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Environmental Checklist 
 
A. SUMMARY INFORMATION 

1.  Project Title: 

Tracy Hills Specific Plan Amendment  

2. Lead Agency Name and Address: 

City of Tracy 
Department of Development Services  
333 Civic Center Drive 
Tracy, CA 95376 

3.   Contact Person and Phone Number: 

William Dean, Assistant Director, Development Services Department 
(209) 831-6000 

4. Project Location: 

The proposed Project includes an amendment to the previously adopted Tracy Hills Specific Plan, which 
establishes land use and development standards for an approximately 6,175 acre area located near the 
existing interchange around Corral Hollow Road and the proposed Lammers Road interchange on 
Interstate 580 in the City of Tracy, California.  Refer to Exhibits 1 & 2, Regional Location and Vicinity 
Map. The property is bordered by the Delta Mendota Canal to the northeast, the Union Pacific Railroad 
to the northwest, undeveloped hillside to the west and southwest, South Corral Hollow Road to the 
southeast, and the Tracy Municipal Airport and privately owned lands designated and zoned for aggregate 
extraction to the east. 
 

5. General Plan Designation and Zoning Classification: 

  
General Plan designation: Residential Low; Residential Medium; Residential High; Commercial; and    
Village Center 

  
 Zoning classification: Tracy Hills Specific Plan   
 

6. Existing and Surrounding Land Uses: 

  
 Existing Land Uses 

 
The subject property is primarily undeveloped and has been utilized for grazing and other agricultural 
purposes. The portion of the site southwest of I-580 is utilized for grazing land. The portion between I-
580 and the Union Pacific Rail Road Line/California Aqueduct is vacant except for an abandoned 
structure formerly used in the on-site livestock operation. The portion of the site bounded by the 
California Aqueduct, Union Pacific Rail Road, Delta-Mendota Canal, and Corral Hollow Road is utilized 
for agricultural crops and also contains several homes. The commercial property east of Corral Hollow 
Road is the site of an abandoned truck stop.  
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 A number of linear features also bisect the site. These include a Union Pacific Railroad line, the California 

and Delta Mendota Canals, a major electrical transmission line, multiple underground pipelines and the 
Interstate 580 corridor.  

  
 Surrounding Land Uses  
 
 The recently adopted Ellis Specific Plan and Urban Reserve 10 area of the General Plan represent the 

majority of the land to the northeast of the Project, and, if developed as anticipated, would be made up 
of low density residential uses, with limited commercial and industrial components. The area northwest 
of the project site is characterized by sparse rural residential development. The Union Pacific Rail Road 
Line and the Delta-Mendota Canal both serve as portions of the northern border of the Project site, and 
the California Aqueduct also traverses the property. Currently, most of the property to the north of the 
site is in agricultural production.  

 
The land to the west and south of the Project area is designated as Open Space in the General Plan and is 
primarily utilized for agricultural and grazing purposes. Site 300, which is an experimental test facility that 
supports Livermore Laboratory’s national security mission, is also located to the southwest of the Project 
area along Coral Hollow Road. The Corral Hollow Landfill which closed in 1995 borders the southeast 
side of the site at the intersection of Interstate 580 and Corral Hollow Road. A portion of the land to the 
east of the Project site is designated by the County of San Joaquin General Plan for Aggregate 
production. In addition, the Tracy Municipal Airport is located to the east of the Project area. A portion 
of the site is located within the airport Area of Influence which contains restrictions to ensure 
compatibility and safety between adjacent land uses. 

   

B. STATUTORY AUTHORITY AND REQUIREMENTS 
 
As noted below, under the description of the project characteristics, the Tracy Hills Specific Plan 
Amendment proposes land use modifications to the previously adopted Tracy Hills Specific Plan. Based on 
the nature of changes being proposed and the analysis presented herein, it is anticipated that the proposed 
Amendment will require a Subsequent EIR (SEIR) to identify and assess the environmental impacts 
associated with the proposed modifications to the land use plan, updated infrastructure plans, and adoption 
of a General Plan Amendment. In addition, the SEIR will provide an update of regulatory requirements, 
potential construction impacts associated with revised phasing and impacts of the build-out community.  
 
This Initial Study will assist in the preparation of the SEIR by focusing on the effects determined to be 
potentially significant, identifying the effects determined not to be significant, and outlining the reasons for 
determining that potentially significant effects would not be significant. This Initial Study tiers off and 
incorporates by reference the previously certified Specific Plan EIR regarding descriptions of environmental 
settings, history of the site, future development-related growth, and cumulative impacts. Further, the City’s 
recently adopted (2011) General Plan EIR has been referenced throughout this Initial Study. 

 
C. BACKGROUND AND HISTORY 
 
The Tracy Hills Specific Plan (“THSP”) was approved by the City Council and the Specific Plan area was 
annexed to the City in 1998. In addition to the approval of the Tracy Hills Specific Plan, the “Project” that 
was examined in the Tracy Hills Environmental Impact Report (SCH No. 95122045) also included 
corresponding amendments to the City’s General Plan and Zoning Ordinance. Various circumstances, 
including the City’s voter initiated Growth Management Ordinance amendment in 2000 (Measure A), have 
precluded on-site improvements of the Project to date. The original 1998 THSP area included 6,175 acres, of 
which approximately 3,552 acres were designated to remain in conservation open space and were not annexed 
into the City. The 1998 THSP provided for development of 5,499 residential units in a mix of low, medium 
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and high density neighborhoods, and over five million square feet of non-residential land uses including 
office, commercial, and light industrial uses, in addition to parks, schools, a golf course and additional open 
space (refer to Table 1, Adopted (1998) Specific Plan Area Land Use Distribution). 
 
Development within the THSP area is intended to be implemented in phases. The first phase of development 
(Phase 1) has been identified as the area bordered by the Union Pacific Railroad Line to the northwest, the 
California Aqueduct to the north, Corral Hollow Road to the southeast and Interstate 580 to the south (refer 
to Exhibit 3, Phasing Map). Phase 1 also includes two sub phases; Phase 1a and Phase 1b. The THSP 
amendment only proposes land use changes to the THSP Phase 1 area, and does not propose land use 
modifications within any other future phases of development. The THSP amendment also includes a Vesting 
Tentative Subdivision Map for Phase 1a to allow for the subdivision of the portion of Phase 1 denoted in 
Exhibit 3: Phasing Map. Subsequent phases of development within the THSP area have not been defined at 
this time.  
 
Section 15152 of the CEQA Guidelines indicates that “tiering” of environmental documents is appropriate 
when the sequence of analysis is from an EIR prepared for a general plan, policy, or program to an EIR or 
negative declaration for another plan, policy, or program of lesser scope, or to a site specific EIR or negative 
declaration if additional analysis is necessary. The later EIR or negative declaration incorporates by reference 
the general discussions from the broader EIR and concentrates on the issues specific only to the later project.  
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Table 1: Adopted (1998) Specific Plan Land Use Distribution 

Land Use Category Acreage DU/Acre or FAR 
(avg. density) 

DU or Sq. Ft. 

Residential Estate 
(0.5 to 2.0 DU’s/Ac.) 82.6 1.47 du/ac 121 

Low Density Residential 
(2.1 to 5.4 DU’s/Ac.) 539.3 3.50 du/ac 1,888  

Medium Density Residential 
(5.5 to 12.0 DU’s/Ac.) 557.3 5.50 du/ac 3,065 

High Density Residential 
(12.1 to 25.0 DU’s/Ac.) 35.4 12.00 du/ac 425 

Professional Office & Medical 
96.7 0.20 FAR 842,450 s.f. 

Neighborhood Shopping 18.2 0.20 FAR 158,558 s.f. 

Highway Commercial 71.5 0.20 FAR 622,908 s.f. 

Village Centers 21.8 0.20 FAR 189,922 s.f 

Light Industrial 383.7 0.25 FAR 4.18 mil. s.f 

Open Space, Parks 81.8 N/A N/A 

Wildlife Habitats/Corridors 
3,552.1 N/A N/A 

Recreation (Golf Course and Lake) 
215.4 N/A N/A 

Schools (Elementary & High) 
80.0 N/A N/A 

Public Facilities & Infrastructure 
438.1 N/A N/A 

Site Totals 6,174.9 ac.  5,499 d.u. 
Source: 1998 Tracy Hills Specific Plan  

 
 

D. PROJECT CHARACTERISTICS  
 
The Project Applicant is requesting an amendment to the 1998 Tracy Hills Specific Plan (the proposed 
“Project”), an area generally located between I-580 and the California Aqueduct.  The proposed Project is 
anticipated to include the following actions:  

- An update of the 1998 Tracy Hills Land Use Plan and related text throughout the Plan 

- Implementation of  Tracy Hills Business Park designation (new designation) 

- Update of the Tracy Hills infrastructure consistent with the Citywide Infrastructure Master 
Plans adopted in 2012 and 2013  

- Phasing of Improvements to align with the current schedule for Phase 1 (Phase 1a and 1b) 
development 

- Amendment to the Tracy Hills Storm Drainage Master Plan  

- Update the Tracy Hills Phasing Plan 

- Amend General Plan Land Use Map (to reflect proposed Land Use designation revisions) 

- Phase 1a Vesting Tentative Subdivision Map and/or various other subdivision maps 

- Development Agreements 

- Elementary School in Phase 1a 

- Potential Public Safety Communication Tower 
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In short, the goal of the THSP Amendment is to implement Tracy Hills Phase 1, update the Specific Plan to 
reflect the City’s 2011 General Plan and Infrastructure Master Plans (IMP’s), remove unnecessary or 
irrelevant sections, and update the plan to reflect the current legislative and/or regulatory environment 
governing the project area and/or project’s environmental resources. Phase 1a would include a Tentative 
Subdivision Map that allows for the development of up to 1,200 residential lots, approximately 50 acres of 
Business Park, and an elementary school in an area that lies between I-580 and the California Aqueduct and 
between Coral Hollow Road and the future Lammers Road extension (refer to Exhibit 4, Tracy Hills Specific 
Plan Land Use Diagram). Phase 1b includes land use changes that replace the Light Industrial designation 
with a new Business Park designation (121.8 acres), increases the High Density residential acreage from 
approximately 17 acres to 26.5 acres, removes the Elementary School designation, and changes the 
Neighborhood Shopping and Professional Office designations to General Highway Commercial (23.2 acres). 
Further, the Village Center designation is eliminated (refer to Exhibit 4, Tracy Hills Specific Plan Land Use 
Diagram). There is no current application for a Tentative Subdivision Map on Phase 1b. There are no 
changes in Project boundaries or the overall development footprint of the Tracy Hills Specific Plan, and no 
proposed changes to the land plan south of I-580. The proposed amendment is not anticipated to exceed the 
maximum dwelling units or non-residential square footage previously approved in 1998 (refer to Table 2, 
THSP Phase 1Area – Approved (1998) and Proposed Land Use Summary).  
 
Given the amount of time that has transpired since preparation of the previously adopted Specific Plan and 
certified EIR, and given the nature and extent of changes proposed to the Tracy Hills Specific Plan, a 
Subsequent EIR (SEIR) will be prepared to address any potentially significant impacts that could result from 
proposed amendments to the Tracy Hills Specific Plan and Storm Drainage Master Plan. The Subsequent 
EIR would also address pertinent changes to the governing regulatory environment subsequent to 
certification of the 1998 EIR. 
 
The Project is also expected to include a public safety communication tower. Upgrades to the City of Tracy’s 
Police Department communication system and facilities will be necessary to provide service to the Project 
area. The system may include services for multiple law enforcement, emergency response, and other public 
agencies. New facilities may include a 150 foot tall or taller tower on or near the Tracy Hills Project site, 
supporting multiple antennae along with equipment buildings and related ground-mounted facilities.  
 
It is anticipated that the Tracy Hills Specific Plan will be substantially reformatted with an updated cover, 
cover page format and font style, graphic layout and other presentation and/or user-friendly improvements as 
part of the Specific Plan amendment process. While this repackaging effort will achieve a more contemporary 
organizational presentation and layout, other than the areas noted in the Project Characteristics above, the 
content of the Specific Plan will remain the same as the Specific Plan adopted by City Council in 1998.  
 

Table 2: THSP Phase 1 Area – Approved (1998) and Proposed Land Use Summary  

  Approved 1998 THSP Proposed THSP Amendment 

Land Use LU 
 

Acreage 

Average 
DU/AC 
Or FAR 

Dwelling 
Units 

 LU 
 

Acreage 

Target 
Density  
Or FAR 

Estimated 
Units 

 

Low Density 
Residential LDR 0.0 3.5 0 LDR-TH 249.8 3.5 995 

Medium Density 
Residential MDR 241.7 5.5 1,329 MDR-TH 63.2 5.9 355 

High Density 
Residential HDR 35.8 12 430 HDR-TH 26.5 12 318 

Business Park N/A N/A N/A N/A BP-TH 169.8 
0.20 
FAR N/A 
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Light Industrial M-1 91.8 
0.25 
FAR N/A M-1 0.0 

0.0 
FAR N/A 

Professional 
Office and 
Medical POM 78.4 

0.20 
FAR N/A POM-TH N/A 

0.20 
FAR N/A 

Highway 
Commercial GHC 8.4 

0.20 
FAR N/A GHC-TH 23.2 

0.20 
FAR N/A 

Neighborhood 
Shopping NS 17.4 

0.20 
FAR N/A N/A N/A N/A N/A 

Neighborhood 
Parks NP 32.1 N/A N/A NP 17.0 N/A N/A 

Open Space / 
Greenways 
Wildlife Habitats 
/ Corridors OS 78.9 N/A N/A OS 84.8 N/A N/A 

Village Centers VC 17.3 
0.20 
FAR N/A VC-TH 0.0 

0.0 
FAR N/A 

Elementary 
Schools (4) E 30.0 N/A N/A E 14.0 N/A N/A 

Road ROWs N/A 63.0 N/A N/A N/A 45.0 N/A N/A 

Interstate 580 
Interchange N/A 4.8 N/A N/A N/A 4.9 N/A N/A 

SITE TOTALS N/A 700 N/A 1,759 N/A 698 N/A 1,566 

Source: Tracy Hills Project Owner, LLC, 2013. 

 
 
E. PROJECT OBJECTIVES 
 
The following provides a summary of the Project Objectives associated with submittal of the proposed 
Specific Plan Amendment:  

 

 To implement the City of Tracy General Plan. 

 To implement and facilitate development of Tracy Hills Phase 1 (Phase 1a and 1b). 

 To facilitate development through efficient and phased infrastructure design. 

 To provide a range of housing options including single family (detached and attached) housing and 
multi-family housing neighborhoods that are financially self-supporting and contribute to the City’s 
economic base. 

 To create new public recreational and open spaces. 

 To protect and enhance environmental features and wildlife habitats of the Specific Plan Area 
through the preservation of large tracts of contiguous open space lands. 

 To create a Tracy Hills Business Park capable of accommodating a wide range of land uses 
contributing to jobs-housing balance, including general commercial, general office, educational, and 
business park industrial uses. 

 To create a range of job and economic development opportunities for local individuals and 
businesses. 

 To develop a master planned area that has a unique character and quality with a commitment to 
sustainability, flexible planning, high-quality architecture and site design, and the provision of 
attractive on-site open space, public spaces, recreational facilities, trail network, and landscaping 
design.  



 Initial Study Tracy Hills Specific Plan Amendment 
 

 

 

City of Tracy 7 October 2013 

 To create an integrated trail network that creates significant pedestrian and bicycle amenities, 
enhances connectivity within the Specific Plan Area and provides alternatives to automobile use.  

 To enhance the character and quality of the I-580 freeway corridor and edge. 
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Exhibit 1 (Regional Location Map) 
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Exhibit 2 (Vicinity Map) 
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Exhibit 3 (Phasing Map) 
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Exhibit 4 (Tracy Hills Specific Plan Land Use Diagram) 
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G. EVALUATION OF ENVIRONMENTAL IMPACTS 
 

The environmental issues evaluated in this Initial Study include the following: 
 

 Aesthetics 

 Agriculture Resources 

 Air Quality 

 Biological Resources 

 Cultural Resources 

 Geology and Soils 

 Greenhouse Gas Emissions 

 Hazards and Hazardous Materials 

 Hydrology and Water Quality 

 Land Use and Planning 

 Mineral Resources 

 Noise 

 Population and Housing 

 Public Services 

 Recreation 

 Transportation/Traffic 

 Utilities and Service Systems 
 

The environmental analysis in this Initial Study is patterned after the Environmental Checklist recommended 
by the State CEQA Guidelines, as amended on January 4, 2013.  For the preliminary environmental 
assessment undertaken as part of this Initial Study’s preparation, a determination that there is a potential for 
significant effects indicates the need to more fully analyze the Project’s impacts and to identify mitigation.  

 
For the evaluation of potential impacts, the questions in the Initial Study Checklist are stated and an answer is 
provided according to the analysis undertaken as part of the Initial Study.  The analysis considers the long-
term, direct, indirect, and cumulative impacts of the proposed Project.  To each question, there are four 
possible responses: 

 

 No Impact.  The project will not have any measurable environmental impact on the environment. 

 Less Than Significant Impact.  The project will have the potential for impacting the environment, 
although this impact will be below established thresholds that are considered to be significant. 

 Less Than Significant With Mitigation Incorporated.  The project will have the potential to 
generate impacts, which may be considered as a significant effect on the environment, although 
mitigation measures or changes to the project’s physical or operational characteristics can reduce 
these impacts to levels that are less than significant. 

 Potentially Significant Impact.  The project could have impacts, which may be considered 
significant, and therefore additional analysis is required to identify mitigation measures to  reduce the 
severity of potentially significant impacts to the extent feasible. 
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 H. ENVIRONMENTAL ANALYSIS 
 
This section analyzes the potential environmental impacts that may result from the proposed Project. For the 
evaluation of potential impacts, the questions in the Environmental Checklist are stated and answers are 
provided according to the analysis undertaken as part of the Initial Study. The analysis considers the Project’s 
short-term impacts (construction-related), and long-term impacts (operational-related).  
 
I. AESTHETICS 

 
 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
AESTHETICS -- Would the project: 

 

 
a) Have a substantial adverse effect on a scenic 
vista? 

    

 
b) Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
state scenic highway? 

    

 
c) Substantially degrade the existing visual 
character or quality of the site and its 
surroundings? 

    

 
d) Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? 

    

 
 
Would the Project: 
 
a-b) Have a substantial adverse effect on a scenic vista or substantially damage scenic resources, including but not limited to, trees, 

rock outcroppings, and historic buildings within a state scenic highway? Determination: Potentially Significant 
Impact. 

 
Discussion 
Due to the highly visible hillside location of some portions of the Project area and the designation of 
Interstate 580 and Corral Hollow Road as scenic routes, impacts to scenic vistas and scenic resources were 
considered significant and unavoidable in the 1998 Tracy Hills Specific Plan EIR. Mitigation for impacts to 
scenic vistas and scenic resources were included as a condition of the 1998 Specific Plan project approval and 
would be required as part of the previously certified EIR. No substantive changes to the Design Guidelines 
would result from the proposed amendments, however the potential siting of a communications tower within 
or near the Tracy Hills Specific Plan site and the possible addition of entryway features will require further 
analysis in the SEIR to determine whether additional impacts would result from the proposed Project.   
 
c) Substantially degrade the existing visual character or quality of the site and its surroundings?  Determination: 

Potentially Significant Impact. 
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Discussion 
As proposed, the amendments to the Specific Plan would modify the existing rural agricultural character of 
the site. The Specific Plan clusters future development in the lower elevations with over half of the project 
area remaining as open space. Ridge lines are protected within the proposed open space designation. 
However, since future development would be clustered around I-580 and other access routes and the 
majority of open space land would not be visible from these access points, the impression of a substantial 
change in character to the area would remain. Impacts to the existing visual character were considered 
significant and unavoidable in the 1998 Specific Plan EIR and mitigation was required as a condition of the 
1998 Specific Plan project approval. The potential siting of a communications tower within or near the 
Specific Plan area and the possible addition of entryway features has the potential to create additional impacts 
from what was previously analyzed in the certified 1998 Specific Plan EIR.  Therefore, further analysis in the 
SEIR will be required to determine whether additional visual impacts would result from the proposed Project. 
 
 
d) Create a new source of substantial light or glare which would adversely affect day or nighttime views in the area?  

Determination:  Potentially Significant Impact. 
 
Discussion 
Implementation of improvements identified in the 1998 Specific Plan would result in an increase of light and 
glare from the addition of street lights, structural lights within residential and commercial buildings and an 
increase in automobile headlights due to an increase in automobile traffic.  Increase in nighttime illumination 
and decrease in night sky visibility invariably accompany urbanization and were considered significant and 
unavoidable in the 1998 Specific Plan EIR. Mitigation Measures were established to minimize glare and 
lighting impacts in the project area, and were required as a condition of the 1998 Specific Plan project 
approval.   
 
The potential siting of a communications tower within or near the Specific Plan Area and the possible 
addition of entryway features has the potential to create additional impacts from what was previously 
analyzed in the certified 1998 Specific Plan EIR. Therefore, further analysis in the SEIR will be required to 
determine whether additional light or glare impacts would result from the proposed Project. 
 

II. AGRICULTURE RESOURCES 

 
 AGRICULTURE RESOURCES: In 
determining whether impacts to agricultural 
resources are significant environmental effects, 
lead agencies may refer to the California 
Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the 
California Dept. of Conservation as an 
optional model to use in assessing impacts on 
agriculture and farmland. Would the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Convert Prime Farmland, Unique Farmland, 
or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared 
pursuant to the Farmland Mapping and 
Monitoring Program of the California 
Resources Agency, to non-agricultural use? 

    

 
b) Conflict with existing zoning for     



Tracy Hills Specific Plan Amendment   Initial Study 
 

 

October 2013 20 City of Tracy 

agricultural use, or a Williamson Act contract? 
 
c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland 
(as defined by Public Resources Code section 
4526), or timberland zoned Timberland 
Production (as defined by Government Code 
section 51104(g))? 

    

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

    

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

    

 
Would the Project: 
 
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as shown on the maps 

prepared pursuant to the Farmland Mapping and Monitoring Program of the California Resources Agency, to non-
agricultural use?  Determination: Significant and Unavoidable. 

 
Discussion 
There were 2,581 total acres of land identified as either Prime Farmland, Farmland of Statewide Importance 
and Unique Farmland in the City of Tracy at the time of certification of the 2011 General Plan EIR. As such, 
the General Plan EIR analyzed the impacts to prime farmland areas within the Tracy Planning Area. The 
impacts related to agricultural resources within the Tracy Hills Specific Plan area were considered in the 
impact analysis and mitigation measures were identified in the 1998 Specific Plan EIR. The conversion of 
prime farmland in the Tracy Hills Specific Plan area was also previously addressed in the 2011 General Plan 
EIR.  
 
In order to implement the goals and objectives of the City’s General Plan and to mitigate impacts caused by 
future development on agricultural lands within the City, an agricultural mitigation fee was established. The 
purpose of the agricultural mitigation fee is to mitigate the loss of productive agricultural lands converted for 
urban uses within the City by permanently protecting agricultural lands planned for agricultural use and by 
working with farmers who voluntarily wish to sell or restrict their land in exchange for fair compensation. 
The Tracy Hills project (unless it receives any San Joaquin County Irrigation District water) is exempt from 
the mitigation fee pursuant to a settlement agreement entered into on August 16, 2001 between Sierra Club, 
Delta Keeper and California Sport Fishing Protection Alliance, the cities of Manteca, Tracy, Lathrop and 
Escalon, and the South San Joaquin Irrigation District, in settlement of a writ of mandate filed in San Joaquin 
County Superior Court on June 30, 2000, Case No. CV 011090.   
 
Since there are no additional lands being proposed for agricultural conversion than what has already been 
addressed in the previously certified Specific Plan EIR, no additional impacts would result from the proposed 
Project. Impacts remain significant and unavoidable in regards to converting prime agricultural land to a non-
agricultural use. An updated Statement of Overriding Conditions will be adopted for this impact, and this 
topic will not require further analysis in the SEIR. 
 
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? Determination:  Significant and 

Unavoidable. 
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Discussion 
Conflicts with existing zoning for agricultural use or a Williamson Act contract were considered during the 
preparation of the 2011 General Plan EIR and adoption of the 1998 Specific Plan. The project applicant is 
not requesting a change in the overall acreage or Specific Plan Area boundary, therefore no new impacts 
related to existing zoning for agricultural use or Williamson Act contract would result from the proposed 
Project.  However, impacts related to a conflict with existing zoning for agricultural use or a Williamson Act 
contract were considered significant and unavoidable in the 1998 Specific Plan EIR, therefore impacts remain 
significant and unavoidable. An updated Statement of Overriding Conditions will be adopted and this topic 
will not be discussed further in the SEIR. 
 
c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code Section 12220(g)), 

timberland (as defined by Public Resources Code section 4526), or timberland zoned Timberland Production (as defined by 
Government Code section 51104(g))? Determination:  No Impact. 

 
Discussion 
No land located within the Specific Plan Area is currently classified as forest land, timberland, or timberland 
zoned for production.  Therefore, improvements planned as part of the proposed Project would not conflict 
with existing zoning or cause rezoning of any such land.  Therefore, no impact would result.  
 
d) Result in the loss of forest land or conversion of forest land to non-forest use? Determination:  No Impact. 
 
Discussion 
Refer to Response II(c), above.  No impact would result. 
 
e) Involve other changes in the existing environment which, due to their location or nature, could result in conversion of 

Farmland, to non-agricultural use?  Determination: Significant and Unavoidable. 
 
Discussion 
Refer to Response II(a), above. Impacts remain significant and unavoidable, and no additional impacts would 
result from the proposed Project.  This topic will not be discussed further in the SEIR.  
 

III. AIR QUALITY 

 
AIR QUALITY -- Where available, the 
significance criteria established by the 
applicable air quality management or air 
pollution control district may be relied upon 
to make the following determinations. Would 
the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Conflict with or obstruct implementation of 
the applicable air quality plan? 

    

 
b) Violate any air quality standard or 
contribute substantially to an existing or 
projected air quality violation? 

    

 
c) Result in a cumulatively considerable net 
increase of any criteria pollutant for which the 
project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions which 
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exceed quantitative thresholds for ozone 
precursors)? 
 
d) Expose sensitive receptors to substantial 
pollutant concentrations? 

    

 
e) Create objectionable odors affecting a 
substantial number of people? 

    

 
 
Would the Project:   
 
a) Conflict with or obstruct implementation of the applicable air quality plan (San Joaquin Valley Air Pollution Control 

District)?  Determination: Potentially Significant Impact.   
 
Discussion 
The Project lies within the central portion of the San Joaquin Valley Air Basin (SJVAB). The San Joaquin 
Valley Air Pollution Control District (SJVAPCD) has jurisdiction over most air quality matters in the Basin 
and is tasked with implementing programs and regulations required by the federal and state Clean Air Acts.   

If a project is found to interfere with the region’s ability to comply with federal and state air quality standards, 
local governments then need to consider project modifications or provide mitigation measures to eliminate 
the inconsistency of the project plans. In order for a project to be considered “consistent” with the latest Air 
Quality Plan (AQP), the proposed project must be consistent with the goals, objectives, and assumptions in 
the respective plan to achieve federal and state air quality standards.  Additionally, both construction related 
and long-term emissions are required to be quantified and compared to the SJVAPCD significance 
thresholds.  
 
Although the previously certified Specific Plan EIR includes an air quality analysis, it does not evaluate 
whether the Project would conflict with or obstruct implementation of SJVAPCD AQPs. Proposed 
amendments also include changes to land use which may result in changes to traffic circulation and 
distribution. Finally, significant regulatory changes related to air quality have been made since the previously 
certified Specific Plan EIR was certified. Thus, the proposed Project could result in a conflict with SJVAPCD 
AQPs and a potentially significant air quality impact could occur. For this reason, potentially significant air 
quality impacts will be assessed in the SEIR.   
 
Further, the SEIR will include a peer review of the Health Risk Assessment prepared for the proposed 
Specific Plan Amendment and will be included in the air quality analysis section of the SEIR. 

 

b)  Violate any air quality standard or contribute substantially to an existing or projected air quality violation?  
Determination: Potentially Significant Impact. 

 
Discussion 
As explained in Response III(a) above, significant regulatory changes related to air quality have been made 
since the adoption of the previously certified Specific Plan EIR. Therefore, the proposed amendments to the 
Specific Plan could violate an air quality standard or contribute substantially to an existing or projected air 
quality violation, resulting in potentially significant air quality impacts that will be analyzed in the SEIR. 
 
c) Result in a cumulatively considerable net increase of any criteria pollutant for which the project region is non-attainment 

under an applicable federal or state ambient air quality standard (including releasing emissions which exceed quantitative 
thresholds for ozone precursors)?  Determination: Potentially Significant Impact. 
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Discussion 
Refer to Response III(b), above. The proposed Project could result in potentially significant air quality 
impacts that will be analyzed in the SEIR. Additionally, an energy conservation analysis will be undertaken in 
the SEIR to evaluate opportunities for decreasing air quality impacts via energy conservation measures. 
 
d) Expose sensitive receptors to substantial pollutant concentrations?  Determination: Potentially Significant 

Impact. 
 
Discussion 
Refer to Response III(a), above.  The proposed Project could result in potentially significant air quality 
impacts that will be analyzed in the SEIR. 
 
e) Create objectionable odors affecting a substantial number of people?  Determination: Potentially Significant 

Impact. 
 
Discussion 
Refer to Response III(a), above.  The proposed Project could result in potentially significant air quality 
impacts that will be analyzed in the SEIR. 

 

IV. BIOLOGICAL RESOURCES 

 
BIOLOGICAL RESOURCES -- Would the 
project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Have a substantial adverse effect, either 
directly or through habitat modifications, on 
any species identified as a candidate, sensitive, 
or special status species in local or regional 
plans, policies, or regulations, or by the 
California Department of Fish and Wildlife or 
U.S. Fish and Wildlife Service? 

    

 
b) Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, regulations or by the California 
Department of Fish and Wildlife or US Fish 
and Wildlife Service? 

    

 
c) Have a substantial adverse effect on 
federally protected wetlands as defined by 
Section 404 of the Clean Water Act (including, 
but not limited to, marsh, vernal pool, coastal, 
etc.) through direct removal, filling, 
hydrological interruption, or other means? 

    

 
d) Interfere substantially with the movement 
of any native resident or migratory fish or 
wildlife species or with established native 
resident or migratory wildlife corridors, or 

    



Tracy Hills Specific Plan Amendment   Initial Study 
 

 

October 2013 24 City of Tracy 

impede the use of native wildlife nursery sites? 
 
e) Conflict with any local policies or 
ordinances protecting biological resources, 
such as a tree preservation policy or 
ordinance? 

    

 
f) Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan? 

    

 
Would the Project: 
 
a) Have a substantial adverse effect, either directly or through habitat modifications, on any species identified as a candidate, 

sensitive, or special status species in local or regional plans, policies, or regulations, or by the California Department of Fish 
and Wildlife or U.S. Fish and Wildlife Service?  Determination: Potentially Significant Impact. 

 
Discussion 
The previously certified Specific Plan EIR identified sensitive or special status species within the project site 
and identified mitigation measures for the San Joaquin Kit Fox, Burrowing Owl, and the Red-legged Frog. 
Since the previous Specific Plan was adopted and the corresponding EIR was certified, a portion of the Tracy 
Hills Specific Plan area (Phase 1) has entered into the San Joaquin Multi-Species Habitat Conservation and 
Open Space Plan, and the regulatory environment for habitat conservation has changed. Therefore, an 
updated biological assessment would be required to reevaluate the impacts of the proposed Project and build-
out of the Specific Plan to biological resources. Impacts to biological resources could be potentially 
significant and will be analyzed further in the SEIR.  
 
 
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified in local or regional 

plans, policies, regulations or by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?  
Determination: Potentially Significant Impact. 

 
Discussion 
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to 
determine whether a potentially significant impact will result. 
 
c) Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the Clean Water Act 

(including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or 
other means?  Determination: Potentially Significant Impact. 

 
Discussion 
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to 
determine whether a potentially significant impact will result. 
 
d) Interfere substantially with the movement of any native resident or migratory fish or wildlife species or with established native 

resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites?  Determination: Potentially 
Significant Impact. 
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Discussion 
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to 
determine whether a potentially significant impact will result. 
 
e) Conflict with any local policies or ordinances protecting biological resources, such as a tree preservation policy or ordinance?  

Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to 
determine whether a potentially significant impact will result. 
 
f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other 

approved local, regional, or state habitat conservation plan?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response IV(a), above. The proposed Project would require further analysis in the SEIR to 
determine whether a potentially significant impact will result. 
 
 

V. CULTURAL RESOURCES 

 
CULTURAL RESOURCES -- Would the 
project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Cause a substantial adverse change in the 
significance of a historical resource as defined 
in '15064.5? 

    

 
b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to '15064.5? 

    

 
c) Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

    

 
d) Disturb any human remains, including 
those interred outside of formal cemeteries? 

    

 
Would the Project: 
 
a) Cause a substantial adverse change in the significance of a historical resource as defined in CEQA Guidelines § 15064.5?  

Determination: Less Than Significant Impact.  
 

Discussion 
Historic resources generally consist of buildings, structures, improvements, and remnants associated with a 
significant historic event or person(s) and/or represent a historically significant style, design, or achievement.  
Damage to or demolition of such resources is typically considered to be a significant impact.  Impacts to 
historic resources can occur through direct impacts, such as destruction or removal, and through indirect 
impacts, such as a change in the setting of a historic resource.  No development is proposed in areas that 
currently contain known historic resources. However, during construction, unknown and/or undocumented 
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historic resources may be uncovered. Impacts to historical resources were considered to be less than 
significant with mitigation in the previously certified 1998 Specific Plan EIR. Mitigation for impacts to 
historical resources were included as a condition of the 1998 Specific Plan project approval and would be 
required as part of the previously certified EIR.  No substantive changes to the disposition of impacts would 
result from the proposed amendments, thus impacts would remain less than significant and no further 
environmental analysis would be required in regards to historical resources.  
 
 
b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to CEQA Guidelines § 

15064.5?  Determination: Less Than Significant Impact. 
 
Discussion 
Archaeological sites are locations that contain resources associated with former human activities, and may 
contain such resources as human skeletal remains, waste from tool manufacture, tool concentrations, and/or 
discoloration or accumulation of soil or food remains. The cultural report prepared for the previously 
certified Specific Plan EIR did not identify any eligible archaeological sites within the project area. Impacts 
were evaluated and considered less than significant with mitigation in the previously certified Specific Plan 
EIR. Mitigation for impacts to archaeological resources were included as a condition of the 1998 Specific 
Plan project approval and would be required as part of the previously certified EIR.  No substantive changes 
to the disposition of impacts would result from the proposed amendments, thus impacts would remain less 
than significant and no further environmental analysis would be required in regards to archaeological 
resources.   
 

 
c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?  Determination: Less 

Than Significant Impact. 
 
Discussion 
Paleontological resources are the preserved fossilized remains of plants and animals. Fossils and traces of 
fossils are preserved in sedimentary rock units, particularly fine- to medium-grained marine, lake, and stream 
deposits, such as limestone, siltstone, sandstone, or shale, and in ancient soils (paleosols). They are also found 
in coarse-grained sediments, such as conglomerates or coarse alluvium sediments. Fossils are rarely preserved 
in igneous or metamorphic rock units.  Fossils may occur throughout a sedimentary unit and, in fact, are 
more likely to be preserved subsurface, where they have not been damaged or destroyed by previous ground 
disturbance, amateur collecting, or natural causes such as erosion. In contrast, archaeological and historic 
resources are often recognized by surface evidence of their presence.  
 
The City of Tracy and the proposed Project Area have the potential to contain undiscovered paleontological 
sites, including human remains. Implementation of the proposed Project would result in the development of 
undeveloped land, and would include grading, ground removal and other disturbances. These actions could 
result in a potentially significant impact to paleontological resources. At the time the 1998 Specific Plan EIR 
was certified, paleontological resources were not considered in the CEQA standards of significance. 
However, impacts to paleontological resources were addressed in the 2011 General Plan EIR. The General 
Plan EIR outlines mitigation measures to reduce potentially significant impacts to paleontological resources 
to a less than significant level. With implementation of mitigation measures outlined in the General Plan EIR, 
impacts to paleontological resources associated with the proposed Specific Plan Amendment would be less 
than significant. This topic will not be discussed further in the SEIR.   
 
d) Disturb any human remains, including those interred outside of formal cemeteries?  Determination: Less Than 

Significant Impact. 
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Discussion 
Ground-disturbing activities, such as grading or excavation, have the potential to disturb human remains. If 
human remains are found, those remains would require proper treatment, in accordance with applicable laws. 
As discussed in response V(c), above, The General Plan EIR outlines mitigation measures to reduce 
potentially significant impacts to paleontological resources, including human remains, to a less than significant 
level. With implementation of mitigation measures outlined in the General Plan, impacts to undiscovered 
human remains associated with the proposed Specific Plan Amendment would be less than significant. This 
topic will not be discussed further in the SEIR. 

VI. GEOLOGY AND SOILS 

 
GEOLOGY AND SOILS -- Would the 
project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Expose people or structures to potential 
substantial adverse effects, including the risk 
of loss, injury, or death involving: 

    

 
i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on other 
substantial evidence of a known fault? Refer to 
Division of Mines and Geology Special 
Publication 42. 

    

 
ii) Strong seismic ground shaking?     
 
iii) Seismic-related ground failure, including 
liquefaction? 

    

 
iv) Landslides?     
 
b) Result in substantial soil erosion or the loss 
of topsoil? 

    

 
c) Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in 
on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

 
d) Be located on expansive soil, as defined in 
Table 18-1-B of the California Building Code 
(2010), creating substantial risks to life or 
property? 

    

 
e) Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative waste water disposal systems where 
sewers are not available for the disposal of 
waste water? 
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Would the Project: 
 
a) Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, or death involving: 
 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning 
Map issued by the State Geologist for the area or based on other substantial evidence of a known fault?  Refer to 
Division of Mines and Geology Special Publication 42. Determination: Less Than Significant Impact. 

 
Discussion 
Based upon known inactive faults located within the Project area and active faults in the surrounding region, 
the Project area has the potential to experience groundshaking due to its proximity to active faults. The 
impact of groundshaking to people or property, caused by seismic activity or nearby faults, would be 
increased as a result of site development.  Impacts related to groundshaking, landslides, liquefaction, 
expansive soil, lateral spreading and loss of topsoil were analyzed and were considered less than significant 
with mitigation in the previously certified 1998 Specific Plan EIR. The Project does not propose changes to 
the Specific Plan boundary and does not exceed the maximum dwelling units or non-residential square 
footage previously approved. Mitigation measures for geological and soil impacts from the 1998 Specific Plan 
EIR were included as a condition of the 1998 Specific Plan project approval. Therefore, no additional impacts 
to geological or soil impacts would occur as a result of the proposed Specific Plan Amendment; impacts 
would be considered less than significant and this topic will not be discussed further in the SEIR.  
 

 
ii) Strong seismic ground shaking?  Determination: Less Than Significant Impact. 
 

Discussion 
Refer to Response VI(a)(i), above. Less than significant impacts would result. 
 

iii) Seismic-related ground failure, including liquefaction?  Determination: Less Than Significant Impact. 
 

Discussion 
Refer to Response VI(a)(i), above. Less than significant impacts would result. 
 

iv) Landslides?  Determination: Less Than Significant Impact. 
 

Discussion 
Refer to Response VI(a)(i), above. Less than significant impacts would result. 
 
b) Result in substantial soil erosion or the loss of topsoil?  Determination: Less Than Significant Impact. 
 
Discussion 
Refer to Response VI(a)(i), above. Less than significant impacts would result. 
 
c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the project, and potentially 

result in on-or off-site landslide, lateral spreading, subsidence, liquefaction or collapse?  Determination: Less Than 
Significant Impact. 

 
Discussion 
Refer to Response VI(a)(i), above. Less than significant impacts would result. 
 
d) Be located on expansive soil, as defined in Table 18-1-B of the California Building Code (2010), creating substantial risks 

to life or property?  Determination: Less than Significant Impact. 
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Discussion 
Refer to Response VI(a)(i), above. Less than significant impacts would result. 
 
 
e) Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater disposal systems where sewers 

are not available for the disposal of wastewater?  Determination: No Impact. 
 
Discussion 
The updated Citywide Wastewater Master Plan includes provisions to serve the Tracy Hills Specific Plan area 
via sewer mains in Corral Hollow Road, with treatment at the City’s existing wastewater treatment facility. 
Neither the 1998 Tracy Hills Specific Plan, nor the proposed Specific Plan Amendment proposes the use of 
septic tanks or alternative wastewater disposal systems. Thus, no impact would result in this regard. 
 
 

VII. GREENHOUSE GAS EMISSIONS 

 
GREENHOUSE GAS EMISSIONS - Would 
the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

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

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

    

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

Determination: Potentially Significant Impact. 
 
Discussion 
Greenhouse gases (GHGs) are gases in the atmosphere that absorb and emit radiation.  The greenhouse 
effect traps heat in the troposphere through a three-fold process, summarized as follows:  short wave 
radiation emitted by the Sun is absorbed by the Earth; the Earth emits a portion of this energy in the form of 
long wave radiation; and GHGs in the upper atmosphere absorb this long wave radiation and emit this long 
wave radiation into space and toward the Earth.  This “trapping” of the long wave (thermal) radiation emitted 
back toward the Earth is the underlying process of the greenhouse effect.  The main GHGs in the Earth's 
atmosphere are water vapor, carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), ozone (O3), 
hydrofluorocarbons (HCFs), perfluorocarbons (PFCs), and sulfur hexafluoride (SF6).  
 
Direct GHG emissions include emissions from construction activities, area sources, and mobile (vehicle) 
sources.  Typically, mobile sources make up the majority of direct emissions.  Indirect GHG emissions are 
generated by incremental electricity consumption and waste generation.  Electricity consumption is 
responsible for the majority of indirect emissions. 
 
Regulatory Environment 
 
In June 2005, California established GHG emissions reduction targets in Executive Order S-3-05.  The 
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Executive Order established the following goals: GHG emissions should be reduced to 2000 levels by 2010; 
GHG emissions should be reduced to 1990 levels by 2020; and GHG emissions should be reduced to 80 
percent below 1990 levels by 2050.  In 2007, California further solidified its dedication to reducing GHGs by 
setting a new Low Carbon Fuel Standard for transportation fuels sold within the state with Executive Order 
S-1-07.  Executive Order S-1-07 sets a declining standard for GHG emissions measured in CO2 equivalent 
gram per unit of fuel energy sold in California.   
 
In response to the transportation sector accounting for more than half of California’s CO2 emissions, 
Assembly Bill (AB) 1493 (AB 1493, Pavley) was enacted on July 22, 2002.  AB 1493 required the California 
Air Resources Board (CARB) to set GHG emission standards for passenger vehicles, light duty trucks, and 
other vehicles whose primary use is noncommercial personal transportation in the state.  Additionally, the 
California legislature enacted AB 32 (AB 32, Nuñez) in 2006 to further the goals of Executive Order S-3-05.  
AB 32 represents the first enforceable statewide program to limit GHG emissions from all major industries, 
with penalties for noncompliance.   
 
CARB adopted the AB 32 Climate Change Scoping Plan (Scoping Plan) in December 2008 to achieve reductions 
in GHG emissions in California pursuant to the requirements of AB 32.  The Scoping Plan contains the main 
strategies California will use to reduce GHG emissions.  AB 32 requires California to reduce its GHG 
emissions by approximately 28 to 33 percent below business as usual (BAU).  CARB has identified reduction 
measures to achieve this goal as set forth in the Scoping Plan. 
 
The THSP Specific Plan EIR was certified in 1998, prior to the establishment of any GHG regulations in 
California. As such, the EIR did not analyze the potential impacts from potential greenhouse gas emissions. 
Therefore, this issue will be analyzed in more detail in the SEIR. 
 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the emissions of greenhouse gases? 

Determination: Potentially Significant Impact. 
 
Discussion 
On February 1, 2011, the City adopted a Sustainability Action Plan in response to AB 32.  Consistent with the 
recommendations of the CARB Scoping Plan, the City’s Sustainability Action Plan establishes a GHG 
reduction goal of 29 percent of community and municipal GHG emissions from 2020 BAU projected levels.  
To achieve the reduction goal, the Sustainability Action Plan provides various goals and best practices that 
focus on energy, transportation and land use, solid waste, water use, agriculture and open space, biological 
resources, air quality, public health, and economic development. The Sustainability Action Plan goals and best 
practices are incorporated in the General Plan.  GHG emissions associated with the Project will be analyzed 
in the SEIR in the context of the Sustainability Action Plan and General Plan to determine the significance of 
potential impacts.  

VIII. HAZARDS AND HAZARDOUS MATERIALS   

 
HAZARDS AND HAZARDOUS 
MATERIALS - Would the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Create a significant hazard to the public or 
the environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

 
b) Create a significant hazard to the public or 
the environment through reasonably 
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foreseeable upset and accident conditions 
involving the release of hazardous materials 
into the environment? 
 
c) Emit hazardous emissions or handle 
hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile 
of an existing or proposed school? 

    

 
d) Be located on a site which is included on a 
list of hazardous materials sites compiled 
pursuant to Government Code Section 
65962.5 and, as a result, would it create a 
significant hazard to the public or the 
environment? 

    

 
e) For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project result 
in a safety hazard for people residing or 
working in the project area? 

    

 
f) For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

    

 
g) Impair implementation of or physically 
interfere with an adopted emergency response 
plan or emergency evacuation plan? 

    

 
h) Expose people or structures to a significant 
risk of loss, injury or death involving wildland 
fires, including where wildlands are adjacent to 
urbanized areas or where residences are 
intermixed with wildlands? 

    

 
Would the project: 
 

a) Create a significant hazard to the public or the environment through the routine transport, use, or disposal of hazardous 

materials?  Determination: Potentially Significant Impact. 
 
Discussion 
The proposed Project includes the preparation of an updated Phase I Environmental Site Assessment (ESA) 
to evaluate the impacts related to hazards and hazardous materials consistent with the proposed land use plan 
and the 2011 General Plan EIR.  
 
Although it is expected that future development facilitated by the proposed Project would use relatively small 
quantities of hazardous materials, such as household cleaners, pesticides, and fertilizers – impacts related to 
routine transport, use, or disposal of hazardous materials will require further assessment in the SEIR. 
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b) Create a significant hazard to the public or the environment through reasonably foreseeable upset and accident conditions 

involving the release of hazardous materials into the environment?  Determination: Potentially Significant 
Impact. 

 
Discussion 
The proposed Project may include construction of a proposed Elementary School. If the school site is 
confirmed for proposed construction in Phase 1a, the SEIR will include an analysis of reasonably foreseeable 
accidents related to the presence of underground pipelines that traverse the project site. Thus, potential 
impacts related to the release of hazardous materials into the environment will require further assessment in 
the SEIR. 
 
 

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within one-quarter 

mile of an existing or proposed school?  Determination: Potentially Significant Impact. 

 
Discussion 
Refer to Responses VIII(a)(b), above. Potential impacts related to hazardous emissions or acutely hazardous 

materials, substances, or waste within one-quarter mile of an existing or proposed school will require further 

assessment in the SEIR. 

 

 

d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to Government Code Section 

65962.5 and, as a result, would it create a significant hazard to the public or the environment?  Determination: 
Potentially Significant Impact. 

 
Discussion 
Refer to Response VIII(a), above.  Potential impacts related to being located on a site which is included on a 

list of hazardous materials sites will require further assessment in the SEIR. 

 

 

e) For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a 

public airport or public use airport, would the project result in a safety hazard for people residing or working in the project 

area?  Determination: Less Than Significant Impact. 
 
Discussion 
The Tracy Municipal Airport (TMA) is located immediately east of the Project area. The airport is a general 
aviation airport owned by the City and managed by the Public Works Department.  Future development 
identified in the proposed Project would be constructed within two miles of the TMA. Although there would 
be an incremental increase in risk of upset conditions resulting from future development within the Tracy 
Municipal Airport flight path, the low accident rate for commercial aircraft, the existing protocol governing 
the transport of explosive materials in conjunction with implementation of the previously certified EIR 
mitigation measures reduce this risk to less than significant as it relates to the Tracy Hills Specific Plan. 
Further, the Project does not propose changes to the project boundary and does not exceed the maximum 
dwelling units or non-residential square footage previously approved. Mitigation measures for hazards and 
hazardous materials from the 1998 Specific Plan EIR were included as a condition of the 1998 Specific Plan 
project approval. Therefore, no additional impacts to hazards or hazardous materials related to this topical 
area would occur as a result of the proposed Specific Plan Amendment; impacts would therefore be 
considered less than significant and this topic will not be discussed further in the SEIR.  
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f) For a project within the vicinity of a private airstrip, would the project result in a safety hazard for people residing or 

working in the project area?  Determination: No Impact. 
 
Discussion 
The Project area is not located in the vicinity of a private airstrip. Therefore, no impacts would occur as a 

result of the proposed Project. 

 
g) Impair implementation of or physically interfere with an adopted emergency response plan or emergency evacuation plan? 

Determination:  Potentially Significant Impact. 
 
Discussion 
Implementation of the proposed amended land plan and building configurations has the potential to impair 
implementation of or physically interfere with an adopted emergency response plan or emergency evacuation 
plan. Further analysis is required in the SEIR to evaluate the proposed Project’s potential impact on 
emergency response and emergency evacuation plans. 
 
 

h) Expose people or structures to a significant risk of loss, injury or death involving wildland fires, including where wildlands 

are adjacent to urbanized areas or where residences are intermixed with wildlands?  Determination: Less Than 
Significant. 

 
Discussion 
Although the proposed Project is located in an area with a moderate wildland fire potential according to the 
California Department of Forestry, the General Plan policies mitigate risk to health and safety by requiring 
that new private and public development projects in areas of potential wildland fire hazards employ certain 
safety measures, including the use of fire-resistant plants, ground cover, and roofing materials, and clearing 
areas around structures of potential fuel. New development would also be required to satisfy fire flow and 
hydrant standards established by the City to facilitate fire-fighting in the event of a fire. The implementation 
of these General Plan policies would reduce the potential impacts to less than significant. Therefore, further 
analysis will not be required in the SEIR. 
 

IX. HYDROLOGY AND WATER QUALITY 

 
HYDROLOGY AND WATER QUALITY -- 
Would the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Violate any water quality standards or waste 
discharge requirements? 

    

 
b) Substantially deplete groundwater supplies 
or interfere substantially with groundwater 
recharge such that there would be a net deficit 
in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production 
rate of pre-existing nearby wells would drop to 
a level which would not support existing land 
uses or planned uses for which permits have 
been granted)? 
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c) Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, in a manner which would result in 
substantial erosion or siltation on- or off-site? 

    

 
d) Substantially alter the existing drainage 
pattern of the site or area, including through 
the alteration of the course of a stream or 
river, or substantially increase the rate or 
amount of surface runoff in a manner which 
would result in flooding on- or off-site? 

    

 
e) Create or contribute runoff water which 
would exceed the capacity of existing or 
planned storm water drainage systems or 
provide substantial additional sources of 
polluted runoff? 

    

 
f) Otherwise substantially degrade water 
quality? 

    

 
g) Place housing within a 100-year flood 
hazard area as mapped on a federal Flood 
Hazard Boundary or Flood Insurance Rate 
Map or other flood hazard delineation map? 

    

 
h) Place within a 100-year flood hazard area 
structures which would impede or redirect 
flood flows? 

    

 
i) Expose people or structures to a significant 
risk of loss, injury or death involving flooding, 
including flooding as a result of the failure of a 
levee or dam? 

    

 
j) Inundation by seiche, tsunami, or mudflow?     

 
Would the Project: 
 

a) Violate any water quality standards or waste discharge requirements?  Determination: Potentially Significant 
Impact. 

 
Discussion 
The proposed Project would result in the conversion of existing agricultural or open space lands to urban 
uses, thereby potentially increasing the generation of typical urban water contaminants from the area. 
Additionally, the Project could result in greater vehicular use of nearby roadways, which could potentially 
increase contaminants that would be carried in runoff and discharged into receiving waters. Moreover, 
grading, and excavation associated with future development facilitated by the Project could result in 
deposition of sediment on street surfaces. 
 
Impacts to water quality standards were considered in the previously certified Specific Plan EIR. However, 
proposed amendments to the land use plan will require additional assessment to ensure that waste discharge 
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would not exceed water quality standards. Therefore, impacts to water quality are considered potentially 
significant and will be analyzed in the SEIR. 
 
 

b) Substantially deplete groundwater supplies or interfere substantially with groundwater recharge such that there would be a net 

deficit in aquifer volume or a lowering of the local groundwater table level (e.g., the production rate of pre-existing nearby 

wells would drop to a level which would not support existing land uses or planned uses for which permits have been granted)?  

Determination: Potentially Significant Impact. 
 
Discussion 
The proposed Project includes the preparation of a Water Supply Assessment to update existing conditions, 

water demand, water storage and pumping requirements consistent with the proposed land use plan, and the 

Citywide Water System Master Plan. Therefore, the potential for the development intensity facilitated by the 

Project to impact groundwater supplies will be evaluated in the SEIR.  

 

 

c) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream 

or river, in a manner, which would result in substantial erosion or siltation on- or off-site?  Determination: 
Potentially Significant Impact. 

 
Discussion 
The proposed Project includes an update to the Tracy Hills Storm Drainage Master Plan consistent with the 
proposed land use plan. The complete update to the Storm Drainage Master Plan includes information on the 
physical characteristics of the area including existing drainage, floodplains, soils and permeability, 
groundwater and proposed retention basins. Therefore, the potential of the Project to alter the existing 
drainage pattern of the area will be assessed in the SEIR. 
 
 

d) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream 

or river, or substantially increase the rate or amount of surface runoff in a manner, which would result in flooding on or off-

site?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response IX(c), above.  The potential of the proposed Project to alter the course of a stream or river 
or substantially increase the rate or amount of surface runoff in a manner which would result in flooding on 
or off-site will be assessed in the SEIR. 
 

e) Create or contribute runoff water which would exceed the capacity of existing or planned storm water drainage systems or 

provide substantial additional sources of polluted runoff?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response IX(c), above. Potentially significant impacts will be further assessed in the SEIR. 
 

f) Otherwise substantially degrade water quality?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Responses IX(c), above.  The potential of the Project to substantially degrade water quality will be 
assessed in the SEIR. 
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g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or Flood Insurance 

Rate Map or other flood hazard delineation map?  Determination: Less Than Significant Impact. 
 
Discussion 
Impacts related to 100-year flood hazards were assessed in the previously certified Specific Plan EIR. 
Approximately 25 acres of land area along the Tracy Hills Specific Plan southern boundary is traversed by 
Corral Hollow Creek. The location of Corral Hollow Creek floodway and floodplain upon this site results in 
episodes of inundation as a result of localized flooding and 100 year occurrences. However, this portion of 
the site is designated as open space/wildlife habitat land and as such would not be developed in any manner. 
Therefore, impacts related to 100-year flood hazards are less than significant and will not be discussed further 
in the SEIR.  
 

h) Place within a 100-year flood hazard area structures which would impede or redirect flood flows?  Determination: Less 
Than Significant Impact. 

 
Discussion 
Refer to Response IX (g), above. Impacts are less than significant. 

 

i) Expose people or structures to a significant risk of loss, injury or death involving flooding, including flooding as a result  of 

the failure of a levee or dam?  Determination: No Impact. 
 
Discussion 
The Specific Plan area is not located within a dam or levee inundation area. Therefore, no impacts would 
result in regards to failure of a levee or dam. This topic will not be discussed further in the SEIR. 
 
j) Inundation by seiche, tsunami, or mudflow?  Determination: Less Than Significant Impact. 
 
Discussion 
A tsunami is a large sea wave generated by earthquakes. These waves travel across the ocean at hundreds of 
miles an hour and are capable of causing waves cresting tens of feet high. Since Tracy has no ocean frontage 
and is located inland across several mountain ranges from the ocean, the risk of a tsunami is very low. A 
seiche is a wave generated in a bay or lake, which can be compared to the back-and-forth sloshing of water in 
a bath tub. Seiches can be caused by winds, changes in atmospheric pressure, underwater earthquakes, or 
landslides into the water. Portions of San Joaquin County could be subject to flooding due to tsunamis or 
seiches resulting in levee failure, however Tracy is not in close proximity to the areas that are most likely to be 
affected. Impacts associated with tsunamis, seiches, and mudflows are addressed in the previously certified 
Specific Plan EIR and 2011 General Plan EIR. No changes to the project boundaries are being proposed as 
part of the Specific Plan Amendment, thus no greater impacts would result than what was previously 
analyzed and impacts would be less than significant in this regard. This topic will not be discussed further in 
the SEIR. 

X.  LAND USE AND RELEVANT PLANNING 

 
 LAND USE AND PLANNING - Would the 
project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Physically divide an established community?     
 
b) Conflict with any applicable land use plan, 
policy, or regulation of an agency with 
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jurisdiction over the project (including, but 
not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or 
mitigating an environmental effect? 
 
c) Conflict with any applicable habitat 
conservation plan or natural community 
conservation plan? 

    

 
Would the Project: 
 
a)  Physically divide an established community?  Determination: No Impact. 
 
Discussion 
An example of a project that has the potential to divide an established community includes the construction 
of a new freeway or highway through an established neighborhood.  The Tracy Hills Specific Plan proposes 
development in the southwest area of the City of Tracy, abutting the Altamont Mountain Pass. The project 
area is south of the Ellis Specific Plan area which is proposed as a mix of residential, commercial, 
office/professional, retail and recreational uses. The Tracy Hills Specific Plan will complement the uses 
within the Ellis Specific Plan area, and will not physically divide an established community.  Therefore, no 
impacts would result and this topic will not be discussed further in the SEIR. 
 
b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the project (including, but 

not limited to the general plan, specific plan, local coastal program, or zoning ordinance) adopted for the purpose of avoiding 
or mitigating an environmental effect?  Determination: Potentially Significant Impact. 

 
Discussion 
Portions of the Specific Plan area lie within the airport runway approach zones for the Tracy Municipal 
Airport in the 2009 San Joaquin County Airport Land Use Compatibility Plan (ALUCP).  New land uses are 
subject to restrictions in these areas, while existing land uses are not subject to ALUCP restrictions. At the 
time the previously approved Specific Plan was prepared, the Specific Plan was in conformance with the 
adopted 1993 Airport Land Use Plan (ALUP).  The previously certified Specific Plan EIR included mitigation 
in order to maintain compliance during the tentative and final map phases of the Project. 
 
Although the 1998 Specific Plan EIR previously analyzed impacts related to airport compatibility, the SEIR 
will provide an updated assessment of the project’s consistency with the recently adopted 2009 Airport Land 
Use Compatibility Plan, and the proposed land use plan (including the addition of the Elementary School). 
Additionally, an updated (2011) General Plan has been adopted since the time the 1998 Specific Plan EIR was 
certified. The Project’s consistency with the current General Plan and related plans/policies will also be 
analyzed further in the SEIR.  
 
 
c) Conflict with any applicable habitat conservation plan or natural community conservation plan?  Determination: 

Potentially Significant Impact. 
 
Discussion 
Refer to Response IV(f), above. The proposed Project could conflict with an applicable habitat conservation 
plan or natural community conservation plan.  
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 XI. MINERAL RESOURCES   

 
 MINERAL RESOURCES -- Would the 
project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Result in the loss of availability of a known 
mineral resource that would be of value to the 
region and the residents of the state? 

    

 
b) Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific plan 
or other land use plan? 

    

 
Would the Project: 
 
a) Result in the loss of availability of a known mineral resource that would be of value to the region and the residents of the 

state?  Determination: Less than Significant Impact. 
 
Discussion 
The main mineral resources found in San Joaquin County, and the Tracy Planning Area are sand and gravel 
(aggregate), which are primarily used for construction materials like asphalt and concrete. The City of Tracy 
has an adopted Aggregate Mining Overlay zone, which has been approved by the State Division of Mines and 
Geology (Resolution 2000-12 of State Division of Mines and Geology). In order to protect aggregate land and 
mitigate conflicts between mining activities and urban uses, the Tracy General Plan designates lands with 
production quality mineral reserves as Aggregate in the southern portion of Tracy. Of the area classified by 
the State Division of Mines and Geology as having potentially significant mineral deposits, the City has 
designated the bulk of this area as Aggregate in the General Plan. Some additional areas identified as having 
potentially significant aggregate deposits are designated as Industrial in the General Plan. The City and State 
have agreed to protect identified areas south of Linne Road for aggregate uses and allow for urban 
development north of Linne Road (much of which has already occurred).  
 
There is a small Aggregate area south of the California Aqueduct, along Corral Hollow Road that falls within 
the project area. Impacts to mineral resources were evaluated and considered less than significant in the 
previously certified 1998 Specific Plan EIR. No amendments to the Project boundary are being proposed as 
part of the Specific Plan Amendment, therefore no additional impacts would occur and this topic will not be 
discussed further in the SEIR.  
 
b) Result in the loss of availability of a locally important mineral resource recovery site delineated on a local general plan, 

specific plan or other land use plan?  Determination: Less than Significant Impact. 
 
Discussion 
Refer to Response XI(a), above.  Impacts are less than significant. 
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  XII. NOISE 

 
NOISE – Would the project result in: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Exposure of persons to or generation of 
noise levels in excess of standards established 
in the local general plan or noise ordinance, or 
applicable standards of other agencies? 

    

 
b) Exposure of persons to or generation of 
excessive groundborne vibration or 
groundborne noise levels? 

    

 
c) A substantial permanent increase in ambient 
noise levels in the project vicinity above levels 
existing without the project? 

    

 
d) A substantial temporary or periodic increase 
in ambient noise levels in the project vicinity 
above levels existing without the project? 

    

 
e) For a project located within an airport land 
use plan or, where such a plan has not been 
adopted, within two miles of a public airport 
or public use airport, would the project expose 
people residing or working in the project area 
to excessive noise levels? 

    

 
f) For a project within the vicinity of a private 
airstrip, would the project expose people 
residing or working in the project area to 
excessive noise levels? 

    

 
 
Would the Project result in:  
 
a) Exposure of persons to or generation of noise levels in excess of standards established in the local general plan or noise 

ordinance, or applicable standards of other agencies?  Determination: Potentially Significant Impact. 
 
Discussion 
Future development within the proposed Project area would be exposed to traffic noise from I-580, Corral 
Hollow Road, and Lammers Road. Other potential sources of noise include Union Pacific Railroad lines, as 
well as small aircraft and helicopters traveling to and from the Tracy Municipal Airport. Potential exposure to 
noise levels in excess of standards adopted by the Tracy General Plan is a potentially significant impact. The 
General Plan has been updated since the adoption of the previously certified Specific Plan EIR, and there are 
changes proposed to the land plan (including the addition of an Elementary School in Phase 1a) as part of the 
Specific Plan Amendment. Therefore, the SEIR will analyze the potential noise impacts on the Project, and 
determine whether Project generated noise will exceed established noise standards.  

 
b) Exposure of persons to or generation of excessive groundborne vibration or groundborne noise levels?  Determination: 

Potentially Significant Impact. 
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Discussion 
Groundborne vibration would occur during grading and construction, and would expose adjacent uses to 
increased noise/vibration levels. Additionally, the proposed Project would place residential structures 
adjacent to Union Pacific Railroad Lines, I-580 and near the Tracy Municipal Airport. Thus, future residential 
uses could be exposed to noise and vibration from rail, air and truck traffic. The General Plan has been 
updated since the adoption of the previously adopted Specific Plan EIR, and there have been changes made 
to the land plan (including the addition of an Elementary School in Phase 1a) as part of the proposed Specific 
Plan Amendment. Therefore, additional analysis is required in the EIR to evaluate potential groundborne 
vibration impacts. 
 
c) A substantial permanent increase in ambient noise levels in the project vicinity above levels existing without the project?  

Determination: Potentially Significant Impact. 
 
Discussion 
The proposed Project would facilitate new housing, commercial, and industrial uses in an area that presently 
contains primarily agricultural fields and open space. Potential increases in ambient noise levels may be 
detected by residents in the communities nearby. Since the General Plan has been updated subsequent to the 
adoption of the previously certified Specific Plan EIR, and there have been changes made to the land plan 
(including the addition of an Elementary School in Phase 1a) as part of the proposed Specific Plan 
Amendment, additional analysis is required in the SEIR to evaluate potential increases in ambient noise level 
impacts.  
 
d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above levels existing without the 

project?  Determination: Potentially Significant Impact. 
 
Discussion 
Implementation of the proposed Project could result in a substantial temporary or periodic increase in 
ambient noise levels in the Project vicinity over the long-term buildout of the proposed area. Potential 
impacts related to temporary or periodic increases in ambient noise levels will be assessed in the SEIR in 
accordance with current General Plan policies and the proposed amendment to the previously adopted land 
plan. 

 
e) For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a 

public airport or public use airport, would the project expose people residing or working in the project area to excessive noise 
levels?  Determination: Potentially Significant Impact. 

 
Discussion 
The Tracy Municipal Airport (TMA) is a general aviation airport owned by the City and managed by the 

Public Works Department.  The Project area is located within the San Joaquin County Council of 

Governments’ 2009 Airport Land Use Plan (ALUP) for the Tracy Municipal Airport. Potential exposure to 

noise levels in excess of standards adopted by the San Joaquin County Council of Governments’ 2009 ALUP 

is a potentially significant impact. The SEIR will analyze the potential noise impacts on the Project in 

accordance with the 2009 ALUP and the proposed amendments to the land plan (including the addition of an 

Elementary School in Phase 1a).  
 
f) For a project within the vicinity of a private airstrip, would the project expose people residing or working in the project area 

to excessive noise levels?  Determination: No Impact. 
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Discussion 
The proposed Project is not located within the vicinity of a private airstrip. Therefore, there would be no 

related impact and this topic will not be discussed in the SEIR. 
 

 XIII. POPULATION AND HOUSING 

 
POPULATION AND HOUSING -- Would 
the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Induce substantial population growth in an 
area, either directly (for example, by proposing 
new homes and businesses) or indirectly (for 
example, through extension of roads or other 
infrastructure)? 

    

 
b) Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

    

 
c) Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

    

 
Would the Project: 
 
a) Induce substantial population growth in an area, either directly (for example, by proposing new homes and businesses) or 

indirectly (for example, through extension of roads or other infrastructure)?  Determination: Less Than 
Significant Impact. 

 
Discussion 
The proposed Project would serve existing and planned development consistent with the General Plan. The 
proposed Specific Plan Amendment does not exceed the maximum dwelling units or non-residential square 
footage previously approved in the certified 2011 General Plan EIR. Therefore, the proposed Project would 
not induce population growth, either directly or indirectly, not already anticipated in the 2011 General Plan 
EIR. Additionally, the 2011 General Plan EIR did not find any significant impacts related to population, 
employment or housing. Therefore, impacts related to population and housing would be less than significant 
and this topic will not be discussed further in the SEIR. 
 

b) Displace substantial numbers of existing housing, necessitating the construction of replacement housing elsewhere?  

Determination: No Impact. 
 
Discussion 
The proposed Project area does not presently contain housing, therefore no construction of replacement 
housing would be necessary. No impacts would occur and this topic will not be discussed in the SEIR. 
 
 

c)  Displace substantial numbers of people, necessitating the construction of replacement housing elsewhere?  Determination: 
No Impact. 
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Discussion 
Refer to Response XIII(b), above.  No impacts would result. 
 

XIV. PUBLIC SERVICES 

 
PUBLIC SERVICES 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Would the project result in substantial 
adverse physical impacts associated with the 
provision of new or physically altered 
governmental facilities, need for new or 
physically altered governmental facilities, the 
construction of which could cause significant 
environmental impacts, in order to maintain 
acceptable service ratios, response times or 
other performance objectives for any of the 
public services: 

 
 

 
 

 
 

 
 

 
Fire protection?     

 
Police protection?     

 
Schools?     

 
Parks?     

 
Other public facilities?     

 
a) Would the project result in substantial adverse physical impacts associated with the provision of new or physically altered 

governmental facilities, need for new or physically altered governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for any of the public services: 
 
1) Fire protection?  Determination:  Less Than Significant Impact. 

 
Discussion 
The previously certified Specific Plan EIR analyzed impacts to police and fire protection services and 
determined that impacts were considered less than significant. Mitigation for impacts to police and fire 
protection services has been included as a condition of project approval as part of the previously certified 
EIR. No substantive changes are being proposed to modify overall dwelling units or non-residential square 
footage previously approved. Therefore, impacts would remain less than significant in this regard and further 
analysis will not be required in the SEIR. 

 
2) Police protection?  Determination: Less Than Significant Impact. 
 

Discussion 
Refer to Response XIV(a)(1), above.   Less than significant impacts would result. 
 

3) Schools?  Determination: Potentially Significant Impact. 
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Discussion 
The proposed Project includes the construction of an Elementary School, which will require further analysis 
as part of the Tracy Hills Specific Plan Amendment Subsequent EIR. Therefore, potential impacts to the 
proposed Elementary School are considered potentially significant and will be assessed in the SEIR. 
 

4) Parks?  Determination: Less Than Significant Impact. 
 
Discussion 
The previously certified Specific Plan EIR analyzed impacts to parks and other public facilities and 
determined that impacts were considered less than significant. No substantive changes are being proposed to 
modify overall dwelling units or non-residential square footage previously approved. Therefore, impacts 
would remain less than significant in this regard and further analysis will not be required in the SEIR. 
 

5) Other public facilities?  Determination: Less Than Significant Impact. 
 
Discussion 
Refer to Response XIV(a)(4), above.  Less than significant impacts would result. 

 

XV.  RECREATION 

 
RECREATION -- 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Would the project increase the use of 
existing neighborhood and regional parks or 
other recreational facilities such that 
substantial physical deterioration of the facility 
would occur or be accelerated? 

    

 
b) Does the project include recreational 
facilities or require the construction or 
expansion of recreational facilities which 
might have an adverse physical effect on the 
environment? 

    

 
a) Would the proposed project increase the use of existing neighborhood and regional parks or other recreational facilities 

such that substantial physical deterioration of the facility would occur or be accelerated?  Determination: Less 
Than Significant Impact. 

 
Discussion 
Refer to Response XIV(a)(4), above.  Less than significant impacts would result. 

 
b) Does the project include recreational facilities or require the construction or expansion of recreational facilities which 

might have an adverse effect on the environment?  Determination: Less than Significant Impact. 

 
Discussion 
The previously certified Specific Plan EIR analyzed impacts related to recreational facilities. Impacts were 
considered less than significant in the previously certified Specific Plan EIR. No changes to recreational 
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facilities have been proposed as part of the Specific Plan amendment, therefore impacts related to the 
expansion of recreational facilities are less than significant and will not require further analysis in the SEIR. 
 

XVI. TRANSPORTATION/TRAFFIC  

 
TRANSPORTATION/TRAFFIC -- Would 
the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Conflict with an applicable plan, ordinance 
or policy establishing measures of 
effectiveness for the performance of the 
circulation system, taking into account all 
modes of transportation including mass transit 
and non-motorized travel and relevant 
components of the circulation system, 
including but not limited to intersections, 
streets, highways and freeways, pedestrian and 
bicycle paths,  and mass transit? 

    

 
b) Conflict with an applicable congestion 
management program, including, but not 
limited to, level-of-service standards and travel 
demand measures, or other standards 
established by the county congestion 
management agency for designated roads and 
highways? 

    

 
c) Result in a change in air traffic patterns, 
including either an increase in traffic levels or 
a change in location that results in substantial 
safety risks? 

    

 
d) Substantially increase hazards due to a 
design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

    

 
e) Result in inadequate emergency access?     
 
f) Conflict with adopted policies, plans, or 
programs supporting alternative transportation 
(e.g., bus turnouts, bicycle racks)? 

    

 
Would the Project:  
 
a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for the performance of the 

circulation system, taking into account all modes of transportation including mass transit and non-motorized travel and 
relevant components of the circulation system, including but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit?  Determination: Potentially Significant Impact.   
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Discussion 
Future development resulting from implementation of the proposed Project could result in a potentially 
significant conflict with applicable plans, ordinances or policies establishing measures of effectiveness for the 
performance of  intersections, streets, highways and freeways, pedestrian and bicycle paths and mass transit. 
Since the certification of the 1998 Specific Plan EIR, an updated (2011) General Plan EIR has been certified, 
and new regulatory standards related to transportation have been implemented in the State of California. 
Further, the City has approved and adopted a Citywide Transportation Master Plan as part of its General Plan 
implementation process, and the addition of an Elementary School has been included as part of the Project. 
Therefore, the SEIR will evaluate how the proposed amendments to the Specific Plan would comply with 
these updated plans, programs, policies and regulations.  
 
b) Conflict with an applicable congestion management program, including, but not limited to, level-of-service standards and 

travel demand measures, or other standards established by the county congestion management agency for designated roads or 
highways?  Determination: Potentially Significant Impact. 

 
Discussion 
Refer to response XVI (a), above. The proposed Project will require further analysis in the SEIR to determine 
whether a conflict with an applicable congestion management program will result.  
 
 
c) Result in a change in air traffic patterns, including either an increase in traffic levels or a change in location that results in 

substantial safety risks?  Determination: No Impact. 
 
Discussion 
The Project does not propose any land uses or a change in location that would cause an increase in air traffic 
levels or result in substantial safety risks. Therefore, there are no potential impacts to air traffic.  
 
d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous intersections) or incompatible uses 

(e.g., farm equipment)?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to response XVI (a), above. New internal roadways would be required to serve and access proposed 
on-site uses. The roads would have to meet specific design standards to ensure that there would be no safety 
hazards such as sharp curves and dangerous intersections. Therefore, design features will require further 
analysis in the SEIR. 

 
e) Result in inadequate emergency access?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response XVI (a), above. Future development identified in the proposed Specific Plan Amendment 
could delay emergency response times due to roadblocks, construction delays, and detours of various 
facilities. The Project includes an updated circulation plan consistent with the proposed land use plan 
amendments and Citywide Roadway & Transportation Master Plan. Evaluating the updated circulation plan 
in the context of emergency access will be required as part of the SEIR. 
 
    
f)  Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus turnouts, bicycle racks)?  

Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response XVI (a), above. Further analysis would be required in the SEIR to ensure the Project does 
not conflict with adopted plans and/or policies supporting alternative transportation.    
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XVII. UTILITIES AND SERVICE SYSTEMS   

 
UTILITIES AND SERVICE SYSTEMS B 
Would the project: 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Exceed wastewater treatment requirements 
of the applicable Regional Water Quality 
Control Board? 

    

 
b) Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the 
construction of which could cause significant 
environmental effects? 

    

 
c) Require or result in the construction of new 
storm water drainage facilities or expansion of 
existing facilities, the construction of which 
could cause significant environmental effects? 

    

 
d) Have sufficient water supplies available to 
serve the project from existing entitlements 
and resources, or are new or expanded 
entitlements needed? 

    

 
e) Result in a determination by the wastewater 
treatment provider which serves or may serve 
the project that it has adequate capacity to 
serve the project’s projected demand in 
addition to the provider’s existing 
commitments? 

    

 
f) Be served by a landfill with sufficient 
permitted capacity to accommodate the 
project’s solid waste disposal needs? 

    

 
g) Comply with federal, state, and local 
statutes and regulations related to solid waste? 

 

    

Would the Project: 
 
a) Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Board?  Potentially 

Significant Impact. 
 
Discussion 
The proposed Specific Plan Amendment includes an update to the wastewater system consistent with the 
proposed land use plan and the Tracy Wastewater Master Plan. An update of the plan provides that Tracy 
Hills would be served by the City’s wastewater treatment plant (WWTP) consistent with the Tracy 
Wastewater Master Plan.  Future development facilitated by the proposed Project has the potential to cause 
an exceedance of existing plant capacity and result in the necessity of constructing new facilities, which would 
be considered a potentially significant impact. As such, impacts to wastewater treatment requirements will be 
evaluated based on the revisions to the Tracy Wastewater Master Plan in the SEIR.  
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b) Require or result in the construction of new water or wastewater treatment facilities or expansion of existing facilities, the 

construction of which could cause significant environmental effects?  Determination: Potentially Significant 
Impact.  

 
Discussion 
See Response XVII (a), above, in regards to construction or expansion of wastewater treatment facilities. 
Additionally, the proposed Specific Plan Amendment includes an update of existing conditions and water 
demand to reflect the use of Byron-Bethany Irrigation District (BBID) water. An update of water storage and 
pumping requirements is provided consistent with the proposed land use plan, and the Citywide Water 
System Master Plan.  Revisions to the Citywide Water System Master Plan and their effect on infrastructure 
required for project implementation will require further analysis in the SEIR.  
 
 
c) Require or result in the construction of new storm water drainage facilities or expansion of existing facilities, the construction 

of which could cause significant environmental effects?  Determination: Potentially Significant Impact. 
 
Discussion 
The proposed Specific Plan Amendment includes an update to the storm drainage system consistent with the 
proposed land use plan and updated Tracy Hills Storm Drainage Master Plan. The updated storm drainage 
system includes a general update of information and data and provides that urban runoff would be retained 
on-site within retention basins. Revision to the Tracy Hills Storm Drainage Master Plan and their effect on 
storm water drainage facilities required for project implementation will require further analysis in the SIER.  
 
 
d) Have sufficient water supplies available to serve the project from existing entitlements and resources, or are new or expanded 

entitlements needed?  Determination: Potentially Significant Impact. 
 
Discussion 
Refer to Response XVII (b), above. Further analysis in the SEIR would be necessary to determine if impacts 
to water supplies would be significant. 
 
e) Result in a determination by the wastewater treatment provider which serves or may serve the project that it has adequate 

capacity to serve the project’s projected demand in addition to the provider’s existing commitments?  Determination: 
Potentially Significant Impact. 

 
Discussion 
Refer to Response XVII (b), above. Further analysis in the SEIR would be necessary to determine if impacts 
related to wastewater treatment would be significant.  
 
 
f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste disposal needs?  

Determination: Less Than Significant Impact. 
 
Discussion 
The proposed Project would facilitate development of new housing units, office, industrial and commercial 
development that would generate additional solid waste. However, impacts to solid waste facilities and landfill 
capacity were analyzed in the previously certified 1998 Specific Plan EIR. Impacts to solid waste facilities and 
landfill capacity were considered less than significant with mitigation. Mitigation for impacts to solid waste 
facilities has been included as a condition of project approval as part of the previously certified EIR. No 
substantive changes are being proposed to modify overall dwelling units or non-residential square footage 
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previously approved. Therefore, impacts would remain less than significant in this regard and further analysis 
will not be required in the SEIR. 
 
g) Comply with federal, state, and local statutes and regulations related to solid waste?  Determination: Less Than 

Significant Impact. 
 
Discussion 
Refer to Response XVII (f), above. Impacts related to compliance with federal, state and local statutes are 
less than significant and no further analysis is required in the SEIR.  

 

XVIII.  MANDATORY FINDINGS OF SIGNIFICANCE 

 
 MANDATORY FINDINGS OF 
SIGNIFICANCE -- 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation 

Incorporated 

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
a) Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife 
population to drop below self-sustaining 
levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the 
range of a rare or endangered plant or animal 
or eliminate important examples of the major 
periods of California history or prehistory? 

    

 
b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable? ("Cumulatively 
considerable" means that the incremental 
effects of a project are considerable when 
viewed in connection with the effects of past 
projects, the effects of other current projects, 
and the effects of probable future projects)? 

    

 
c) Does the project have environmental 
effects which will cause substantial adverse 
effects on human beings, either directly or 
indirectly? 

    

 
The following findings have been made, regarding the mandatory findings of significance set forth in Section 
15065 of the CEQA Guidelines, based on the results of this environmental assessment: 
 
a)  Does the project have the potential to degrade the quality of the environment, substantially reduce the habitat of a fish or 

wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare or endangered plant or animal or eliminate important examples 
of the major periods of California history or prehistory?  Determination: Potentially Significant Impact. 
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Discussion 
As discussed in Section IV (Biological Resources) and Section V (Cultural Resources) of this Initial Study, the 
proposed Project has the potential to result in potentially significant impacts on the environment.  Therefore, 
further analysis is required. 
 
b)  Does the project have impacts that are individually limited, but cumulatively considerable? (“Cumulatively considerable” 

means that the incremental effects of a project are considerable when viewed in connection with the effects of past projects, the 
effects of other current projects, and the effects of probable future projects)?  Determination: Potentially Significant 
Impact. 

 
Discussion 
As discussed in sections I through XVII, future development facilitated by the proposed Project has the 
potential to result in a variety of impacts. As such, further analysis of cumulative impacts is required in the 
SEIR. 
 
c)  Does the project have environmental effects which would cause substantial adverse effects on human beings, either directly or 

indirectly?  Determination: Potentially Significant Impact. 
 
Discussion 
As stated in various sections of this Initial Study, the proposed Project has the potential to result in significant 
impacts on the environment.  As such, further analysis of these impacts is required in the SEIR. 
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S  J C O G,  Inc. 
 
555 East Weber Avenue  ●  Stockton, CA 95202  ●  (209) 235-0600  ●  FAX (209) 235-0438 

 

San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP) 
 

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTLJ) 
ADVISORY AGENCY NOTICE TO SJCOG, Inc. 

 
 

To:  Scott Claar, City of Tracy, Development Services Department 

From:  Laurel Boyd, SJCOG, Inc. 

Date:  September 10, 2013 

Local Jurisdiction Project Title:  Tracy 580 BP, Phase 1 – Vesting Tentative Subdivision Map (Tract 3788) 

Local Jurisdiction Project Number: TSM 13-0005 

Assessor Parcel Number(s):  251-060-02, 253-020-02, 253-030-08, -14 

Total Acres to be converted from Open Space Use:  402.8 acres 

Habitat Types to be Disturbed:   Agricultural Habitat Land (SJMSCP – Tracy Comp Map) 

Species Impact Findings:    Findings to be determined by SJMSCP biologist. 

 
Dear Mr. Claar: 
 
SJCOG, Inc. has reviewed the Vesting Tentative Subdivision Map for the Tracy 580 Business Park, Phase 1 
(Tract 3788).  The project consists of a subdivision to create approximately 1,179 residential lots and 
approximately 50 acres of Business Park.  The project is located between Interstate 580 and the California 
Aqueduct, west of Corral Hollow Road, Tracy (APN: 251-060-02, 253-020-02, 253-030-08, -14). 
  
City of Tracy is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space 
Plan (SJMSCP). Participation in the SJMSCP satisfies requirements of both the state and federal 
endangered species acts, and ensures that the impacts are mitigated below a level of significance in 
compliance with the California Environmental Quality Act (CEQA).  The LOCAL JURISDICTION retains 
responsibility for ensuring that the appropriate Incidental Take Minimization Measure are properly 
implemented and monitored and that appropriate fees are paid in compliance with the SJMSCP. 
Although participation in the SJMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware 
that if project applicants choose against participating in the SJMSCP, they will be required to provide 
alternative mitigation in an amount and kind equal to that provided in the SJMSCP. 
 
A Minor Amendment was approved January 2011, to allow the Tracy 580 BP Project to participate 
in the SJMSCP.  Prior to ground disturbance, the Tracy 580 BP Project is required to mitigate the 
entire project in endowment fees for a total of 705.95 acres.  This Project is subject to the 
SJMSCP.  This can be up to a 30 day process and it is recommended that the project applicant contact 
SJMSCP staff as early as possible. It is also recommended that the project applicant obtain an 
information package.  http://www.sjcog.org 
 
Please contact SJMSCP staff regarding completing the following steps to satisfy SJMSCP requirements: 
 

 Schedule a SJMSCP Biologist to perform a pre-construction survey prior to any 
ground disturbance 
 

 Sign and Return Incidental Take Minimization Measures to SJMSCP staff (given to 
project applicant after pre-construction survey is completed) 
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 Pay appropriate fee based on SJMSCP findings.  Endowment fees shall be paid for 
the entire Tracy 580 BP acreage prior to any ground disturbance. 
 

 Receive your Certificate of Payment and release the required permit 
 

It should be noted that if this project has any potential impacts to waters of the United States [pursuant to 
Section 404 Clean Water Act], it would require the project to seek voluntary coverage through the 
unmapped process under the SJMSCP which could take up to 90 days.  It may be prudent to obtain a 
preliminary wetlands map from a qualified consultant. If waters of the United States are confirmed on the 
project site, the Corps and the Regional Water Quality Control Board (RWQCB) would have regulatory 
authority over those mapped areas [pursuant to Section 404 and 401 of the Clean Water Act 
respectively] and permits would be required from each of these resource agencies prior to grading the 
project site. 
 
If you have any questions, please call (209) 235-0600. 
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     S  J C O G, Inc. 
San Joaquin County Multi-Species Habitat Conservation & Open Space Plan 

  
555 East Weber Avenue ●  Stockton, CA 95202 ●(209) 235-0600  ●  FAX (209) 235-0438 
 

SJMSCP HOLD 
 
TO:    Local Jurisdiction:  Community Development Department, Planning 

Department, Building Department,  Engineering Department, Survey 
Department, Transportation Department, 
Other:  ___________  

 
FROM:  Laurel Boyd, SJCOG, Inc. 
 

DO NOT AUTHORIZE SITE DISTURBANCE 
DO NOT ISSUE A BUILDING PERMIT 

DO NOT ISSUE __________ FOR THIS PROJECT  
 
The landowner/developer for this site has requested coverage pursuant to the San 
Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP).  In 
accordance with that agreement, the Applicant has agreed to: 
  
1)  Implement Incidental Take Minimization Measures (ITMMs) PRIOR to site 

disturbance. Do not authorize site disturbance until receipt of a signed 
Agreement to Incidental Take Minimization Measures (ITMMs) AND 
verification that all applicable ITMMs have been implemented. 

 
2)  Pay SJMSCP fees.  Endowment fees shall be paid for the entire Tracy 580 BP 

acreage prior to any ground disturbance.  Do not issue a Use Permit until 
receipt of a Certificate of Payment or Verification of Payment to the Local 
Jurisdiction (e.g., Receipt) AND verification that all applicable ITMMs have 
been implemented prior to ground disturbance. 

 
Project Title: Tracy 580 BP, Phase 1 – Vesting Tentative Subdivision Map (Tract 3788) 
 
Applicant:  John Palmer 
 
Assessor Parcel #s: 251-060-02, 253-020-02, 253-030-08, -14 
 
T _______, R______, Section(s): _____ 
 
Local Jurisdiction Contact: Scott Claar 
 
The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate 
Incidental Take Minimization Measures are properly implemented and monitored 
and that appropriate fees are paid in compliance with the SJMSCP. 







































 

 

 
 
December 20, 2013 
 
 
William Dean 
City of Tracy 
Development Services Department 
333 Civic Center Plaza 
Tracy, CA  95376 
 
 
Project:  NOP - Subsequent Environmental Impact Report (SEIR) for the 
 Tracy Hills Specific Plan Amendment Project - SCH # 201302053 
 
District CEQA Reference No:  20130927 
 
Dear Mr. Dean: 
 
The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the 
Notice of Preparation (NOP) for the Tracy Hills Specific Plan Amendment Project. The 
proposed project includes an amendment to the previously adopted (1998) Tracy Hills 
Specific Plan which establishes land use and development standards for an 
approximately 6,175 acre area located near the existing interchange around Corral 
Hollow Road and the proposed Lammers Road interchange on Interstate 580 in the City 
of Tracy.  A number of linear features also bisect the site.  These include a Union 
Pacific Railroad line and the Interstate 580 corridor.  The District previously commented 
on the Tracy Hills Phase 1 - Vesting Tentative Subdivision Map (TSM 13-0005) to 
create approximately 1,179 residential lots and approximately 50 acres of business park 
(District CEQA Reference No. 20130777).  The District offers the following comments: 
 
Emissions Analysis 
 
1) The District is currently designated as extreme nonattainment for the 8-hour ozone 

standard, attainment for PM10 and CO, and nonattainment for PM2.5 for the federal 
air quality standards. At the state level, the District is designated as nonattainment 
for the 8-hour ozone, PM10, and PM2.5 air quality standards. The District 
recommends that the Air Quality section of the Environmental Impact Report (EIR) 
include a discussion of the following impacts: 

 
a) Criteria Pollutants: Project related criteria pollutant emissions should be 

identified and quantified. The discussion should include existing and post-project 
emissions.  
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i) Construction Emissions: Construction emissions are short-term emissions 
and should be evaluated separate from operational emissions. The District 
recommends preparation of an Environmental Impact Report (EIR) if annual 
construction emissions cannot be reduced or mitigated to below the following 
levels of significance: 10 tons per year of oxides of nitrogen (NOx), 10 tons 
per year of reactive organic gases (ROG), or 15 tons per year particulate 
matter of 10 microns or less in size (PM10). 
 

• Recommended Mitigation: To reduce impacts from construction related 
exhaust emissions, the District recommends feasible mitigation for the 
project to utilize off-road construction fleets that can achieve fleet average 
emissions equal to or cleaner than the Tier II emission standards, as set 
forth in §2423 of Title 13 of the California Code of Regulations, and Part 
89 of Title 40 Code of Federal Regulations. This can be achieved through 
any combination of uncontrolled engines and engines complying with Tier 
II and above engine standards. 

ii) Operational Emissions: Permitted (stationary sources) and non-permitted 
(mobile sources) sources should be analyzed separately. The District 
recommends preparation of an Environmental Impact Report (EIR) if the sum 
of annual permitted and non-permitted emissions cannot be reduced or 
mitigated to below the following levels of significance: 10 tons per year of 
oxides of nitrogen (NOx), 10 tons per year of reactive organic gases (ROG), 
or 15 tons per year particulate matter of 10 microns or less in size (PM10). 
 

• Recommended Mitigation: Project related impacts on air quality can be 
reduced through incorporation of design elements, for example, that 
increase energy efficiency, reduce vehicle miles traveled, and reduce 
construction exhaust related emissions.  However, design elements 
and compliance with District rules and regulations may not be sufficient 
to reduce project related impacts on air quality to a less than significant 
level.   
 

• Another example of a feasible mitigation measure is the mitigation of 
project emissions through a Voluntary Emission Reduction Agreement 
(VERA). The VERA is an instrument by which the project proponent 
provides monies to the District, which is used by the District to fund 
emission reduction projects that achieve the reductions required by the 
lead agency.  District staff is available to meet with project proponents 
to discuss a VERA for specific projects.  For more information, or 
questions concerning this topic, please call District Staff at (559) 230-
6000. 

 
b) Nuisance Odors: The project should be evaluated to determine the likelihood 

that the project would result in nuisance odors. Nuisance orders are subjective, 
thus the District has not established thresholds of significance for nuisance 
odors. Nuisance odors may be assessed qualitatively taking into consideration of 
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project design elements and proximity to off-site receptors that potentially would 
be exposed objectionable odors. 

 
c) Health Impacts: Project related health impacts should be evaluated to determine 

if emissions of toxic air contaminants (TAC) will pose a significant health risk to 
nearby sensitive receptors. TACs are defined as air pollutants that which may 
cause or contribute to an increase in mortality or serious illness, or which may 
pose a hazard to human health. The most common source of TACs can be 
attributed to diesel exhaust fumes that are emitted from both stationary and 
mobile sources.  
 
The Initial Study, page 22, states:  “… the SEIR will include a peer review of the 
Health Risk Assessment prepared for the proposed Specific Plan Amendment…”  
Prior to conducting a Health Risk Assessment (HRA), it is recommended that the 
project proponent contact the District to review the proposed modeling approach. 
The project would be considered to have a significant health risk if the HRA 
demonstrates that project related health impacts would exceed the District’s 
significance threshold of 10 in a million. 
 
The HRA should address impacts to sensitive receptors from (1) onsite emission 
sources, such as a strip mall, commercial activities, industrial activities, gasoline 
dispensing facilities and onsite diesel trucks and (2) offsite emission sources 
including Interstate 580, Lawrence Livermore National Laboratory Site 300, Tracy 
Airport, permitted sources, Union Pacific Railroad, and aggregate mining.  
Sensitive receptors include, residents, schools, daycare facilities, hospitals, etc. 
 
More information on TACs, prioritizations and HRAs can be obtained by: 

• E-mailing inquiries to: hramodeler@valleyair.org; or  

• Visiting the District’s website at:  

http://www.valleyair.org/busind/pto/Tox_Resources/AirQualityMonitoring.htm. 
 
2) In addition to the discussions on potential impacts identified above, the District 

recommends the EIR also include the following discussions: 
 

a) A discussion of the methodology, model assumptions, inputs and results used in 
characterizing the project’s impact on air quality. To comply with CEQA 
requirements for full disclosure, the District recommends that the modeling 
outputs be provided as appendices to the EIR. The District further recommends 
that the District be provided with an electronic copy of all input and output files for 
all modeling. 

 
b) A discussion of the components and phases of the project and the associated 

emission projections, including ongoing emissions from each previous phase. 
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c) A discussion of project design elements and mitigation measures, including 
characterization of the effectiveness of each mitigation measure incorporated into 
the project. 

 
District Rules and Regulations 
 
3) The proposed project may be subject to District rules and regulations, including: 

Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), and Rule 4641 
(Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance Operations). 
In the event an existing building will be renovated, partially demolished or removed, 
the project may be subject to District Rule 4002 (National Emission Standards for 
Hazardous Air Pollutants). 

 
4) The above list of rules is neither exhaustive nor exclusive. To identify other District 

rules or regulations that apply to this project or to obtain information about District 
permit requirements, the applicant is strongly encouraged to contact the District’s 
Small Business Assistance (SBA) Office at (209) 557-6446. Current District rules 
can be found online at the District’s website at:  

www.valleyair.org/rules/1ruleslist.htm. 
 
5) Based on information provided for Tracy Hills Phase 1 (approximately 1,179 

residential lots, approximately 50 acres of business park),  the District concludes that 
the proposed project is subject to District Rule 9510.  Rule 9510 is intended to 
reduce a project’s impact on air quality through project design elements or mitigate 
its impact by payment of applicable off-site mitigation fees. 
 
a) Any applicant subject to District Rule 9510 is required to submit an Air Impact 

Assessment (AIA) application to the District no later than applying for final 
discretionary approval, and to pay any applicable off-site mitigation fees before 
issuance of the first building permit.  To date the District has not received an AIA 
application for this project.  As such, the District recommends that the applicant 
submit an AIA application to the District prior to the City’s adoption of the EIR.   
 

b) Proceeding with the project prior to paying the off-site mitigation fees before the 
start of the first activity generating emissions (including but not limited to 
demolition, grading, etc.) would be a violation of District Rule 9510, §7.3, and 
such violations may result in significant fines and penalties.  As such, the District 
recommends that demonstration of compliance with District Rule 9510, including 
payment of all applicable fees before issuance of the first grading/building permit, 
be made a condition of project approval.   
 

c) More information regarding District Rule 9510 can be obtained by: 

• E-mailing inquiries to: ISR@valleyair.org; 

• Visiting the District’s website at: http://www.valleyair.org/ISR/ISRHome.htm; 
or, 
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• For project specific assistance, the District recommends that the applicant 
contact the District’s Indirect Source Review (ISR) staff at (559) 230-5900. 

 
6) The District recommends that a copy of the District’s comments be provided to the 

project proponent. 
 
If you have any questions or require further information, please contact Georgia Stewart 
by phone at (559) 230-5937 or by e-mail at georgia.stewart@valleyair.org. 
 
Sincerely, 
 
 
David Warner 
Director of Permit Services 
 

 
For:  Arnaud Marjollet 
Permit Services Manager 
 
DW: gs 
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555 E. Weber Avenue • Stockton, California 95202 

209.235.0600 • 209.235.0438 (fax) 

www.sjcog.org 

The DEIR should contain a section that specifically addresses requirements and standards of 
the RCMP, which includes the Regional Travel Demand Management Action Plan. 

Additionally, the California Education Code (Section 17215) requires the California 

Steve Dresser  
CHAIR 

Anthony Silva 
VICE CHAIR 

Andrew T Chesley 
EXECUTIVE DIRECTOR 
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October 30, 2014 

Mr. Bill Dean  
Assistant Director 
City of Tracy, Developmental Services Department 
333 Civic Center Plaza, Tracy CA 95376 

Re:  ALUC Review - Updated Notice of Preparation– Tracy Hills Specific Plan 

Dear Mr. Dean: 

The San Joaquin Council of Governments (SJCOG), acting as the Airport Land 
Use Commission (ALUC), has reviewed the Updated Notice of Preparation for the 
Tracy Hills Specific Plan (THSP) Amendment. The project would allow the 
development of 2,732 acres with up to 5,499 residential dwellings, schools parks, 
commercial, industrial, and other land uses. 

The project site is located within Tracy Municipal Airport’s Area of Influence 
(AIA), and pursuant to the State Aeronautics Act (Public Utilities Code Section 
21676), the project is subject to a Consistency Determination by the San Joaquin 
County ALUC.  Upon receipt and review of the Draft Final EIR, the designated 
ALUC will determine the THSP’s consistency with the 2009 Airport Land Use 
Compatibility Plan.   

The ALUC requests that the DEIR contain a complete consistency analysis of the 
proposed land uses relative to the 2009 ALUCP zones for Tracy Municipal 
Airport as well an analysis of environmental effects.  

In particular, the ALUC wishes to draw attention to an area of the proposed 
specific plan located along Coral Hollow Road directly south of the Delta-
Mendota Canal. The specific plan assigns a zoning designation of M-1-TH Light 
Industrial to this area. A portion of this area lies in the Inner Approach/Departure 
Zone and Inner Turning Zone as specified in the 2009 ALUCP for Tracy 
Municipal Airport. Attachment C to this letter lists the uses specifically 
prohibited in these zones; in particular all business and personal services, 
manufacturing, and industrial uses are prohibited in these zones. 

1 | P a g e       ALUC Comments THSP NOP 



Additionally, the California Education Code (Section 17215) requires the California Department of 
Transportation, Division of Aeronautics, to conduct a site investigation for the acquisition of every 
proposed public and charter school site within two nautical miles of an existing or planned runway. The 
Division shall evaluate the compatibility of the site with the California Airport Land Use Planning 
Handbook, the local airport land use compatibility plan, and other factors prior to making its 
recommendations to the State Department of Education for use in determining whether state funds can be 
expended on the school. 

Thank you for the opportunity to review and comment on this project. Please forward all documents to this office. 
If you have any questions please call ALUC staff David Ripperda, at (209) 235-0450, or Kim Anderson at (209) 
235-0565. We would be pleased to meet with the city to provide any necessary information, support and guidance.    

Sincerely, 

David Ripperda 
SJCOG Regional Planner 

Attachments:   Attachment A: Map of Project Location in relation to Tracy Municipal Airport ALUCP Zones 
Attachment B: Inset of Project Location Map 
Attachment C: Except of 2009 Airport Land Use Plan for Tracy Municipal Airport 
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TABLE 3A 
Safety Criteria Matrix 

Maximum 
Densities/Intensities/Required Open Land Additional Criteria 

Zone 

Dwelling 
Units per 

Acre1 

Maximum 
Non-

residential 
Intensity2 

Req’d 
Open 
Land3 Prohibited Uses4 

Other Development 
Conditions5 

Zone 1 
(RPZ) 

None None All unused  All structures except ones with loca-
tion set by aeronautical function 
 Assemblages of people
 Public & quasi-public services
 Objects exceeding FAR Part 77 height
limits 
 Storage of hazardous materials
 Chemicals and allied products & sto-
rage 
 Petroleum refining & storage
 Electrical & natural gas generation &
switching 
 Oil & gas extraction
 Natural gas & petroleum pipelines11

 Dumps or landfills, other than those
consisting entirely of earth & rock. 
 Hazards to flight6

 Avigation easement 
dedication 

Zone 2 
(IADZ) 

1 d.u. per 10 
acres 

50 persons 
per acre 

30%  Residential, except for very low resi-
dential 
 Manufacturing and industrial uses
 Chemicals and allied products & sto-
rage 
 Petroleum refining & storage
 Rubber & plastics
 Passenger terminals & stations
 Radio, TV & Telephone centers
 Electrical & natural gas generation &
switching 
 Oil & gas extraction
 Natural gas & petroleum pipelines11

 Petroleum truck terminals
 Businesses & personal services
 Hotels, motels, restaurants
 Public & quasi-public services
 Children’s schools, day care centers,
libraries 
 Hospitals, nursing homes
 Places of worship
 Schools
 Recreational uses, athletic fields,
playgrounds, & riding stables 
 Theaters, auditoriums, & stadiums
 Dumps or landfills, other than those
consisting entirely of earth & rock. 
 Waterways that create a bird hazard
 Hazards to flight6

 Avigation easement 
dedication 
 Locate structures max-
imum distance from ex-
tended runway centerline 
 Minimum NLR of 45 dB
residences (including mo-
bile homes) and office 
buildings8 
 Airspace review re-
quired for objects > 35 feet 
tall9 

Zone 3 
(ITZ) 

1 d.u. per 5 
acres 

120 persons 
per acre 

20% Same as Zone 2  Same as zone 2

Zone 4 
(OADZ) 

1 d.u. per 5 
acres 

180 persons 
per acre 

20%  Children’s schools, day care centers,
libraries 
 Hospitals, nursing homes
 Bldgs. with >3 aboveground habitable
floors 
 Highly noise-sensitive outdoor nonre-
sidential uses7 
 Hazards to flight6

 Minimum NLR of 25 dB
in residences (including 
mobile homes) and office 
buildings8 
 Airspace review re-
quired for objects >70 feet 
tall10 

Attachment C
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TABLE 3A (Continued) 
Safety Criteria Matrix 

Maximum 
Densities/Intensities/Required Open Land Additional Criteria 

Zone 

Dwelling 
Units per 

Acre1 

Maximum 
Non-

residential 
Intensity2 

Req’d 
Open 
Land3 Prohibited Uses4 

Other Development 
Conditions5 

Zone 5 
(SSZ) 

1 d.u. per 2 
acres 

160 persons 
per acre 

25% Same as Zone 2 Same as Zone 2 

Zone 6 
(AP) 

None No Limit No
Requirement 

 Hazards to flight6  Airspace review re-
quired for objects >70 feet 
tall10 

Zone 7 
(TPZ) 

No Limit 450 persons 
per acre 

10%  Hazards to flight6

 Outdoor stadiums
 Airspace review re-
quired for objects >100 feet 
tall10 

Zone 8 
(AIA) 

No Limit No Limit No 
Requirement 

 Hazards to flight6  Airspace review re-
quired for objects >100 feet 
tall10 

Notes: 
1  Residential development must not contain more than the indicated number of dwelling units (excluding secondary units) per gross 

acre (d.u./ac).  Clustering of units is encouraged.  Gross acreage includes the property at issue plus a share of adjacent roads and any 
adjacent, permanently dedicated, open lands.   

2  Usage intensity calculations shall include all people (e.g., employees, customers/visitors, etc.) who may be on the property at a single 
point in time, whether indoors or outside.  Multiplier bonus for Special Risk-Reduction Bldg. Design is 1.5 for Zone 2 and 2.0 for 
Zones 3, 4, 5, and 7.  (Appropriate risk reduction measures are specified in the California Code of Regulations, Title 24, Part 2.) 

3  Open land requirements are intended to be applied with respect to an entire zone.  This is typically accomplished as part of a com-
munity general plan or a specific plan, but may also apply to large (10 acres or more) development projects. 

4  The uses listed here are ones that are explicitly prohibited regardless of whether they meet the intensity criteria.  In addition to 
these explicitly prohibited uses, other uses will normally not be permitted in the respective compatibility zones because they do not 
meet the usage intensity criteria. 

5  As part of certain real estate transactions involving residential property within any compatibility zone (that is, anywhere within an 
airport influence area), information regarding airport proximity and the existence of aircraft overflights must be disclosed.  This re-
quirement is set by state law.  Easement dedication and deed notice requirements indicated for specific compatibility zones apply on-
ly to new development and to reuse if discretionary approval is required. 

6  Hazards to flight include physical (e.g., tall objects), visual, and electronic forms of interference with the safety of aircraft operations.  
Land use development that may cause the attraction of birds to increase is also prohibited. 

7  Examples of highly noise-sensitive outdoor nonresidential uses that should be prohibited include amphitheaters and drive-in thea-
ters.  Caution should be exercised with respect to uses such as poultry farms and nature preserves. 

8. NLR = Noise Level Reduction, the outside-to-inside sound level attenuation that the structure provides.

9 Objects up to 35 feet in height are permitted.  However, the Federal Aviation Administration may require marking and lighting of 
certain objects. 

10 This height criterion is for general guidance. Shorter objects normally will not be airspace obstructions unless situated at a 
ground elevation well above that of the airport. Taller objects may be acceptable if determined not be obstructions. 

11 Natural gas & petroleum pipelines less than 36 inches below the surface. 

RPZ  Runway Protection Zone  SSZ -  Sideline Safety Zone 
IADZ  Inner Approach/Departure Zone AP -  Airport Property
ITZ  Inner Turning Zone  TPZ -  Traffic Pattern Zone 
OADZ  Outer Approach/Departure Zone AIA -  Airport Influence Area 
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