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Response to Letter No. 19 
Steve Bradford  

 
 

19.1 Impacts associated with the heat island effect were analyzed in Draft Revised EIR 
Section 4.6, Greenhouse Gas Emissions (refer to page 4.6-17 through 4.6-18 of the 
Draft Revised EIR).  As noted in the Draft Revised EIR, Mitigation Measures 4.6-1a 
would require the Modified Project to use “cool” roofs and strategically placed shade 
trees to increase energy efficiency and to reduce the heat island effect.  With 
implementation of Mitigation Measures 4.6-1a, impacts associated with the urban heat 
island effect would be less than significant. 

 
  



City of Tracy Modified Ellis Project   Final Revised Environmental Impact Report 
 
 

Responses to Comments  November 2012 
530 

 

Comment Letter No. 20 
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Response to Letter No. 20 
Mark Connolly 

 
Note to Reader:  The commenter included approximately 3 legal size boxes of 
attachments totalling approximately 11,000 pages to the comment letter that were too 
large to reproduce.  Copies of the aforementioned attachments are available for review at 
the City of Tracy, 333 Civic Center Plaza, Tracy, CA 95376   
 
 
20.1 The comment incorrectly suggests that the original Development Agreement (“Original 

Ellis DA”) between the City of Tracy and Surland Communities, LLC, approved by the 
City Council via Ordinance No. 1131 adopted on January 6, 2009, and executed by the 
mayor on February 5, 2009, is currently “void.”  In fact, while the San Joaquin Superior 
Court entered judgment on October 31, 2011 finding that the Original DA is void and 
ordering that the City vacate and set aside its approval, this judgment has been stayed 
as a result of appeals filed by both the City and the Project Applicant, and appellate 
proceedings are thus currently pending before the Third District Court of Appeal.   While 
the judgment nonetheless prohibits the City or the Project Applicant from implementing 
the Original Ellis DA while the appeals are pending, it is not correct to state that the 
Original DA is currently “void.”   

Having noted the above, the Draft Revised EIR’s project description explains at page 3-6 
that “[t]he Amended and Restated Ellis DA will supersede the previously approved Ellis 
DA” and that “[t]he Amended and Restated Ellis DA vests into existing laws and 
regulations as of the time of the Agreement, with exception for future changes in 
affordable housing and green building requirements.”  To the extent that there is any 
perceived ambiguity in this last statement, it is being revised to state:  “The Amended 
and Restated Ellis DA will vest into then-existing laws and regulations as of the time it is 
hereafter approved, with exception for future changes in affordable housing and green 
building requirements.”  In other words, the Amended and Restated Ellis DA will only 
provide the Project Applicant with vested rights as of the date it is actually approved.  
There will be no vesting under the Amended and Restated Ellis DA as of the date the 
Original Ellis DA was approved in 2009.  And, if adopted, the Amended and Restated 
Ellis DA will supersede the Original Ellis DA, which means that the Original Ellis DA will 
no longer be in effect so long as the Amended and Restated Ellis DA is in effect.  
However, if, for some reason, the Amended and Restated Ellis DA is later declared void 
or is otherwise set aside after it is adopted (e.g. as a result of additional court 
proceedings), it will no longer have the effect of superseding the Original Ellis DA, which 
could thus remain in effect in the event that the Third District Court of Appeal reverses 
the October 31, 2011 judgment and upholds the validity of the Original Ellis DA. 
 
The Amended and Restated Ellis DA can also be fairly described as a “revision” or 
“modification” of the Original Ellis DA.  Which adjective is used is not material.  What is 
important is that, should it approve the Modified Project, the City will adopt the Amended 
and Restated Ellis DA in full as a stand-alone agreement, rather than merely adopt 
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amendments or revisions to the Original Ellis DA.  The City’s actions will neither assume 
that the Original Ellis DA is in effect, nor will it assume that it is not in effect – that is a 
question left to be resolved by the Third District Court of Appeal.  

20.2 See Response to Comment 1.1. 

20.3 See Response to Comment 1.1. 

20.4 See Response to Comment 1.1.  There is no inconsistency in the Draft Revised EIR’s 
project description.  As explained in Response to Comment 1.1, the Amended and 
Restated Ellis DA includes what can alternatively be described as “amendments,” 
“revisions,” and/or “modifications,” to the text of the Original Ellis DA – which adjective is 
used is not relevant.  One of those amendments (or revisions or modifications) is that all 
provisions relating to a so-called “Development Agreement Program” (“DAP”) that were 
contained in the Original Ellis DA are being eliminated and are thus not included in the 
Amended and Restated Ellis DA.  Please see Section 3.3.1 of the Draft Revised EIR, 
pages 3-6 and 3-7, for a summary of all relevant terms included in the Amended and 
Restated Ellis DA.  These terms do not include any DAP, and specifically do not include 
any provision for the allocation of any RGAs for any development outside of the Ellis 
Specific Plan Area, nor for any subsequent transfer of any RGAs allocated within Ellis to 
areas outside of the Ellis Specific Plan Area.   

20.5 The October 31, 2011 Judgment of the San Joaquin Superior Court incorporates the 
Court’s Statement of Decision, which was also filed October 31, 2011.  The Statement of 
Decision, at pages 19-23, found that the Original EIR’s Project Description was 
inadequate due to confusion over what RGAs would be allocated within the Ellis Specific 
Plan area, and what RGAs would be allocated outside of Ellis (referred to at one point in 
the Decision as “Post-Ellis” or “Non-Ellis” RGAs).  For example, this discussion in the 
Statement of Decision concludes (at page 23) with the statement “In any event, at a 
minimum, the description has created confusion about the Project and about the 
Development Agreement’s provision of RGAs and how many are available and where.  
A legally sufficient EIR requires an accurate and stable project description.”  The current 
Project, and specifically the Amended and Restated Ellis DA, remedies this defect by 
completely eliminating the DAP and thus eliminating any potential allocation of RGAs 
outside of the Ellis Specific Plan area.  The maximum of 2,250 RGAs are now only being 
reserved for development within Ellis.  Thus, there can be no confusion over how many 
RGAs can be allocated or used outside of Ellis – that number is now clearly zero.  The 
comment is thus incorrect that the Revised Draft EIR somehow continues to have the 
same type of erroneous project description as the Court found existed with the prior 
Project. 

20.6 Refer to Response to Comment 1.5 and the following additional responses below. 

20.7 As identified on page 3-6 of the Draft Revised EIR, the DA would establish the allocation 
of a total of 2,250 RGAs to the Project Applicant to be applied entirely within the 
approximate 321-acre ESP. Further, this is reinforced further  on page 3-7 of the Draft 
Revised EIR, under the heading “City to Provide Project Applicant” whereby it states that 
a maximum of 2,250 RGAs are reserved for the Project over a period of 25 years, to be 
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allocated annually.  Additionally, the Draft Revised EIR states that 225 RGAs are 
reserved and allocated to the Project each year, subject to the City’s right to reduce 
reservation to 150 RGAs for up to 3 years (non-consecutive and no less than 2 years 
apart).  Therefore, no RGAs would be permitted to be transferred outside of the Project 
site.  Should market forces or other conditions preclude the ability to develop the full 
range of 2,250 units allowed under the Specific Plan, the Project Applicant would not be 
allowed to transfer the remaining unused RGAs elsewhere.  Moreover, Chapter 3 of the 
Draft Revised EIR has been modified to reflect that the Amended and Restated Ellis DA 
no longer sets aside building permits for the Project Applicant. Therefore, environmental 
analysis associated with transferring remaining RGAs was not included in the Draft 
Revised EIR because no units are proposed, contemplated or allowed to be transferred. 

20.8 The difference between the Project as proposed and Alternative 6 is that the Project as 
proposed would allow for development of up to 2,250 units (with a minimum of 1,000 
units), whereas Alternative 6 would cap maximum development at 1,250 units.  
Alternative 6 has been identified as a potentially feasible alternative to the Project which 
would reduce, but not eliminate, some of the Project’s significant environmental impacts.  
When it comes time for the City Council to act upon the Project proposal, it will need to 
decide whether to approve the Project as proposed, or Alternative 6, or one of the other 
alternatives analyzed in the Draft Revised EIR, or some combination or variation of one 
or more of the alternatives.  At that time, if the City Council chooses to reject Alternative 
6 as infeasible, it will have to adopt findings in compliance with CEQA supporting that 
rejection.  It should be noted that the October 31, 2011 judgment of the Superior Court 
did not find any flaw with the prior EIR’s analysis of Alternative 6 and only found that the 
City Council’s prior findings for rejecting Alternative 6 were not supported by substantial 
evidence.   

 The Revised Draft EIR at page 6-28 to 6-29 and 6-39 provides some explanation why 
the City Council may well decide to ultimately reject it as infeasible, although full 
proposed findings have yet to be drafted.  The City disagrees with the commenter that it 
utilizes the same analysis utilized when the City previously rejected Alternative 6.  The 
discussion of the benefits of higher density development in terms of concentrating 
growth, limiting sprawl, and making it more feasible to support a transit center are not 
the same.  Also, it should be noted that the basis for the trial court’s decision regarding 
the inadequacy of the previous findings rejecting Alternative 6 turned in significant part 
on the potential allocation of RGAs outside of the Ellis area, as reflected at page 29 of 
the Statement of Decision.  Given that the current Project does not provide for any 
allocation of RGAs outside of Ellis, this aspect of the Statement of Decision would no 
longer apply. 

By way of further explanation, it should be noted that the basis for using 1,000 DU’s as a 
minimum number of units that could be developed is due to the additional development 
restrictions outlined in the 2009 ALUCP.  The 2009 ALUCP has more restrictive 
guidelines for development within each of the cone zones.  The portion of the ESP site 
located within Outer Approach/Departure Zone 4 would be limited to a development 
density of 5 du/ac.  This lower density, if combined with the potential development of a 
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school site and the proposed Swim Center, would reduce the overall number of DU’s 
within the site.   In addition, the Draft Revised EIR did not state that Alternative 6 is 
infeasible.  Rather, the Draft Revised EIR stated that implementation of the Original 
and/or Modified ESP would result in a more compact development that would achieve 
some benefits in terms of reducing traffic because uses would be concentrated together 
and less vehicular travel would occur. This reduction in vehicle traffic would result in 
associated reductions in air pollutant and GHG emissions. This is because developing 
the site with less homes (as proposed by Alternative 6) would result in less overall 
vehicular travel than would occur by developing the site with more homes (as proposed 
by the Original and/or Modified ESP) closer to commercial uses. It is the volume of 
vehicular traffic that directly impacts the significance level of transportation, air pollutant, 
and GHG impacts for the Project. Though it does not fully meet the Project Applicant’s 
objective of developing the maximum density possible, it would result in less adverse 
impacts, and as such, remains a potentially feasible alternative to implement.  The City’s 
land use designations were formed as part of a comprehensive blueprint for the City, 
incorporating such principles as smart growth and proper distribution of uses, To this 
end, development of the ESP site at the maximum density feasible within ranges 
established by the General Plan, as indicated in the Revised Draft EIR is what was 
anticipated for the site by the City previously. 

Additionally, refer to Response 20.7, above.   Any remaining RGAs not developed on the 
ESP site are not allowed to be transferred or sold.  RGA’s reserved for the Project by the 
City vis a vis the Amended and Restated Ellis DA would be restricted to use on the Ellis 
site. Refer to Responses 20.7 and 20.8, respectively. 

20.9 Refer to Responses 20.7 and 20.8, respectively. 

20.10 Refer to Responses 20.7 and 20.8, respectively.   

20.11 The October 31, 2011 Statement of Decision (at pages 27-28) found that the prior EIR’s 
analysis of alternatives was inadequate solely because the EIR did not consider off-site 
alternatives.  The Statement of Decision did not identify any other basis for finding the 
EIR’s analysis of alternatives to be inadequate (and its separate finding regarding the 
City’s rejection of Alternative 6 did not address the adequacy of the EIR but rather the 
adequacy of the City’s CEQA findings).LEGAL TO RESPOND  In response to the 
Statement of Decision, the Draft Revised EIR includes a detailed 21-page analysis of the 
feasibility of off-site alternatives, both for the swim center itself and for the Project as a 
whole, including specific analysis of each of the three sites referenced in the Statement 
of Decision.  The Draft Revised EIR thus remedies the sole defect identified by the 
Superior Court in the prior EIR’s analysis of alternatives. 

20.12 The City disagrees with the commenter.  Alternative 9 was included for analysis in the 
Revised Draft EIR in the event that the City elects not to accept the Swim Center land 
offer for dedication within the ESP site.  As stated on page 6-30 of the Draft Revised 
EIR, three acres of Neighborhood Parks per 1,000 residents would be developed within 
the ESP site.  However, because under Alternative 9 the swim center would not be 
developed, the Project Applicant would be required to pay an in lieu fee to satisfy theone 
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acre  of Community Park per 1,000 residents required by the City. The comment’s 
statement that the prior EIR was defective because it included alternatives that did not 
include a swim center is unsupported by the October 31, 2011 Statement of Decision, 
which included no such finding. 

20.13 Refer to Master Response 2.0-2, (Master Alternative 10 Response). 

20.14 Refer to Section 6.2.2 (Alternative Site Locations) in Chapter 6, Alternatives of the Draft 
Revised EIR.  An exhaustive analysis of alternative sites was conducted as part of the 
Draft Revised EIR.  As stated in the Draft Revised EIR, CEQA Guidelines Section 
15126.6(f) (1) establishes that one of the factors to take into consideration when 
determining the feasibility of an alternative is “whether the proponent can reasonably 
acquire, control, or otherwise access the alternative site.”  All other sites analyzed are 
not in control of the Project Applicant or its business partners.  The Project Applicant 
does not own nor has been given control to plan any other sites within the City, as 
identified in the Draft Revised EIR.  The Project Applicant has acquired and currently 
owns title to the majority of the acreage within the ESP site, as evidenced by copies of 
grant deeds provided to the City, and the City has been informed that the Project 
Applicant has been given the authorization of all other owners of the remaining ESP 
acreage to pursue processing of the application filed with the City of Tracy to obtain 
entitlements to develop the ESP property on their behalf. Further, the City has been 
informed that the Project Applicant has entered or will soon enter into an 
option/purchase agreement(s) giving it an equitable interest in the entire remaining 
acreage within the ESP site, which acreage it will thereafter acquire in fee ownership 
through exercise of its rights under the option/purchase agreement.  Documents 
substantiating the Project Applicant’s control over the property are on file with the City of 
Tracy located at 333 Civic Center Plaza, Tracy, CA 95376. 

20.15 Chapter 6 (Alternatives) of the Draft Revised Ellis EIR has been revised based on this 
comment. Of the reasons rejecting the selection of UR 9 as a viable alternative location 
for the Ellis project, the discussion stating that UR 9 is already designated for 
development in the General Plan has been deleted as one of the justifications for not 
finding it to be a viable location on pages 6-18 and 6-19; refer to Chapter 3 (Revisions to 
the Draft Revised EIR) of this Final Revised EIR..  

20.16 The Project Applicant has acquired and currently owns title to the majority of the acreage 
within the ESP site, as evidenced by copies of grant deeds provided to the City, and the 
City has been informed that the Project Applicant has been given the authorization of all 
other owners of the remaining ESP acreage to pursue processing of the application filed 
with the City of Tracy to obtain entitlements to develop the ESP property on their behalf. 
Further, the City has been informed that the Project Applicant has entered or will soon 
enter into an option/purchase agreement(s) giving it an equitable interest in the entire 
remaining acreage within the ESP site, which acreage it will thereafter acquire in fee 
ownership through exercise of its rights under the option/purchase agreement.  
Documents substantiating the Project Applicant’s control over the property are on file 
with the City of Tracy located at 333 Civic Center Plaza, Tracy, CA 95376. 



City of Tracy Modified Ellis Project   Final Revised Environmental Impact Report 
 
 

Responses to Comments  November 2012 
542 

 

 

20.17 Refer to Responses 20.7 through 20.16.  Also refer to Section 6.2.2 of the Draft Revised 
EIR for an exhaustive discussion and analysis of alternative site locations. 

20.18 In California, State legislation sets certain legal and procedural parameters for the 
implementing traffic impact fees. This legislation was passed as AB1600 by the 
California Legislature and is now codified as California Government Code Sections 
66000 through 66009. Payment of Traffic Impact Fees in Tracy follows AB 1600 
requirements. It establishes a program whereby fair share payments are made by 
developers, based on cumulative growth of traffic through General Plan buildout. It is a 
tested process in California and many cities use AB 1600 to collect development impact 
fees.  The  mitigation requirements for the ESP also ensures that, if a LOS threshold is 
exceeded due to the addition of the project traffic (LOS thresholds are clearly defined in 
the General Plan), the project shall fund the improvement upfront if the City has 
insufficient funds to implement the identified improvement. The developer may be 
reimbursed as future fees are collected.  The Tracy City Council approves the fee 
program and it is enforced on every future development project. City officials/staff do not 
have the authority to override the City Council resolution without their consent. 

 
Further, improvements to a roadway are made when development traffic is added to a 
roadway and the subsequent acceptable LOS threshold will be exceeded. If project 
traffic is added to the road network and the LOS threshold is not exceeded, no 
improvements are required and the developer would then only pay a fair share to the TIF 
program. 
 
To determine if the thresholds are exceeded, the City can either refer to the EIR, or 
conduct an independent assessment of the anticipated traffic operating conditions with 
the addition of the project traffic.  If an improvement is warranted, it will then be designed 
and constructed at the time when building permits are submitted by the developer for 
review by the City.  In addition, a roadway improvement design would be submitted to 
ensure that the improvement is funded and implemented before the traffic is loaded onto 
the network.  If sufficient funds have been collected in the TIF, the City will fund the 
improvement and the developer will pay their fair share only. If insufficient funds are 
collected, the City can request the developer to fund the improvement upfront and be 
reimbursed. This would only apply to roadways included in the TIF program. Any 
roadways not included in the TIF would be fully funded by the developer. 
 
When traffic generated by the Project is proposed to be loaded onto the roadway system 
and the LOS threshold is exceeded, the Project Applicant is required to improve the road 
to handle the additional traffic. This determination will be made at the time building 
permits are pulled, which is also when the Project Applicant would pay Traffic Impact 
Fees.  A roadway improvement plan set would be submitted at the same time as the 
permit plan set. The improvements shall be in place by the time the housing units are 
occupied and the traffic is loaded onto the road network. 
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20.19 The documents attached to the commenter’s letter have been incorporated into the 
Project record. 
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Comment Letter No. 21 
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Response to Letter No. 21 
Dave Anderson 

 
 
 

21.1 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.2 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.3 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.4 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.5 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.6 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.7 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.8 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.9 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.10 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.11 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.12  Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.13 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
 
21.14 Please refer to Master Response 2.0-1 (Master Airport Compatibility Response). 
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Comment Letter No. 22 
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Response to Letter No. 22 
Susan Sarvey 

 
22.1 The Draft Revised EIR mitigation measure clearly indicates that the intersection of Corral 

Hollow Road\ Valpico Road will be operating at acceptable LOS with implementation of 
the identified improvement for both project and cumulative conditions. If the intersection 
is operating at adverse LOS at the time the project is constructed, the intersection will be 
improved to fully mitigate the project traffic. The Revised Draft EIR also indicates that the 
developer will improve and fund the improvement upfront if the City has not collected 
sufficient funds for construction of the intersection. 

 
22.2 The future improved roadway on Corral Hollow will include Class 2 bike lanes. The 

improved roadway will improve the traffic conditions to acceptable conditions as 
indicated in the Revised Draft EIR. 

 
22.3 The future improved roadway on Corral Hollow will include sidewalks on both sides of 

the road. 
 
22.4 RBF conducted updated traffic counts at the intersection of Corral Hollow Road\ Valpico 

Road and re-evaluated the previously stated impact and identified mitigation measure as 
part of this Final Revised EIR process. It should be noted that no new approved projects 
have been constructed in the project area, minor development has been constructed 
which is accounted for in the 2011 and 2012 traffic counts.  The 2012 AM peak hour 
volumes increased and the PM peak hour volumes decreased compared to the DREIR 
volumes and the delay subsequently increased by 5.1 seconds per vehicle in the AM 
peak hour and decreased by 5.6 seconds per vehicle in the PM peak hour.  Based on 
this updated analysis, we have validated that even under the updated conditions, though 
the delay increases in the AM peak hour, the LOS remains at C and the threshold (LOS 
E or worse) for triggering a new impact under CEQA did not occur. Further, the 
proposed mitigation measure will remain unchanged and the intersection will continue to 
operate at acceptable LOS conditions.    
 
As identified in the Draft Revised EIR, under the Existing plus Project conditions, the 
LOS will deteriorate to F in both the AM and PM peak hours.  Upon implementation of 
the proposed mitigation measure, the LOS will improve to C in the AM peak hour and D 
in the PM peak hour.   
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Existing AM and PM Peak Hour Intersection Traffic Volumes 
Corral Hollow Road / Valpico Road 

 

Study 
Intersection Year 

AM PEAK HOUR 

NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR TOTAL 

8 Corral 
Hollow / 
Valpico 

2006 (DEIR) 60 192 33 85 150 15 5 57 49 71 219 128 1064 

2012 145 176 31 88 158 44 15 91 74 68 201 135 1226 

Growth (+,-) 85 -16 -2 3 8 29 10 34 25 -3 -18 7 162 

Study 
Intersection Year 

PM PEAK HOUR 

NBL NBT NBR SBL SBT SBR EBL EBT EBR WBL WBT WBR TOTAL 

8 Corral 
Hollow / 
Valpico 

2006 (DEIR) 32 227 61 191 206 8 21 330 70 16 119 134 1415 

2012 52 255 64 143 183 11 12 287 68 38 149 151 1413 

Growth (+,-) 20 28 3 -48 -23 3 -9 -43 -2 22 30 17 -2 
Source: Fehr & Peers, 2007.  Validated by RBF Consulting, April 2012, October 2012 

*2012 traffic counts conducted 9/27/2012 

 

Existing AM and PM Peak Hour Intersection Level of Service 
Corral Hollow Road / Valpico Road 

 

Study 
Intersection 

Jurisdiction 
/ LOS 

Threshold 
Type of 
Control   

AM PEAK HOUR PM PEAK HOUR 

DEIR (2006) 
Revised per 

DEIR 
Comments* 

DEIR (2006) 
Revised per 

DEIR 
Comments* 

Delay  
(Sec) LOS Delay  

(Sec) LOS Delay  
(Sec) LOS Delay  

(Sec) LOS 

8 Corral 
Hollow / 
Valpico 

Tracy / D AWS 
Overall 15.6 C 20.7 C 44.1 E 38.5 E 

Source: Fehr & Peers, 2007.  Validated by RBF Consulting, April 2012, October 2012 
*Revised traffic counts conducted 9/27/2012 
Notes:  Shading indicates LOS threshold is exceeded. 
AWS = all-way stop-controlled intersection 
SSS = side-street stop-controlled intersection 
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Existing plus Modified ESP AM and PM Peak Hour Intersection Level of Service 
Corral Hollow Road / Valpico Road 

 

Study 
Intersection 

Jurisdiction 
/ LOS 

Threshold 
Type of 
Control 

  

AM PEAK HOUR PM PEAK HOUR 

DEIR (2006) 
Revised per 

DEIR 
Comments 

DEIR (2006) 
Revised per 

DEIR 
Comments 

Delay  
(Sec) LOS Delay  

(Sec) LOS Delay  
(Sec) LOS Delay  

(Sec) LOS 

8 Corral 
Hollow / 
Valpico 

Tracy / D AWS 
Overall 94.5 F 144.5 F 363.2 F 362.8 F 

Source: Fehr & Peers, 2007.  Validated by RBF Consulting, April 2012, October 2012 
*Based on revised traffic counts conducted 9/27/2012 
Notes:  Shading indicates LOS threshold is exceeded. 
AWS = all-way stop-controlled intersection 

 
Intersection Mitigations based on 2012 Traffic Count Data 

Corral Hollow Road / Valpico Road 
 

Study 
Intersection 

Existing LOS Existing Plus Project 
LOS 

Intersection 
Improvement 

Mitigated LOS 

AM Pk. Hr. PM Pk. Hr. AM Pk. Hr. PM Pk. Hr. AM Pk. Hr. PM Pk. Hr. 
Delay  
(Sec) 

LOS 
Delay  
(Sec) 

LOS 
Delay  
(Sec) 

LOS 
Delay  
(Sec) 

LOS 
Delay  
(Sec) 

LOS 
Delay  
(Sec) 

LOS 

8 Corral Hollow 
/ Valpico 
(County 
Facility) 

20.7 C 38.5 E 144.5 F 362.8 F 
Signalize 
Widen SB approach to 
provide 1 TL & 1 TR 
Lane 

22.9 C 37.8 D 

Source: Fehr & Peers, 2007.  Validated by RBF Consulting, April 2012, October 2012 
Notes: SB = Southbound 

 
As identified in the table below, the  installation of a signal and widening of the 
southbound approach, as identified in the DREIR to the intersection of Corral Hollow 
Road/ Valpico Road will be triggered when the proposed project generates one or more 
trips.  Thus the project shall provide the appropriate funding for mitigation of project 
impacts at the intersection of Corral Hollow and Valpico at the time of the first building 
permit application.  The Draft Revised EIR indicates that the developer will either pay a 
fair share toward the proposed improvement, as required by AB1600, or implement the 
improvement if the City does not have the necessary funding to implement the 
improvement, as required by CEQA, to mitigate the impact. 
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Project Trip Generation Thresholds That Triggers Mitigation: 
Corral Hollow Road / Valpico Road 

 

Study 
Intersection 

Number of Peak Hour Project Trips 
Added that Initiate Mitigation 

(Worst Peak Hour) 
Assumed Land Use 

8 Corral Hollow 
/ Valpico 

1 (AM Peak Hour) 1 dwelling unit 

Source: RBF Consulting October 2012 
Note:  The land use quantities presented in this table are potential land uses and for reference pruposes 
only.   
The added peak hour trip indicated above is based upon worst peak hour (peak hour that first exceeds 
LOS threshold). 

 
 
22.5 The cost to improve the intersection is estimated at $723,211, which includes the 

construction of turn lanes, widening of the cross section and the modification of the 
signal. 

 
22.6 The majority of Corral Hollow Road segments north of Ellis up to Old Schulte Road are 

within the San Joaquin County limits and out of the City’s jurisdiction. San Joaquin 
County has maintained this portion of Corral Hollow road to the County standards and 
completed certain improvements during the past few years. Once more properties are 
annexed into the City and this segment is within the City’s jurisdiction, the roadway 
segment will be improved in accordance with the City of Tracy’s  Draft  City of Tracy 
Transportation  Master Plan. The project will pay a fair share towards widening the 
roadway.  The widening of the roadway is identified in the Draft City of Tracy 
Transportation Master Plan. The estimated cost for widening Coral Hollow Road 
between Valpico Road and Schulte Road is $2,635,421.  The estimated cost for 
improving Corral Hallow Road and Schulte Road is $1,204, 158.This statement is correct 
and the possibility of funding the improvements upfront is clearly identified on page 4.13-
39 of the Revised Draft EIR. 

 
22.7  The City-wide TMP indicates the widening and reconstruction of this section of roadway. 

Signalization of the intersection of Byron Road and Grant Line Road is currently being 
designed for implementation by the County. 

 
 


