
NOTICE OF A REGULAR MEETING 
 
Pursuant to Section 54954.2 of the Government Code of the State of California, a Regular 
meeting of the City of Tracy Planning Commission is hereby called for: 
 
Date/Time:  Wednesday, September 25, 2013 
   7:00 P.M. (or as soon thereafter as possible) 
 
Location:  City of Tracy Council Chambers 
   333 Civic Center Plaza 
  
Government Code Section 54954.3 states that every public meeting shall provide an opportunity 
for the public to address the Planning Commission on any item, before or during consideration 
of the item, however no action shall be taken on any item not on the agenda. 
 
REGULAR MEETING AGENDA 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

MINUTES APPROVAL  

DIRECTOR’S REPORT REGARDING THIS AGENDA 

ITEMS FROM THE AUDIENCE - In accordance with Procedures for Preparation, Posting and 
Distribution of Agendas and the Conduct of Public Meetings, adopted by Resolution 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 item shall be placed 
on an agenda within 30 days 

1. OLD BUSINESS 

2. NEW BUSINESS 

A. TRACY MUNICIPAL CODE (ZONING REGULATIONS) AMENDMENT 
REGARDING TIME LIMITS AND EXTENSIONS FOR DEVELOPMENT 
REVIEW PERMITS (TMC CHAPTER 10.08, ARTICLE 30) – APPLICATION 
NUMBER ZA13-0002 
 

B. APPROVE A MINOR AMENDMENT TO THE ASPIRE (FORMERLY TRACY 
SIERRA DEVELOPMENT) APARTMENT PROJECT PLANNED UNIT 
DEVELOPMENT FINAL DEVELOPMENT PLAN AND OFF-STREET PARKING 
SPACE REDUCTION – THE PROJECT IS LOCATED ON APPROXIMATELY 
10.8 ACRES ON THE NORTH SIDE OF PAVILION PARKWAY, NORTHEAST 
OF THE INTERSECTION OF PAVILION PARKWAY AND POWER ROAD – 
APPLICATION NUMBER PUD13-0005 – APPLICANT IS TRACY 300 L.P. 

 
C. FIRST AMENDMENT TO AMENDED AND RESTATED DEVELOPMENT 

AGREEMENT BY AND BETWEEN THE CITY OF TRACY AND 
SURLAND COMMUNITIES, LLC  **This item will not be heard and will 
be re- noticed for a later date. ** 
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MINUTES 
TRACY CITY PLANNING COMMISSION 
WEDNESDAY, SEPTEMBER 11, 2013 

7:00 P.M. 
CITY OF TRACY COUNCIL CHAMBERS 

333 CIVIC CENTER PLAZA 
 

CALL TO ORDER   Chair Ransom called the meeting to order at 7:01p.m. 
 

PLEDGE OF ALLEGIANCE Chair Ransom led the pledge of allegiance 

 

ROLL CALL   Roll Call found Chair Ransom, Vice Chair Sangha, Commissioner Johnson, 
Commissioner Mitracos, and Commissioner Orcutt.  Also present were staff members Bill Dean, 
Assistant Development Services Director, Bill Sartor, Assistant City Attorney, Jolene Jauregui, 
Recreation Coordinator II and Jan Couturier, Recording Secretary.  
 

MINUTES APPROVAL  
Chair Ransom requested a review of the minutes as submitted and asked for comments.   
 
Commissioner Orcutt made a motion to approve all the minutes from July 24, Special Meeting 
July 30, August 14 and Special Meeting August 14; Vice Chair Sangha seconded; all in favor, 
none opposed.  
 

DIRECTOR’S REPORT REGARDING THIS AGENDA –   
Mr. Dean introduced Jolene Jauregui Recreation Coordinator in the Recreation Division. 
 

ITEMS FROM THE AUDIENCE – None 

1. OLD BUSINESS – None 

 

2. NEW BUSINESS 

A. APPOINT A PLANNING COMMISSIONER TO THE SENIOR STEERING COMMITTEE 

Chair Ransom requested the staff report.  Ms. Jauregui presented the staff report. She 
advised that during the July 2, 2013 City Council meeting, staff presented to Council an 
outline of a potential formation of a Senior Advisory Commission and two additional 
alternatives for consideration. During those discussions Council directed staff to explore 
the formation of a Senior Steering Committee that would facilitate a series of community 
conversations with the public. At the August 20, 2013 City Council meeting, Council 
approved the formation of a Senior Steering Committee to include appointing one 
Commissioner from each of the following City of Tracy Commissions: Parks and 
Community Services Commission, Planning Commission, Tracy Arts Commission and 
Transportation Commission. Additionally three seniors at large from the Tracy 
community would be appointed by City Council.  
 
The Senior Steering Committee would work together with a facilitator in a community 
conversation setting, to identify and discuss current and future service needs for seniors 
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in the Tracy community. This forum would provide the opportunity for seniors and 
community stakeholders, to identify issues that are of importance to the seniors in the 
Tracy community. The series of meetings will allow seniors to voice their opinions on 
issues that impact them directly. Additionally, the City of Tracy would be proactive in 
planning for the future needs of our local senior population. The Senior Steering 
Committee will determine the actual dates and times of the forums.  

 
Ms. Jauregui concluded by stating that staff recommended that the Planning 
Commission appoint a Planning Commissioner to the Senior Steering Committee 
 
Chair Ransom provided a disclaimer and advised that she presently served on the 
Senior advocacy committee.   
 
Chair Ransom brought it to the commission for input.   
 
Commissioner Orcutt asked about age 55 and work related experience requirement.  He 
added a recommendation that the Commissioners rotate the responsibility.  Ms. Jauregui 
indicated it needed to be one commissioner.   
 
Commissioner Mitracos indicated he could not serve.   
 
Mr. Sartor advised that the age requirement did not apply to the Commissioners.   
 
Chair Ransom asked about the time commitment for this Steering Committee.  Ms. 
Jauregui advised that it would likely run until the end of January, 2014; adding that the 
commitment would only be for the meetings and a meeting with the consultant once 
hired.   
 
Commissioner Johnson asked if the point was to have someone from the perspective of 
each of the Commissions to bring their experience and perspective.   
 
Chair Ransom suggested that the variety of Commissioners serving on the Steering 
Committee would lend a diversity of perspective and experience to the Steering 
Committee; adding that the issues facing seniors would require that type of 
interdisciplinary approach.   
 
Vice Chair Sangha indicated she would volunteer and advised that she already worked 
with a variety of seniors.  Commissioner Mitracos said no.  Commissioner Orcutt advised 
that he would not be available due to schedule conflicts.  Commissioner Johnson moved 
to appoint Commissioner Sangha as the Planning Commission representative to the 
Senior Steering Committee; Commissioner Orcutt seconded.  All in favor; none opposed. 
 
 

3. ITEMS FROM THE AUDIENCE - None 

 

4. DIRECTOR’S REPORT – Mr. Dean indicated that staff is looking into funding for iPads 
for the Planning Commission.   He added that the City Council passed the Cordes 
Ranch proposal. 
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5.  ITEMS FROM THE COMMISSION 
 

A. ELECTION OF OFFICERS –  

Chair Ransom advised it was time to elect new Chair and Vice Chair.  Commissioner Mitracos 
advised that he would like to see a rotation of Commissioners adding that Commissioner 
Sangha serve as Chair and Commissioner Orcutt as Vice Chair.  A general discussion among 
the Commissioners followed.   
 
Commissioner Mitracos moved that the Planning Commission appoint Commissioner Sangha 
as Chair of the Planning Commission, Commissioner Johnson seconded; all in favor none 
opposed. 

Commissioner Mitracos moved that the Planning Commission appoint Commissioner Orcutt as 
Vice Chair of the Planning Commission, Commissioner Johnson seconded; all in favor none 
opposed. 

Chair Ransom asked if there were any other items from the commission.   

Commissioner Orcutt asked about the San Joaquin Planning Commission Agenda county 
agenda and why it was received.  Mr. Dean advised that these are items that are received 
periodically and passed along to the Commissioners. 

Vice Chair Sangha reminded everyone of the 12th anniversary of Sept 11th.  She added that she 
was hosting a cultural event at the Grand Theatre which the City of Tracy was co-sponsoring on 
October 26, 2013. 

6.  ADJOURNMENT – Commissioner Orcutt moved to adjourn at 7:26 p.m. 

 

 
 

 
_____________________________
 CHAIR   
 

___________________________________ 
 STAFF LIAISON  
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3. ITEMS FROM THE AUDIENCE 

4. DIRECTOR’S REPORT 

5.  ITEMS FROM THE COMMISSION   

6.  ADJOURNMENT 

 

Posted:  September 19, 2013 

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.   



September 25, 2013 
 

AGENDA ITEM 2A 
 

REQUEST 
 

TRACY MUNICIPAL CODE (ZONING REGULATIONS) AMENDMENT 
REGARDING TIME LIMITS AND EXTENSIONS FOR DEVELOPMENT 
REVIEW PERMITS (TMC CHAPTER 10.08, ARTICLE 30) – 
APPLICATION NUMBER ZA13-0002 

 
DISCUSSION 
 

The proposal is a City-initiated request to amend the Tracy Municipal 
Code Development Review process to (1) create flexibility in the duration 
of a Development Review approval and (2) allow for extensions of time if 
the applicant does not obtain a building permit prior to Development 
Review expiration. 
 
Development Review is the typical, discretionary process in the City of 
Tracy a developer follows to obtain approval of a site plan, building 
architecture, utility connections, and other development details.  
Development Review typically occurs after (or concurrent with) zoning for 
a site and prior to (or concurrent with) building permit approval.  
Attachment A is an excerpt from the Tracy Municipal Code (TMC, Chapter 
10.08, Article 30) regarding the Development Review process. 
 
TMC Section 10.08.4080 (part of Attachment A) prescribes a one-year 
time limit for a Development Review approval.  No provisions are made for 
longer periods of time for an applicant to obtain a building permit or to 
obtain an extension of the Development Review approval. 
 
Attachment B contains a proposed Ordinance, amending TMC Section 
10.08.4080.  The proposal establishes a two-year, initial time limit for 
Development Review approval and allows the City to grant an approval for 
a greater period of time, up to three years, if the size, complexity, or other 
characteristics of the project warrant a longer time period.  For example, a 
project may have multiple phases, each of which may take two or more 
years to complete.  For a project with multiple buildings or phases, the City 
may find it reasonable to grant an approval to last more than two years. 
 
Secondly, the proposed amendment adds a provision for an applicant to 
seek an extension of their approval, in the event they have not obtained 
building permits prior to Development Review expiration.  This provision 
recognizes that an applicant may not always accurately forecast the time 
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they need to obtain a building permit due to unforeseen circumstances 
such as market demand, financing, or other issues. 
 
Finally, the proposed amendment includes a few clean-up items, such as 
updating the definition of “Director” and clarifying that the Director may 
refer Development Review applications to the Planning Commission for 
decision. 
 
This minor amendment to the City’s development process will increase 
flexibility for property owners and the City.  It makes the entitlement 
process more predictable and is consistent with the City’s on-going efforts 
to make Tracy more business friendly. 

 
RECOMMENDATION 

 
Staff recommends that the Planning Commission recommend that the City 
Council approve the proposed amendments regarding time limits and 
extensions for Development Review applications. 
 

MOTION 
 

Move that the Planning Commission recommend that the City Council 
approve the Ordinance (Attachment B) amending Tracy Municipal Code 
Chapter 10.08, Article 30, regarding time limits and extensions for 
Development Review applications. 
 
 

Prepared by Alan Bell, Senior Planner 
 
Reviewed by Bill Dean, Assistant Development Services Director 
 
Approved by Andrew Malik, Development Services Director 

 
ATTACHMENTS 
 
Attachment A – Tracy Municipal Code Chapter 10.08, Article 30 
Attachment B – Proposed Ordinance Regarding Time Limits and Extensions for 

Development Review Approvals 
Attachment C – Proposed Planning Commission Resolution 
 
 
 
 
 



Tracy Municipal Code Chapter 10.08, Article 30 
 

10.08.3920 Purpose. 

There is hereby adopted a formal development review process which will combine 
the required environmental review with the site and architectural plan review.  

(Prior code § 10-2.3000)  

10.08.3930 Objective. 

The objective of this article is to develop a comprehensive review process which will 
facilitate the efficient processing of project applications.  

(Prior code § 10-2.3001)  

10.08.3940 Improvements subject to development review. 

(a) 

Development review shall be required for each improvement for which a building 
permit is required, except: 
(1) 

Single-family and two-family residences located in a residential zone, 
appurtenances and accessory improvements, and additions or repairs to 
either;  

(2) 

Additions or repairs to any existing improvement if the exterior thereof is not 
to be altered; and 

(3) 

Additions, repairs, or remodeling to an existing improvement if the total value 
of the additions, repairs, or remodeling to such improvement does not exceed 
five (5%) percent of the full cash value as established by the County 
Assessor.  

(b) 

The term "improvement," as used in this article, shall be liberally interpreted and shall 
include the construction, alteration, and repair of all buildings, structures, and 
facilities permanently affixed to real property, and appurtenances thereto. No 
improvement subject to development review shall hereafter be constructed, located, 
repaired, altered, or thereafter maintained, except in accordance with a design 
approved as provided in this article.  

(Prior code § 10-2.3002)  
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10.08.3950 Development review package and application form. 

The formal application for development review shall be in the form required by the 
Community Development Department and shall include the following package of information 
for staff review:  

(a) 

The environmental initial study; and 
(b) 

The site and architectural plans. 

(Prior code § 10-2.3003)  

10.08.3960 Environmental initial studies. 

The purpose of the environmental initial study is to provide the necessary 
environmental information and data on the proposed project.  

(Prior code § 10-2.3004)  

10.08.3970 Applicability of environmental initial studies. 

In order to determine whether a project requires the completion of the initial study, 
refer to the adopted California Environmental Quality Act Guidelines for the City for 
assistance.  

(Prior code § 10-2.3005)  

10.08.3980 Site plan and architectural review. 

The purpose of the site plan and architectural review is to recognize the 
interdependence of land values and aesthetics and to provide a method by which the 
following goals can be achieved:  

Goal 1: The promotion of logical land use development; and  

Goal 2: Assistance in the development of architectural standards and 
guidelines for buildings, structures, and improvements in the City.  

(Prior code § 10-2.3006)  

10.08.3990 Findings. 

The Council hereby finds that inappropriate building and site design improvements to 
real property adversely affect the health, safety, and welfare of the residents of the City by 
creating one or more of the following:  
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(a) 

The desirability of properties within the area for future uses is adversely 
affected; 

(b) 

The benefits of occupancy of other property in the vicinity is impaired; 
(c) 

Property values within the vicinity do not retain their stability; 
(d) 

The most appropriate development of other properties within the vicinity is 
impaired; 

(e) 

The maintenance or improvement, or both, of surrounding properties is 
discouraged with the result that such properties degenerate and there is an 
accompanying deterioration of conditions which affect the health, safety, 
comfort and general welfare of the inhabitants of the area and the City at 
large;  

(f) 

The proper relationship between the taxable value of real property in the 
vicinity and the cost of municipal services to such properties are reduced; 
and  

(g) 

Unsightliness which, if permitted to exist, causes a decrease in the value of 
surrounding properties. 

(Prior code § 10-2.3007)  

10.08.4000 Site plan and architectural review package. 

The site plan and architectural package shall be in the form required by the 
Community Development Department and shall include ten (10) copies of the following 
information:  

(a) 

Site plans, including: 
(1) 

The locations of the existing and proposed structures, including signs; 
(2) 

The locations of the existing trees or natural attributes; 
(3) 

The locations of the off-street parking and loading facilities; 
(4) 

The locations and dimensions of the street and highway dedications; 
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(5) 

The locations of points of entry and exits for vehicles and the internal 
circulation patterns; 

(6) 

The locations of walls and fences and the indication of their height 
and materials of construction; 

(7) 

The landscape features, if any; 
(8) 

The exterior lighting standards and devices; and 
(9) 

The grading and slopes where they affect the relationship of 
buildings; 

(b) 

Architectural or architectural-type drawings, including: 
(1) 

One elevation of each side of the project, front, side, and rear, and 
the locations of air-conditioning units and other appurtenances shall 
be indicated; and  

(2) 

(Optional) Perspectives, models, or other suitable graphic materials, 
(c) 

The landscaping plan (may be incorporated into the site plan); 
(d) 

The building color and material descriptions; 
(e) 

The site photographs (optional); 
(f) 

Architectural or architectural-type drawings indicating the location, size, color, 
shape, and type of the illumination of each proposed sign; and  

(g) 

Other information which is pertinent and which the Community Development 
Department staff may require individual applicants to furnish.  

(Prior code § 10-2.3008)  

10.08.4010 Processing and evaluation. 

The completed development package shall be referred to all appropriate 
departments and agencies for review, comment, and recommendation. After the 
recommendations are received, the Community Development Director or his designee shall 
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prepare a preliminary staff report which will outline environmental, Code, and design policy 
requirements and staff suggestions. Such report will be delivered to the applicant prior to the 
meeting between the Community Development Director and the applicant.  

In reviewing and evaluating the development package, the Community Development 
Director shall consider the suggestions, comments, and recommendations received from the 
departments and agencies. In addition, the Community Development Director shall examine 
the architectural package submitted with the application by considering the following aspects 
for conformance with this chapter, including the Commission's general design objectives and 
policies. Major categories include:  

(a) 

Conformity with the various zoning provisions; 
(b) 

General site utilization considerations as follows: 
(1) 

The height, bulk, and area of buildings; 
(2) 

The types of buildings and installations; 
(3) 

The physical and architectural relationship with the existing and 
proposed structures; 

(4) 

The site layout, orientation, and location of the buildings and 
relationships with open areas and topography; 

(5) 

The height. materials, colors. and variations in boundary walls. 
fences, and screen plantings; 

(6) 

The location and type of landscaping, including, but not limited to, off-
street parking areas; and 

(7) 

The appropriateness of the sign design and exterior lighting; 
(c) 

General landscape considerations; and 
(d) 

Graphics. 

(Prior code § 10-2.3009)  
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10.08.4020 Action by the Community Development Director. 

After reviewing the preliminary report with the applicant and considering the 
information received, the Community Development Director shall approve, conditionally 
approve, or deny the application.  

(Prior code § 10-2.3010)  

10.08.4030 Final plans and certification. 

At such time as the architectural package is conditionally approved, the 
applicant/developer shall resubmit to the Community Development Department four (4) sets 
of a revised architectural package indicating the various requirements, environmental 
concerns, Commission design policies, and agreed-to suggestions. The Community 
Development Department shall then review and certify. by stamp, that the revised package is 
in conformance with the approved requirements. Once certification is given, a stamped set of 
the revised architectural package will be sent to the applicant, Public Works Department, and 
Building Division and be filed with the Community Development Department. The applicant 
may then obtain building permits if construction plans have been checked and approved by 
the Building Division.  

(Prior code § 10-2.3011)  

10.08.4040 Appeals. 

Any person dissatisfied with the action taken on an application for development 
review, within ten (10) working days after the report of action by the Community 
Development Director, may file an appeal to the Commission. The action of the Commission 
may likewise be appealed to the Council within ten (10) days after such report of action.  

(Prior code § 10-2.3012)  

10.08.4050 Prohibitions. 

No building permit, license, certificate, or other approval or entitlement shall be 
issued or given by the City, or any department or employee thereof, with respect to any 
improvement subject to development review until the design of the improvement has been 
approved as provided in this chapter. No certificate of use or occupancy or similar approval 
shall be issued or given for any improvement subject to site plan and architectural review 
unless and until the Community Development Department staff has certified that the 
improvement has been completed in accordance with the approved architectural package 
pursuant to this chapter.  

(Prior code § 10-2.3013)  
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10.08.4060 Nuisances. 

Any improvement constructed, located, repaired, altered, or maintained contrary to 
the provisions of this chapter is hereby declared to be unlawful and a public nuisance.  

(Prior code § 10-2.3014)  

10.08.4070 Effect on other laws. 

Nothing in this article shall be construed to exempt any applicant from compliance 
with any requirement of any other law of the City or amend any such other law.  

(Prior code § 10-2.3015)  

10.08.4080 Time limits. 

An approved architectural package shall be valid for one year.  

(Prior code § 10-2.3016)  

10.08.4090 Street tree planting. 

The following City street tree planting standards are hereby established and shall 
apply to all new development and any other application process requiring the planting of 
street trees:  

(a) 

Street trees along City streets shall be planted within the City right-of-way at 
the intervals set forth in the Parkways Design Manual and as specified in the 
development application process.  

(b) 

Street trees shall be of the type and variety determined by the Parkways 
Design Manual and specified in the development application process.  

(c) 

Street trees shall be planted in accordance with the street tree planting 
standards described in section 10.08.4100 of this article.  

(d) 

Street trees shall be purchased, installed, and maintained at the expense of 
the property developer, except that the City shall accept the responsibility of 
trimming and pest and disease control for such trees.  

(Ord. 1043 § 2 (part), 2002)  

10.08.4100 Street tree standards. 

(a) 

Street trees shall be fifteen (15) gallons in size and conform to the Parkways Design 
Manual in type. "Parkways Design Manual" means a plan including the detail 

http://library.municode.com/HTML/16660/level3/TIT10PLZO_CH10.08ZORE_ART30DERE.html#TIT10PLZO_CH10.08ZORE_ART30DERE_10.08.4100STTRST
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documents pertaining thereto, as amended from time to time, for the planting of 
certain varieties of trees in public rights-of-way or planting easements within the City.  

(b) 

For commercial property, sidewalk planter cuts for street trees shall conform with the 
Parkways Design Manual and as specified in the development application process.  

(c) 

For residential and industrial uses not having a ten (10') foot commercial sidewalk, 
the street trees shall be located within the City right-of-way as specified in the 
development application process.  

(d) 

All street trees shall be staked according to the standards set forth in the Parkways 
Design Manual. 

(Ord. 1043 § 2 (part), 2002)  

10.08.4110 Development review fees. 

Each project subject to site plan and architectural review and environmental review 
shall include the required filing fees.  

(Prior code § 10-2.3019)  
 



ORDINANCE ______ 
 

AMENDING TRACY MUNICIPAL CODE SECTIONS 10.08.4020 (ACTION BY 
COMMUNITY DEVELOPMENT DIRECTOR) AND 10.08.4080 (TIME LIMITS)  

REGARDING DEVELOPMENT REVIEW APPROVALS 
AND ADDING SECTION 10.08.257, DEFINITION OF DIRECTOR 

 
 
The City Council of the City of Tracy ordains as follows: 
 
SECTION 1.  A new Section 10.08.257, Director, is added to the Definitions of 
Title 10.08 (Zoning Regulations) of the Tracy Municipal Code to read as follows: 

 
“10.08.257 Director. 
“Director” means the City’s Director of Development Services or his or her 
designee.  It includes any former title for the position, such as community 
development director.” 

 
SECTION 2.  Section 10.08.4020, Action by the Community Development 
Director, of the Tracy Municipal Code is amended and renamed to read as 
follows: 
 

“10.08.4020 Action by Community Development DirectorHearing and 
decision.  The Director shall schedule a noticed public hearing on the 
extension.  After reviewing the preliminary report with the applicant and 
considering the application and the information received at the hearing, 
the Community Development Director shall approve, conditionally approve 
or deny the application. The Director may instead refer the application to 
the Planning Commission for decision.” 

 
SECTION 3. Section 10.08.4080, Time Limit, of the Tracy Municipal Code  
amended and renamed to read as follows:  
 

10.08.4080   Time Limits; Extensions. 
An approved architectural package shall be valid for one year. 
 
 (a)       Time limits.  A development review permit approval lapses two 
years after the date it became effective unless: (1) by condition of the 
permit a greater time is allowed, up to three years, based on the size, 
complexity or other project characteristics; or (2) a building permit is 
issued and construction is begun and diligently pursued toward 
completion. 
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Ordinance No. ________ 
 
 

(b) Extensions.   
 

(1) The development review permit is automatically extended 
(without separate notice or public hearing) for a corresponding 
period of time if the Planning Commission approves extension of a 
conditional use permit for the same project, under Section 
10.08.4250. 
 
(2) The property owner may apply for one or more extensions 
before the development review permit has lapsed. Submittal of the 
application for extension together with the application fee suspends 
the expiration date until the decision on the extension, and the City 
will not issue a building permit during the period of suspension. 

 
(3) The approval body for the original permit shall conduct a 
public hearing.  If the original approval body was the Director, he or 
she may refer the extension request to the Planning Commission 
for a public hearing and decision. 
  
(4) The Director (or Planning Commission upon referral) may 
approve an extension for up to three years if it finds there are no 
substantial changes in: (i) the project; or (ii)  in the circumstances, 
City policies, standards, or law that affect the approval.   
 
(5) The decision may be appealed under Section 10.08.4040.” 

 
SECTION 4. This ordinance applies to any unexpired development review permit  
at the time this ordinance takes effect, automatically extending the period of initial 
approval to a total of two years. 
 
SECTION 5. The City Council finds that this Tracy Municipal Code Amendment 
is not subject to CEQA under CEQA Guidelines Section 15061(b)(3), which 
applies to projects that do not have the possibility to have a significant effect on 
the environment. 

 
SECTION 6. This Ordinance shall take effect 30 days after its final passage and 
adoption. 
 
SECTION 7: This Ordinance shall be published once in the ________________, 
a newspaper of general circulation, within 15 days from and after its final 
passage and adoption. 
 

* * * * * * * * * * * * * * * * * * * * * 
 
The foregoing Ordinance No. __________ was introduced at a regular meeting 
of the Tracy City Council held on the __________ day of __________, 2013, and 



Ordinance No. ________ 
 
 
finally passed and adopted by said Council at its regular meeting on the _____ 
day of _________, 2013, by the following vote: 
 
AYES:  COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 
ABSTAIN: COUNCIL MEMBERS: 
 
                                                                        ____________________________ 
                                                                                            Mayor 
ATTEST: 
 
 
_______________________________ 
                       City Clerk 
 
 
 
Time Extensions Ordinance 



RESOLUTION________ 
 
 

RECOMMENDING THAT CITY COUNCIL AMEND TRACY MUNICIPAL CODE 
SECTIONS 10.08.4020 (ACTIONS BY COMMUNITY DEVELOPMENT DIRECTOR) 

AND 10.08.4080 (TIME LIMITS) REGARDING DEVELOPMENT REVIEW APPROVALS 
AND ADD SECTION 10.08.257 (DEFINITIONOF DIRECTOR) 

 
 WHEREAS, Tracy Municipal Code Chapter 10.08, commencing with Section 
10.08.3920, describes the process to obtain Development Review approval; and 
 
 WHEREAS, Section 10.08.4080 establishes a one-year time limit for a 
Development Review approval; and 
 
 WHEREAS, Some projects need a longer time period than one year from 
Development Review approval to obtain a building permit or need an extension(s) of 
time due to unforeseen circumstances; and 

 
WHEREAS, Creating discretion in the Development Review time limit and an 

opportunity for extensions of Development Review permits will make the approval 
process more flexible for property owners and the City, it will add certainty that a 
property owner can apply for an extension, and is consistent with the City’s on-going 
efforts to make Tracy more business friendly; and 

 
WHEREAS, Each Development Review project is subject to review under the 

California Environmental Quality Act (CEQA) and the proposed Tracy Municipal Code 
Amendment is exempt from CEQA pursuant to Guidelines Section 15061(b)(3); 
 
 NOW, THEREFORE, BE IT RESOLVED, That the Planning Commission of the 
City of Tracy hereby recommends that City Council approve the amendments to Tracy 
Municipal Code Sections 10.08.4020 and 10.08.4080 and add Section 10.08.257 as 
indicated in Attachment B of the September 25, 2013 Planning Commission staff report. 
 

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

 The foregoing Resolution ________ was adopted by the Planning Commission 
on the 25th day of September, 2013, by the following vote: 
 
AYES:  COMMISSION MEMBERS: 
NOES:  COMMISSION MEMBERS: 
ABSENT: COMMISSION MEMBERS: 
ABSTAIN: COMMISSION MEMBERS: 
                                                                        ________________________ 
                                                                                         Chair 
ATTEST: 
 
 
__________________________ 
              Staff Liaison 



September 25, 2013 
AGENDA ITEM 2B 

REQUEST 
 

APPROVE A MINOR AMENDMENT TO THE ASPIRE (FORMERLY TRACY 
SIERRA DEVELOPMENT) APARTMENT PROJECT PLANNED UNIT 
DEVELOPMENT FINAL DEVELOPMENT PLAN AND OFF-STREET PARKING 
SPACE REDUCTION – THE PROJECT IS LOCATED ON APPROXIMATELY 
10.8 ACRES ON THE NORTH SIDE OF PAVILION PARKWAY, NORTHEAST 
OF THE INTERSECTION OF PAVILION PARKWAY AND POWER ROAD – 
APPLICATION NUMBER PUD13-0005 – APPLICANT IS TRACY 300 L.P. 
 

DISCUSSION 
 

Background 
 
On February 19, 2013, the City Council approved the 300-unit Tracy Sierra 
Development apartment project, located on approximately 10.8 acres on the 
north side of Pavilion Parkway, directly across Pavilion Parkway from the Winco 
grocery store.  The project included a General Plan designation amendment from 
Commercial to Residential High (GPA12-0002), an I-205 Corridor Specific Plan 
amendment from General Commercial to High Density Residential (SPA12-
0004), and a Planned Unit Development Preliminary and Final Development Plan 
(PUD12-0001).  Attachment A contains the site plan, floor plans, exterior 
elevations, and other details of the project approved on February 19, 2013. 
 
Project Description 
 
Subsequent to City Council approval, the project was purchased by a different 
developer who is proposing modifications to the project’s site plan, floor plans, 
off-street parking, and other design elements.  Attachment B contains the 
currently proposed site plan, floor plans, and exterior elevations.  Attachment C 
contains a comparison table of project details between the February 19, 2013 
approved version and the current proposal. 
 
The proposal is consistent with the previously approved project with minor 
modifications to the clubhouse/pool location, layout of the buildings, building 
design and a requested reduction in the number of required off-street parking 
spaces (discussed below). 
 
The approved project consists of seven, 4-story residential buildings, a small 2-
story clubhouse, and leasing center.  The majority of residential units were 1-
bedroom units.  Parking was provided with a combination of carports and surface 
parking. 
 



Agenda Item 2B 
September 25, 2013 
Page 2 
 

The site has been modestly reconfigured with eight, 4-story residential buildings 
and a larger clubhouse and fitness center.  Off-street parking was eliminated 
along Pavilion Parkway and replaced with four residential buildings to shield 
parking from public view, resulting in an improved presence of the project to 
Pavilion Parkway. 
 
The size and configuration of each building has been modified to increase the 
number of 2- and 3-bedroom units.  The original approval included 228, 1-
bedroom units and 72, 2-bedroom units.  The current proposal, by contrast, 
contains 66, 1-bedroom units; 205, 2-befroom units; and 30, 3-bedroom units.  
The average unit size has increased from 875 square feet to 1090 square feet.  
The building reconfiguration results in an increase in the total number of units 
from 300 to 301.  The increase of one residential unit increases the project’s 
gross density from 23.6 to 23.7 dwelling units per gross acre – an insignificant 
change that is within the High Density Residential limit of 25 units per gross acre. 
 
A number of individual garages and enclosed bicycle parking have also been 
added within the ground floor of each residential building, allowing some ground 
floor units to have direct access garages.  Garage sizes range from single-car, 
double car (side-by-side), and double car (tandem). 
 
The floor plan modifications were achieved while the overall building design 
aesthetic and building articulation have been maintained in the revision.  Building 
materials consist of cement plaster, vertical board and batten cement board 
siding, and horizontal cement board lap siding, providing a variety of contrasting 
textures and colors, similar to what was previously approved. 
 
The number of vehicle entrance/exit points will remain unchanged: one driveway 
each at Pavilion Parkway, Power Road, and Robertson Drive.  The driveway at 
Robertson Drive will be relocated slightly to the east from what was previously 
proposed.  The project maintains its two-way, internal, circular driveway to 
access all of the on-site parking spaces.  Approximately one-half of the previous 
number of carports have been eliminated and replaced with individual garages 
within the ground floor of the residential buildings. 
 
The developer is proposing the modifications to increase the project’s function 
and marketability.  Overall, the changes have a positive impact on the project’s 
design.  All of the project’s conditions of approval, adherence to City standards, 
and other requirements of the February 19, 2013 City Council approval will 
remain unchanged. 
 
Off-Street Parking Modifications 
 
City parking standards require 1.5 off-street parking spaces per 1-bedroom unit, 
2.0 spaces per unit with two or more bedrooms, and one guest space for every 
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five units.  City standards also prohibit tandem spaces to be used to meet 
minimum parking requirements.  This 301-unit project, therefore, would require 
629 off-street parking spaces.  The project, by contrast, proposes 604 off-street 
parking spaces, 58 of which are in-garage, tandem spaces.  Therefore, only 546 
of the spaces may be used to satisfy off-street parking requirements – 14 percent 
fewer than is required by City parking standards.  The recommended solution is 
to grant a 14 percent parking space reduction in accordance with Tracy’s off-
street parking zoning regulations (discussed below). 
 
The number of off-street parking spaces required for multi-family projects by the 
City of Tracy is higher than many other jurisdictions.  Recognizing this, the City 
Council has adopted policies directing the City to evaluate and amend off-street 
parking requirements where appropriate.  For example, one related General Plan 
Housing Element policy relates to this topic: 
 
Policy 3.5:  “Promote flexible development standards to provide for a variety of 
housing types.” 
 
Measure T-2 of the City’s Sustainability Action Plan addresses off-street parking 
requirements more directly: 
 
Sustainability Action Plan Measure T-2, in relevant part: Reduced Parking 
Requirement. 
Amend the Zoning Ordinance to allow a reduction in parking requirements under 
the following circumstances: 
-Actual demand lower than as required in code as demonstrated by a parking 
study. 
 
Finally, General Plan Policy CC-7.1P1 states, in relevant part: 
The City shall encourage high-density residential development … uses to locate 
in the I-205 regional commercial area by offering development incentives to 
these types of projects.  Incentives may include, but are not limited to, less … 
parking requirements.  These areas shall have direct pedestrian and bicycle 
access to nearby commercial and retail uses. 
 
In 2012, the City Council adopted Tracy Municipal Code Section 10.08.3470(e) , 
which provides for the City to grant an off-street parking space reduction of up to 
20 percent for new projects if the owner submits a parking study documenting 
that such off-street parking spaces will not be necessary to mitigate parking 
demand for the project. 
 
For this project, the applicant prepared a parking study (Attachment D) to 
evaluate the number of parking spaces appropriate for this project.  The parking 
study includes a summary of Institute of Transportation Engineers parking survey 
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conclusions and references the 2012 Tracy apartment survey prepared for the 
MacDonald Apartments project. 
 
The parking study demonstrates that the 546 off-street parking spaces proposed 
for this project is more than adequate to mitigate the parking demand.  Staff, 
therefore, is recommending approval of a 14 percent parking space reduction for 
the project. 
 
CEQA Documentation 
 
On February 19, 2013, the City Council approved an Addendum to the Winco 
EIR as part of the Tracy Sierra Development apartment project approval.  The 
proposed amendment to the Project’s Final Development Plan is consistent with 
the EIR Addendum, and therefore, no additional CEQA documentation is 
necessary. 

 
RECOMMENDATION 
 

Staff recommends that the Planning Commission recommend that the City 
Council approve the Planned Unit Development Final Development Plan 
amendment and 14 percent parking space reduction for the Tracy Sierra 
Development apartment project. 

 
MOTION 
 

Move that the Planning Commission recommends that the City Council approve 
the Planned Unit Development Final Development Plan amendment and 14 
percent parking space reduction for the Tracy Sierra Development apartment 
project. 

 
Prepared by Alan Bell, Senior Planner 
 
Reviewed by Bill Dean, Assistant Development Services Director 
 
Approved by Andrew Malik, Development Services Director 
 
 
ATTACHMENTS 
 

Attachment A – February 19, 2013 Approved Site and Other Plans (Oversized  
    Plans) 

Attachment B – Proposed Project Plans (Oversized Plans) 
Attachment C – Comparative Summary of Proposed Project Modifications 
Attachment D – Parking Study for Aspire Apartment Project 
Attachment E – Planning Commission Resolution 
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RESOLUTION ________ 
 

APPROVING A PLANNED UNIT DEVELOPMENT FINAL DEVELOPMENT PLAN 
MINOR AMENDMENT FOR THE TRACY SIERRA DEVELOPMENT APARTMENT 

PROJECT AND OFF-STREET PARKING SPACE REDUCTION –  
THE PROJECT IS LOCATED ON APPROXIMATELY 10.8 ACRES ON THE NORTH 

SIDE OF PAVILION PARKWAY AT THE NORTHEAST CORNER OF PAVILION 
PARKWAY AND POWER ROAD – APPLICATION NUMBER PUD13-0005 

 
 

 WHEREAS, On February 19, 2013, the City Council approved the Planned Unit 
Development (PUD) Preliminary and Final Development Plan (PUD12-0001) for the 
Tracy Sierra Development Apartment Project, and 
 
 
 WHEREAS, The new owner is proposing modifications to the project’s site plan, 
floor plans, off-street parking, and other design elements, and 
 
 
 WHEREAS, The proposed modifications are minor and constitute a minor 
amendment to the PUD Final Development Plan, and 
 
 
 WHEREAS, In accordance with Tracy Municipal Code Section 10.08.3470(e), the 
property owner conducted a parking study, including evaluation of a Tracy parking 
survey and Institute of Transportation Engineers conclusions, finding that a 14 percent 
reduction in the number of required off-street parking spaces will be sufficient to mitigate 
off-street parking demand for the project, and 
 
 
 WHEREAS, All conditions of approval and other requirements of the February 
19, 2013 City Council approval will remain unchanged; 
 
 
 NOW, THEREFORE, BE IT RESOLVED, That the Tracy Planning Commission 
recommends that the City Council (1) approve the PUD Final Development Plan Minor 
Amendment as indicated on plans received by the City on August 5, 2013, and (2) 
determine that 541 off-street parking spaces (a 14 percent reduction) is sufficient to 
mitigate off-street parking demands of the project. 
 
 
 
 

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



Resolution ______ 
September 25, 2013 
 
 
 The foregoing Resolution 2013-____ was passed and adopted by the Tracy 
Planning Commission on the 25th day of September, 2013, by the following vote: 
 
AYES:  COMMISSION MEMBERS: 
 
NOES: COMMISSION MEMBERS: 
 
ABSENT: COMMISSION MEMBERS: 
 
ABSTAIN: COMMISSION MEMBERS: 
 
                                                                             ______________________________ 
                                                                             Chair 
 
______________________________ 
Staff Liaison 
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