building face on which it is proposed, the sign lengths do not exceed 75 
percent of the building face upon which each sign is proposed, and all proposed signage 
is comprised of individual letters that have a total sign area which does not exceed 1.2 
square feet per lineal foot of building frontage, where building frontage is defined as the 
lineal distance of the subject tenant space that fronts onto the shopping center plaza in 
accordance with the Tracy Municipal Code. 

 
2. The proposed location of the Conditional Use Permit is in accordance with the objectives 

of Chapter 10.08 of the Tracy Municipal Code and the purposes of the zone in which the 
site is located, because the location of the subject building and proposed signage is 
consistent with the intent of the General Plan designation of Commercial, the Tracy 
Municipal Code as modified by the I-205 Corridor Specific Plan, and the Planned Unit 
Development Zone District in which it is located. 

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

maintained will not be detrimental to the public health, safety, or welfare or materially 
injurious to, or inharmonious with, properties or improvements in the vicinity, because the 
signage, as designed, will be harmonious with the properties and improvements in the 
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vicinity and therefore will not have negative effects on property in the vicinity.  The design 
is compatible with the existing building and is within the size range allowable for signs 
permitted under the I-205 Corridor Specific Plan.  Furthermore, the proposed signs will 
meet the requirements of the California Environmental Quality Act, the California Building 
Code, and applicable provisions of the Tracy Municipal Code. 

 
 

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

 The foregoing Resolution 2012-______ was adopted by the Planning Commission on 
the 28th day of March 2012, by the following vote: 
 
AYES:  COMMISSION MEMBERS: 
NOES:  COMMISSION MEMBERS: 
ABSENT: COMMISSION MEMBERS: 
ABSTAIN: COMMISSION MEMBERS: 
 
         ______________________ 
         CHAIR 
 
ATTEST: 
 
_______________________ 
Secretary 
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