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EXECUTIVE SUMMARY

Section 1.0
Executive Summary

PROJECT OVERVIEW
PRrROJECT DESCRIPTION

The Tracy Urban Management Plan/General Plan (UMP) designates the 870-acre project site
for future Industrial development. The Northeast Industrial Concept Development Plan
(Project) proposes 798.9 acres for industrial land as envisioned by the UMP.

In association with the industrial land, the Project proposes a General Plan Amendment to
convert 45.5 acres of land from Industrial to Commercial. The largest commercial parcel
(25.5 acres) lies in the northwest corner of the Project along Pescadero Avenue. This location
provides for a potential factory outlet expansion or other interstate-related commercial use.
Complementing this commercial site, two additional 10-acre commercial parcels are located at
the Grant Line/Paradise and Pescadero/Paradise intersections. These two sites intend to
provide commercial services to the planned industrial development.

Existing or planned roadways comprise the remaining 25.9 acres of the Project site.

PROJECT LLOCATION

The Northeast Industrial Concept Development Plan lies outside the northeast boundary of the
City of Tracy and is currently under County jurisdiction. Generally, Interstate 205 and a
Southern Pacific Railroad line flank the northern and southern boundaries of the site
respectively. Correspondingly, the western boundary of the site lies approximately 1,000 feet
east of MacArthur Road and the eastern boundary lies approximately 1,500 west of Banta
Road.

ALTERNATIVES TO THE PROJECT

The California Environmental Quality Act (CEQA) Guidelines state that alternatives to the
proposed project (in this case the Northeast Industrial Concept Development Plan) should
describe and analyze a range of reasonable alternatives. This process provides decision
makers and the public with a discussion of viable development options, and to document that
other options were considered within the application process (CEQA Guidelines Section
15126([d]).

To that effect, this section identifies and examines a range of alternatives to the proposed project.
This includes a no commercial or “No Project” alternative (Alternative 1), an industrial and
commercial combined alternative (Alternative 2), and a reduced floor area ratio (FAR)
alternative (Alternative 3).

ENVIRONMENTAL ANALYSIS

As a second tier environmental document, potential environmental effects of the Northeast
Industrial Project have been previously considered at the program level and addressed within
the UMP EIR. Several impacts contained within the analysis in this document are identified as
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EXECUTIVE SUMMARY

“significant” even though the likelihood of occurrence has been anticipated and documented
through the UMP and UMP EIR. The “significant” impacts are therefore mitigated by a
combination of the existing UMP and UMP EIR goals, policies, action items and mitigation
measures. Where these requirements fail to reduce a particular impact to an acceptable level,
this document provides additional mitigation measures.

SUMMARY OF IMPACTS AND MITIGATION MEASURES

The following tables provide a summary of the Project impacts and mitigation measures
contained in the technical sections of this document. The tables are arranged in three columns:
environmental impacts, recommended mitigation measures, and the level of significance after
mitigation. The information contained in the summary tables represent a condensed version of
the impacts listed in the technical sections. For a complete description of impacts, please
consult the appropriate technical section. Mitigation measures from the UMP EIR and this EIR,
however, are reproduced as described within the body of this document.

Draft Environmental Impact Report
1.2 Northeast Industrial Concept Development Plan
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" INTRODUCTION

Section 2.0
Introduction

LEGAL BASIS AND PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT

In 1970, the California Legislature enacted the California Environmental Quality Act (CEQA).
The statutes that comprise CEQA are set forth in the California Public Resources Code, Section
21000 et seq. To assist in implementing these statutes, the State of California has issued
regulations” known as the 1995 State CEQA Guidelines. Under CEQA, all state and local
agencies are required to consider the environmental impacts of any project they approve or
propose to implement. The principle mechanism for such consideration is the Environmental
Impact Report (EIR).

As an informational document, the purpose of an EIR is to inform decision-makers and the
public of the significant environmental effects of a proposed project or action. Additionally, an
EIR identifies possible means to minimize the significant effects and describes reasonable
alternatives to the project.

A public agency reviewing a project is responsible for considering the information in the EIR
and avoiding or minimizing environmental effects where feasible. In discharging this duty, the
public agency has an obligation to balance a variety of public objectives, including economic,
environmental, and social factors (CEQA Guidelines Section 15021).

In accordance with Sections 15050 to 15053 of the CEQA Guidelines, the City of Tracy
Community Development Department is the lead agency responsible for the preparation of this
EIR.

ENVIRONMENTAL REVIEW PROCESS

CEQA provides the lead agency ample opportunity to receive commentary from the public and
other agencies on the content, scope, and adequacy of an EIR. These opportunities include, but
are not limited to, the Notice of Preparation (NOP) public review period, the 45-day Draft EIR
public review period, and the public hearings for the Draft and Final EIR. In accordance with
these opportunities, the following actions were taken during the preparation of the EIR to contact
responsible and affected agencies, organizations, and persons who may have an interest in the
project.

The NOP was circulated for 30 days, beginning on October 20, 1995, and ending on November
20, 1995. The NOP and all letters received in response to the NOP are contained in the
Appendices associated with this document. Information, data, and public concerns identified
through these comments are incorporated in the body of the EIR's analysis. -

™ Draft Environmental Impact Report
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The Draft EIR is being circulated for 45-days for public review and comment. Public comment
on the Draft EIR will be accepted both in written and verbal form at public hearings. All
comments or questions regarding the Draft EIR should be addressed to:

Mr. Robert Conant, Senior Planner
City of Tracy
520 Tracy Boulevard
Tracy, California 95376

As specified by CEQA, responses are only required concerning comments specific to the
environmental issues contained within the Draft EIR. Every attempt, however, will be made to
respond to comments pertaining to general issues regarding the Project. For agencies or
interested parties anticipating to submit written comments, please see Appendix 1.

Following the public review period, a Final EIR will be prepared. The Final EIR will provide
responses to written comments received during the public review period and to oral comments
made at the public hearing. The Final EIR will be available for review prior to its consideration
for specific approvals by the Planning Commission and City Council. The Planning Commission
and City Council will review and consider the Final EIR prior to their decision to approve,
revise, or reject the proposed project.

ENVIRONMENTAL IMPACT REPORT CERTIFICATION AND PROJECT APPROVAL PROCESS

In accordance with Section 15090(b), the environmental certification and project approval
process includes several related actions by the “decision-making body of the lead agency” (Tracy
City Council). As described below, these actions include the certification of the Final EIR,
statement of written findings, project approval, and statements of overriding considerations (if
necessary).

CERTIFICATION OF THE FINAL ENVIRONMENTAL IMPACT REPORT

In accordance with CEQA Guidelines 15090, the Council must determine that the EIR shows a
good faith effort at full disclosure of environmental information. Also, the Council must
determine that the EIR provides a sufficient analysis of environmental considerations. The
following information is contained in Section 15090 of the CEQA Guidelines.

The Lead Agency shall certify that:
(a) The Final EIR has been completed in compliance with CEQA; and,

() The Final EIR was presented to the decision-making body of the Lead Agency and
that the decision-making body reviewed and considered the information contained
in the Final EIR prior to approving the project.

STATEMENT OF WRITTEN FINDINGS

CEQA Guideline Section 15091(a) states that no public agency shall approve or carry out a
project that creates significant impacts unless the public agency makes written findings for each

Draft Environmental Impact Report
2.2 Northeast Industrial Concept Development Plan



" INTRODUCTION

identified significant impact. In association with the findings, the Guidelines require a brief
explanation of the rationale for each finding. The Guidelines indicate that the statement of
written findings shall include one of the following items.

1. Changes or alterations (mitigation) have been required in, or incorporated into,
the project which avoids or substantially lessens the significant environmental
effects as identified in the final EIR.

2. Such changes or alterations are within the responsibility and jurisdiction of
another public agency and not the agency making the finding. Such changes have
been or can and should be adopted by such other agency.

3. Specific economic, social, or other considerations make infeasible the mitigation
measures or project alternatives identified in the final EIR.

PROJECT APPROVAL
The following information is contained in Section 15092 of the CEQA Guidelines.

(@) After considering the Final EIR and in conjunction with making findings under
Section 15091, the Lead Agency may decide whether or how to approve or carry
out the project.

() A public agency shall not decide to approve or carry out a project for which an
EIR was prepared unless either:

(1) The project as approved will not have a significant effect on the
environment, or

(2) The agency has:

(A)  Eliminated or substantially lessened all significant effects on the
environment where feasible as shown in findings under Section
15091, and

(B)  Determined that any remaining significant effects on the
environment found to be unavoidable under Section 15091 are
acceptable due to overriding concerns as described in Section
15093.

(c) With respect to a project which includes housing development, the public agency
shall not reduce the proposed number of housing units as a mitigation measure if
it determines that there is another feasible specific mitigation available that will
provide a comparable level of mitigation.

STATEMENT OF OVERRIDING CONSIDERATIONS

The following information is contained in Section 15093 of the CEQA Guidelines.

(a) CEQA requires the decision-maker to balance the benefits of a proposed project
against its unavoidable environmental risks in determining whether to approve the

Draft Environmental Impact Report
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project. If the benefits of a proposed project outweigh the unavoidable adverse
environmental effects, the adverse environmental effects may be considered
‘acceptable.’

®) Where the decision of the public agency allows the occurrence of significant
effects which are identified in the final EIR but are not at least substantially
mitigated, the agency shall state in writing the specific reasons to support its
action based on the final-EIR and/or other information in the record. This
statement may be necessary if the agency also makes a finding under Section
15091(a)(2) or (a)(3).

(c) If an agency makes a statement of overriding considerations, the statement should
be included in the record of the project approval and should .be mentioned in the
Notice of Determination.

MITIGATION MONITORING

When a public agency makes findings based on an EIR, CEQA requires that agency to adopt a
reporting or mitigation monitoring plan. The reporting or monitoring plan must be designed to
ensure compliance during project implementation and provide disclosure to the public (California
Resource Code 21081.6).

The draft Mitigation Monitoring Plan (MMP) for this project will be prepared under a separate
cover. Following certification of the Final EIR, the MMP will be modified to be consistent with
the City Council’s final action on the project.

RELATIONSHIP TO THE TRACY URBAN MANAGEMENT PLAN

In July of 1993, the City of Tracy adopted the UMP. The UMP was built on a vision
established by the Tracy UMP/GP steering committee and a Citizen's Advisory Committee for
the purpose of directing and controlling future development. As described in detail in the UMP,
the goals, policies, and actions represent the policy core of the plan. Fundamentally, this policy
core is reflected in the Land Use Map of the Tracy UMP. The map is intended to be a
comprehensive, graphic representation of many of the goals and policies of that plan.

Ultimate implementation of the UMP would be carried out by approval of parcel-specific land
use maps that are consistent with the intent of the UMP. Implementation of the plan, however,
is a dynamic process that recognizes that as community goals change, it may become necessary
to amend the UMP to further the community’s interest.

The 870-acre Northeast Industrial Project reflects this dynamic implementation process. The
Project site consists of 798.9 acres proposed for industrial development as envisioned by the
UMP. However, development of the remaining 45:5 acres will require an amendment of the
Urban Management Plan (General Plan), modifying a portion of the site's land use designation
from industrial to commercial (25.9 acres for roadways).

Draft Environmental Impact Report
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RELATIONSHIP TO THE TRACY URBAN MANAGEMENT PLAN ENVIRONMENTAL IMPACT REPORT

The UMP EIR (SCH No. 91092060) was certified in July 1993. This document
comprehensively examined the potential environmental impacts that will occur as a result of
build-out of the 72,775-acre Tracy Planning Area. For those significant environmental
impacts for which no mitigation measures are available, the City has adopted a Statement of
Overriding Consideration (Resolution #93-226).

As a second tier environmental document, potential environmental effects of the Northeast
Industrial Project have been previously considered at the program level and addressed within
the UMP EIR. Where necessary, additional mitigation measures have been developed to
address any potential significant impacts specific to the Project that have not been considered
at the program level by the UMP EIR. ‘

INCORPORATION BY REFERENCE

The UMP and UMP EIR are incorporated herein by reference in their entirety. However,
UMP goals, policies and action items, and UMP EIR mitigation measures have been extracted
and incorporated (where appropriate) into the technical sections of this report. The Statement
of Overriding Considerations for the UMP EIR is also incorporated herein by reference and
included in the Technical Appendices.

During regular business hours, these prior environmental documents are available for review at
the City of Tracy Community Development Department. The complete text of other key studies
used in the preparation of the EIR are included in the Technical Appendices of this document.

ORGANIZATION OF THE NORTHEAST INDUSTRIAL ENVIRONMENTAL IMPACT REPORT

Section 15122 through 15132 of the CEQA Guidelines describe the content requirements for
Environmental Impact Reports. An EIR must include a description of the environmental setting,
an environmental impact analysis, mitigation measures, and other mandated sections. The
environmental issues addressed in the EIR were established by the City through site-specific
review by City staff, field reconnaissance by a team of environmental professionals, prior
environmental documents, and comments received during the Notice of Preparation public
review period.

The Northeast Industrial Environmental Impact Report is organized in the following manner.

0 EXECUTIVE SUMMARY

This section contains a brief overview of the Project description, alternatives, and contains a
series of tables summarizing Project impacts, mitigation measures, and the level of
significance after mitigation.

Draft Environmental Impact Report
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INTRODUCTION

This section outlines the legal basis and organization of the EIR and describes the
relationship between the Project and the UMP and UMP EIR.

PROJECT DESCRIPTION

This section provides a detailed description of the Northeast Industrial Project. Information
includes: background data, site location, property ownership, current use of the site,
description’ of the proposed development, Project objectives, and tasks necessary for Project
approval.

ENVIRONMENTAL SETTING, IMPACTS, AND MITIGATION MEASURES

This section contains specific analysis of environmental issues associated with the Project.
Each sub-section contains a discussion of the existing setting, impact analysis, proposed
mitigation measures, and the level of significance after mitigation.

This document contains standards of significance derived from the City’s Initial Study
Checklist and from the CEQA Guidelines. Impacts are considered significant if one or more
of these standards are compromised. Section 15382 of the CEQA Guidelines contains a
definition of the term “significant impact.”

ALTERNATIVES TO THE PROJECT

This section addresses the Project alternatives and the associated environmental effects. The
qualitative analysis compares the Project with the proposed alternatives.

LONG TERM IMPLICATIONS OF THE PROJECT

This section provides a discussion of short and long term uses and irreversible environmental
changes.  Correspondingly, this section provides a summary of growth inducing,
unavoidable, and cumulative impacts.

REPORT PREPARERS AND REFERENCES

This section contains a complete listing of the individuals, organizations, and reference
materials involved in the preparation of this document.

Draft Environmental Impact Report
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PROIECT DESCRIPTION

Section 3.0
Project Description

REGIONAL SETTING

The City of Tracy is located in San Joaquin County. From the edge of the San Joaquin River,
the San Joaquin Valley rises gradually in elevation toward the west and the southwest with
most of the area between zero and one hundred feet above sea level. The valley is relatively
flat and featureless in most places but is traversed by rivers and smaller streams. The region
has been extensively leveled and graded for agricultural cultivation.

As identified by the UMP, the Tracy Planning Area (TPA) encompasses all territory within
and land surrounding the City of Tracy that is related to Tracy’s land use planning efforts.
The TPA includes approximately 9,700 acres of the City and approximately 63,000 acres of
adjacent land located within San Joaquin County. As shown in Figure 1, the TPA is bounded
by the San Joaquin County line on the west, Old River to the north, the Union Pacific Railroad
and Chrisman Road to the east, and portions of Corral Hollow Road on the south. Except for
a few urban areas, the majority of existing development in the TPA is concentrated within the
Tracy City limits. Population within the TPA is projected to increase from 41,405 (1990) to
133,891 by the year 2010.

The City of Tracy was incorporated in 1910 and developed around the junction of three major
railroad lines. The original City plan was formulated in 1883 and was laid out along
symmetrical arc shaped streets on either side of the railroad junction. The City is situated
along a segment of Business 205 and is located just west of Interstate 5. The City of Stockton
is located approximately 25 miles to the northeast and the City of Oakland is located
approximately 33 miles to the west. Tracy contains an approximate population of 44,500
people (1995).

PROJECT SETTING

As shown in Figure 2, the Project lies outside the northeast boundary of the City of Tracy.
The site is bordered by Pescadero Avenue and Interstate 205 to the north and the Southern
Pacific Railroad line to the south. The western boundary of the site lies approximately 1,000
feet east of MacArthur Road and the eastern boundary lies approximately 1,500 feet west of
Banta Road.

Elevation for the Project site ranges from forty-five feet to twenty feet at the southern and
northern edge of the property respectively. Urban infrastructure on-site includes several
roadways including Grant Line Road, Chrisman Road, Pescadero Avenue, Paradise Road, a
roadway stub extending from MacArthur Road, and several West Side Irrigation Easements
along the southern portion of the Project. Existing water lines, sewer lines, and storm drains
lie within a portion of Pescadero Avenue and Grant Line Road. Existing land uses within the
site include several residential homes, agriculture row crops, and several dairy operations.

Draft Environmental Impact Report
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PROJECT DESCRIPTION

As shown in Figure 3, property along MacArthur Drive directly west of the site include vacant
industrial land and existing industrial businesses, such as the U.S. Cold Storage facility and
United Grocers. The land to the north includes factory outlet stores, the Yellow Freight
Company, and the Interstate 205 corridor. Agricultural uses are found on lands to the east.
The Southern Pacific Railroad line bounds the southern border of the Project. However, a
200-foot wide strip of land lies between a portion of the Project’s southern boundary and the
railroad line. There are no existing or planned rail crossings penetrating the southern property
line. Agricultural and industrial uses are located south of the rail line.

As described in the table below, the site includes thirty-two separate parcels with twenty-seven
different land owners. Parcels range in size from 0.50 to 168.10 acres.

TABLE 1
LAND OWNERSHIP INFORMATION

Assessor Parcel No. . | Property Owner - Acreage
213-060-12 Silva Brothers 42.42
213-060-13 K - * | Dorothy Haley 9.78
213-070-57 Velma Pimental et al 77.05
213-070-05-. - - -+ | Velma Pimental et al i 19.24
213-070-06 August Marty 19.46
21307048 -~ - - | Silvaetal . - 5.34
213-07049 Maria Silva et al 33.86
213-070-08 oL Maria Silva et al C 19.55
213-07043 Prima Associates 72.04
213-070-22 - | Velma Pimental 9.79 -
213-070-28 Helene Mattson 9.10
213-070-29 - | Helene Mattson - - .1 0.69

[ 213-070-20 F. Silva 18.88
213-070-19 Stanley Robertson 0.73
213-070-18 Wendell Ender 0.52
213-070-40 Pimental '18.99
213-070-41 August Martin 6.32
213-070-17 -+ | August Martin 2.27
213-070-39 August Martin [1.41
213-070-52 . ~  «..| Maria Silva: - - -] 1.04
213-070-53 Manuel Silva 1.04
213-070-51 . - . | Maria Silva et al 17.55
213-070-13 Frank Ender 0.87
213-070-44 - - .} William Ender 0.90
213-07045 Marjorie Ender 1.62
250-020-15 . Robert Costa 0.50
250-020-14 Dina Rocha et al 82.50
250-020-13 Oliveria Farms 168.10
250-030-10 Frank Silva 10.00
250-030-11 Dover Associates 152.53
250-030-02 Francis Blincoe Jr, 4.24
250-030-03 Tony Costa 52.00

Draft Environmental Impact Report
™ Northeast [ndustrial Concept Development Plan

3.2






P4

R - S I S e i o 25
", No existing ?
“interstate— A
access
N \
\ EXISTING
I § 7l SITE CONDITIONS
{ika N =
i % \ v LEGEND
Q|1 v 0 .
il £ N J: R
it 5 S |§ — [[TTT] FEMA 100 Year Flood Zone
ﬁ“ S | . N\ Existing Dairies and Homes
? 20 N \\ N
% N N L AN NINNNN S| Tracy City Limits
1‘:7 j Grant Line Road \
3*“% Existing Roads, typ.— \\
| .é:. yp | :>\\
i

P
-

x ,,‘ et =S 22 : o] ;:A}
I | e e e R

=

40 ft. WSID
Easement.

-

5 ./)
November 21, 1995
north
o R E ey 0 500 1000 2000
, — Eleventh™s
Figure 3

Existing Land Use



PROJECT DESCRIPTION

PROJECT CHARACTERISTICS
PrROPOSED LAND USE

The 870-acre site will consist primarily of industrial land as envisioned by the UMP. A
General Plan amendment, however, is required for the three parcels of commercial land
proposed at the major intersections along Pescadero Avenue, Paradise Road, and Grant Line
Road. Figure 4 and Table 2 below illustrate the Project’s proposed land use designations. A
complete copy of the applicant’s Concept Development Plan is contained in the Technical
Appendices.

TABLE 2
PrROPOSED LAND USE DESIGNATIONS
Land-Use 37— . .. |-Gross Acres oo FAR - | Square Feet
Light Industrial 798.9 0.50 17,400,000
General Commercial | 45.5 = - it 1035 L) 694,000 -
Roads 25.9

Total " = o0 ] 870.3.7000 b

Industrial land uses are proposed for 798.9 acres of the Project site. With a Floor Area Ratio
(FAR) of 0.50, approximately 17.4 million square feet of industrial, warehouse and
manufacturing facilities would be provided. A variety of parcel sizes are foreseeable, ranging
from 20 to 50 acres, depending upon the type of industrial user attracted to the area. For this
reason, the applicant has indicated that the Northeast Industrial Concept Development Plan
does not reflect an exact parcelization plan.

As indicated above, the Project will require a General Plan amendment to convert 45.5 acres
of UMP designated Industrial land to Commercial. The applicant indicated that these
commercial sites are intended to expand upon the existing commercial uses adjacent to the I-
205/MacArthur Drive interchange, take advantage of the freeway-oriented traffic circulation of
the site, and serve the local industrial community.

The largest commercial parcel (25.5 acres) is located in the northwest corner of the project
along Pescadero Avenue. As described by the applicant, this parcel provides for potential
factory outlet expansion or other interstate-related commercial uses. Two 10-acre commercial
parcels are also located at the Grant Line/Paradise intersection and the Pescadero/Paradise
interchange. These parcels are intended to provide commercial and retail services to the
planned industrial community. '

Circulation and Transportation Systems

The Tracy Roadway Master Plan identifies a grid of expressways and arterials to access the
Project site including MacArthur Drive and Grant Line Road. The MacArthur Drive freeway
interchange will provide project access to 1-205. This interchange will be improved to serve
full buildout of the UMP.
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PROJECT DESCRIPTION

The proposed roads and land use plan accommodates the eventual creation of an east-side
expressway along Chrisman Road, connecting to an improved Paradise freeway interchange.
While the Tracy Roadway Master Plan shows a new freeway interchange at Chrisman Road,
the applicant has indicated that the existing agricultural uses (the dairy operations) in the path
of the connecting road may preclude this option in the short-term.

Pescadero ,and Paradise Roads will provide a portion of the right-of-way for the four-lane
industrial loop road that will access the interior of the planning area. This industrial loop road
will allow internal project circulation. Chrisman Road will remain in the current location as a
local industrial street, as needed to provide parcel access. The loop road intersection at
MacArthur will utilize an existing road stub. Additional internal industrial roads may be
required to access parcels, depending upon the eventual lotting of the planning area. These
roads are planned as fully landscaped parkways consistent with the Tracy Roadway Master
Plan and Parks and Parkways Master Plan.

A number of parcels front the Southern Pacific Railroad right-of-way to the south of the
planning area. Railroad spurs accessing the rail line may be provided for rail-dependent
industries.

Water Supply and Distribution

The Project will be annexed to the City of Tracy’s water service area. At present, the western
portion of the site is served by existing water lines along Pescadero Avenue as far as the
Yellow Freight property, and several hundred feet along Grant Line Road. A combination of
grid lines and network of local distribution lines will be provided throughout the site.

Currently, the City uses a blend of treated surface water and untreated groundwater. The City
of Tracy Water Master Plan currently proposes using surface water sources exclusively to
meet future water supply demands. The City plans to increase its water treatment capacity to
both meet the increased demand associated with the projected population growth and to allow
additional surface water supplies to be used in lieu of the current groundwater supply.

Wastewater Collection and Disposal

Sewer lines presently serving the Project site correspond generally to the existing water lines.
Sewer lines run along Pescadero Avenue as far as the Yellow Freight property, and several
hundred feet along Grant Line Road. Local wastewater collection lines will be provided
throughout the site, connecting to the existing system, running into the Eastside Sewer Trunk
Line. The existing sewer pump station on MacArthur and 1-205 will be modified to serve the
increased flows. ‘
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Storm Drainage

The Northeast Industrial Concept Development Plan site provides storm drainage facilities
include open channel trunk lines and storm drain lines. Storm drain pipes will direct flow to
the existing or future open channel system. The open channels will be landscaped consistent
with City standards.

One open channel will .be constructed roughly parallel to Grant Line Road, between Grant
Line Road and Pescadero Avenue, and will run into the existing Eastside Channel, which
roughly parallels MacArthur Drive.

Another open channel will be constructed roughly parallel to Pescadero Avenue or 1-205, just
south of the freeway, and will flow either west to the existing Eastside Channel System or east
to the future drainage facilities planned for the Banta Community Area. The applicant has
proposed that runoff will be retained in storm water basins in the interim, until the eastern
drainage facilities are constructed.

Police and Fire Protection

Police and Fire services to the project will be provided by the City of Tracy Police and Fire
Departments.

Other Utilities

Pacific Gas and Electric (PG&E) will provide electricity and natural gas to the planning area.
Pacific Bell will provide local telephone service to the planning area.

GUIDELINES

The Concept Development Plan includes guidelines and development standards to control site
planning and architecture. These guidelines are included in the Technical Appendices and
address the topics listed below.

Streetscapes (including recommended trees and street lighting)
Building FAR and Heights

Building Setbacks

Parking and On-site Vehicle Circulation

Loading and Unloading Spaces

Driveway Standards

Freeway Interface

Building Architecture

IR R IR IR R e -l

Signs
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Landscaping
Screening and Storage

Environmental Performance Standards (including Use Restrictions and Hazardous Wastes
and Water Pollutants)

Mineral Extraction
Dairy Uses

Permitfed and Conditional Uses

PROJ ECT OBJECTIVES

The primary objective of the Northeast Industrial Concept Development Plan is the
implementation of the UMP land use plan and adherence to several goals and policies
promoting local economic development. As established by both the property owners and the
City, the objectives of the project are:

0

0

To develop the Northeast Industrial Concept Development Plan site as a high-quality
industrial and commercial site of significant benefit to the City of Tracy and the nearby
region.

To develop a well-planned site that will attract businesses to Tracy, providing local
employment opportunities.

To develop the Northeast Industrial Concept Development Plan site for primarily mixed
industrial uses including rail dependent industries.

To minimize project-related impacts to Tracy’s transportation network.

To provide a flexible phasing program that allows market forces to dictate reasonable
growth increments, while ensuring that agricultural properties are allowed to remain until
ready to develop.

To create a project consistent with the goals of the UMP.

To integrate the Northeast Industrial Concept Development site into the development
pattern of the City of Tracy.

To integrate mitigation for environmental impacts into the design of the project.

REQUIRED TASKS FOR APPROVAL

In accordance with the provisions of the Tracy Municipal Code and the objectives of the
UMP, the applicant must accomplish the following processing tasks in order to meet the
objectives above:
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Task 1:

Task 2:

Task 3:

Task 4:

The applicant will be required to prepare a General Plan Amendment modifying
the UMP Land Use designations for a portion of the site to Commercial, and
pre-zone the site Planned Unit Development (PUD);

Following approval of the Concept Development Plan, the General Plan
Amendment, and receipt of the PUD pre-zoning, the lands in the Northeast
Industrial Area will be annexed to the City of Tracy and formally zoned PUD.

_Each applicant will be required to prepare a Tentative Map, Improvement
Plans, and Final Map for review and approval by the City. Also prior to

approval of a Final Map, applicants will be required to consult with the U.S. Fish
and Wildlife Service and the California Department of Fish and Game regarding
habitat mitigation as described in the Biotic Section of this document.

Applicants will be required to record a Final Map and agreements for
construction of improvements as required by the City.
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SETTING, IMPACTS, MITIGATION

Section 4.1
Land Use

The Land Use Section of this EIR identifies the existing setting, evaluates if the Project alters or
conflicts with the existing or planned uses of the area, determines if the Project disrupts or
divides an established community, and indicates if the Project interferes with existing agricultural
operations. The impacts identified are mitigated by a combination of the existing applicable
goals, policies, action items, and mitigation measures of the UMP and UMP EIR respectively.
Where these requirements fail to reduce a particular impact to an acceptable level, this section
provides additional mitigation measures.

This section of the EIR incorporates information contained in the UMP and UMP EIR. The
information has been reviewed for adequacy and updated as necessary.

EXISTING SETTING
LoCATION

As shown in Figure 5, the 870-acre Project lies outside the northeastern edge of the City of
Tracy. The site is bordered by Pescadero Avenue and Interstate 205 to the north and the
Southern Pacific Railroad line to the south. The western boundary of the site lies
approximately 1,000 feet east of MacArthur Road and the eastern boundary lies approximately
1,500 feet west of Banta Road.

EXISTING LAND USES

As shown in Figure 6, land uses within the site include several residential homes, row crops,
and several dairy operations.

Urban infrastructure on-site includes Grant Line Road, Chrisman Road, Pescadero Avenue,
Paradise Road, a roadway stub extending from MacArthur Road, and several West Side
Irrigation Easements along the southern portion of the Project. Existing water lines, sewer
lines, and storm drain facilities lie within a portion of Pescadero Avenue and Grant Line Road.

LAND USE STRATEGIES AND DESIGNATIONS

The UMP contains two land use development strategies for directing and controlling urban
growth. The first is the expansion of the existing urbanized area (concentric development) and
the second involves the development of new urban centers. As defined by the UMP, the
Project site lies within the Concentric Development area.

Although the Project lies outside the City limits and is designated by the San Joaquin General
Plan for Industrial and General Agriculture land uses, the UMP designated the entire site for
future Industrial land. This designation allows uses ranging from heavy industrial to
warehousing and technical support offices.  Although the UMP Industrial Land Use
designation allows a broad range of activities, the Project excludes heavy industrial uses by
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SETTING, IMPACTS, MITIGATION

prezoning the Industrial portion of the site as Light Industrial PUD. Under the Industrial Land
Use designation, development intensity allows for a maximum floor area ratio of 0.50 per
gross acre.

SURROUNDING LAND USES AND UMP DESIGNATIONS

The surrounding land includes the following existing and UMP land use designations as
described by Figures 6 and 7 and Table 3 below.

2

TABLE 3
SURROUNDING LAND USE DESIGNATIONS

e -| County General Plan-.
Surrounding Land Existing Uses ] Land Use DesxgnatlonS‘
North Pescadero Avenue, Commercial and General Agriculture (for
) Factory Outlets, Yellow | Industrial (Agricultural the land north of 1-205)
Freight, and the I-205 land located north of I-

corridor 205)
#Co torage Facmty‘ ’

South Southern Pacific raxlroad Industrial, Commercial, | Industrial, Commercial
corridor, Brichetto Road, | Public Facilities, and and General Agriculture
industrial and Medium Density '
agricultural land Residential

% |“Agricultural land . .. -.| Industrial sz =~ | General Agriculture " -

As summarized above and in Figure 6, the project site is bordered to the north by I-205,
Pescadero Avenue, Factory Outlet stores, and the Yellow Freight Company facilities.
Properties north and adjacent to the project site are designated Commercial and Industrial by
the UMP and located within both the 1-205 Specific Plan and Industrial Area Specific Plan.
Land located north of 1-205 is designated by the UMP for Agriculture.

To the west, the land is designated for Industrial use by the UMP and lies within the Industrial
Area Specific Plan. Most of this area is currently developed with industrial uses including the
U.S. Cold Storage Facility.

To the south, the site is bordered by a Southern Pacific Railroad line and a 200-foot wide strip
of land located between the Project’s southern boundary and the railroad line. The land located
south of the railroad right-of-way is currently in agricultural production, The triangular
shaped area bordered by railroad line, Eleventh Street, and MacArthur Road, however,
contains existing industrial uses. East of Chrisman Road, the remaining properties to the
south are designated by the UMP for future Commercial, Public Facilities, and Medium
Density Residential development. This area is currently located outside to City and is
designated by the San Joaquin County General Plan for future Industrial, Commercial, and
General Agriculture.
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SETTING, IMPACTS, MITIGATION

The land situated to the east of the project site is designated by the UMP for future Industrial
development. Currently, this land is in agricultural use. This area is located outside the City,
and is currently designated General Agriculture by the San Joaquin County General Plan.

Industrial Area Specific Plan

Although none of the project site is located within the adopted -Industrial Area Specific Plan,
this Plan guides development directly west of the Project site. The Industrial Area Specific
Plan controls future industrial development by planning for the location and intensity of urban
growth. As indicated by the applicant, the proposed Northeast Industrial Project more closely
reflects marketable land use characteristics for Industrial and Commercial properties. Table 4
below compares selected standards between the Project and the Industrial Area Specific Plan.

TABLE 4
COMPARISON OF SELECTED STANDARDS BETWEEN THE
PROJECT AND THE INDUSTRIAL AREA SPECIFIC PLAN
“Northeast Industrial Project:(proposed) “Industrial ’Area’Specific. Plan: oz
. General : ‘ -+ | Warehouse
Comm. - - | Office Industrial Office Light Man. | Distribution
20,35 0.3 1 0.60; 4

(100’ with
CUP)

(100’ with
CUP)
25

Building 15 15’ 15 25° 25 25’

Setbacks -

from rear
or sideyard

5 |15 0 |10

Setback
from
Structure
face
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I-205 Corridor Specific Plan

The adopted I-205 Corridor Specific Plan encompasses approximately 714 acres of land in two
distinct areas of the City. The Grant Line Planning Area is located at the intersection of Grant
Line Road and 1-205 (west of the Project site). In relationship to the first area, the MacArthur
Planning Area is located adjacent to the Project site, between Pescadero Avenue and Arbor
Avenue along MacArthur Drive. As indicated by the applicant, the proposed Northeast
Industrial Project more -closely reflects marketable land use characteristics for Industrial and
Commercial properties. The table below compares selected standards between the Project and
the I-205 Corridor Specific Plan.

TABLE 5
COMPARISON OF SELECTED STANDARDS BETWEEN THE
PROJECT AND THE I-205 CORRIDOR SPECIFIC PLAN

Northeast Industrial Project (proposed)-:= ... .- _| I-205 SpecificPlan . .. .7ic . -

General Light Wéxehouse
Comm. Office Industrial Retail

Light Man. | Distribution

35 0.50 0.25:0.35

5 |25 25"

Building 15
Setbacks

from rear

or sideyard
Parking - ~].10° =

setback
from any
property.
line -

Parking 10’ 15 15’ 5 15 5’ 5
Setback
from
Structure
face

Williamson Act Lands

In 1965, the California State legislature passed the State Land Conservation Act, also known
as the Williamson Act. Under the Act and as described in the UMP EIR, landowners may
agree to limit the use of the land to agriculture. In turn, the county agrees to tax the land at a
lower rate based on its agricultural use rather than its real estate market value. - As partial
compensation, the State pays a subvention to cities and counties.
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Williamson Act contracts are entirely voluntary and are annually self-renewing. In order to
withdraw from a contract, the property owner must notify the county with a Notice of Non-
Renewal. Withdrawal involves a ten-year period of tax adjustments based on full market value
before land can be removed from the preserve program. Contracts may also be canceled by
the property owner with public agency approval and the payment of financial penalties.

As described in the UMP EIR several parcels within the Project site are under Williamson
Act contracts. Since the completion of the UMP EIR, however, all Williamson Act contracts
within the Project site have been canceled (San Joaquin County Assessors Office, Messers.
John Mitchell and Ken Rowe, January 18, 1996).

STANDARDS OF SIGNIFICANCE

The following Standards of Significance have been compiled from the City’s Initial Study
Checklist and from Appendix G of the California Environmental Quality Act Guidelines. For
the purpose of the EIR, an impact is considered significant if one or more of the following
conditions occur from implementation of the Project.

0  Substantially alter or conflict with the existing or planned use of an area.
0 Substantially disrupt or divide the physical arrangement of an established community.

0  Substantially interfere with agricultural production.

In addition to the standards of significance listed above, impacts are considered significant if
implementation of the Project will conflict substantially with the goals and policies of the UMP.

IMPACT ANALYSIS
ALTER OR CONFLICT WITH EXISTING OR PLANNED USES
Existing Uses

Currently, the site contains several single-family residential structures, dairy farms, and row
crops. The Project plans for future industrial and commercial development as generally
envisioned by the UMP and is expected to result in a less-than-significant impact to existing
uses. Impacts to residential homes are discussed in the Socioeconomics Section of this
document while impacts to the dairy farms and row crops are discussed below under the
heading “Interfere with Agricultural Production.”

Consistency with the Location of Urban Growth

The Northeast Industrial Concept Development Plan represents a development proposal that
will direct urban growth as envisioned by the City’s UMP concentric land use strategy. By
adhering to the concentric development strategy, the Project will result in a beneficial land use

impact.
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Consistency with the UMP Land Use Designation -- Industrial

As described in detail in the Project Description Section of this document, the 870-acre Project
proposes 789.9 acres for industrial development. The majority of the Project site contains
Industrial land as envisioned by the UMP. By proposing development consistent with the

UMP, the Project will result in a beneficial land use impact.

Consistency with the UMP Land Use Designation -- Commercial

Impact 4.1-1 The Project proposes 45.5 acres of Commercial land. This
proposed land use is inconsistent with the UMP and represents
a significant land use impact.

The Project proposes 45.5 acres of Commercial land. This land is inconsistent with the
Industrial UMP land use designation. Commercial uses, as described by the UMP provide for
a relatively wide range of uses including neighborhood, general and regional commercial
facilities; office uses are also allowed within this land use classification. In comparison,
industrial uses may include: heavy industrial, light industrial, fabrication, -assemble,
warehouses, office complexes, and other support facilities.

To accommodate the commercial portion of the development, the Project will require a
General Plan amendment. As proposed by the applicant, the provision of commercial uses
throughout the Project can provide for support facilities to future industrial uses and promote a
balance of land uses. While the UMP does not reflect a commercial component in support of
the industrial uses in this part of the City, promoting a balance of uses can create a cohesive
and compatible Project. Although a General Plan amendment is an acceptable method to

modify the UMP, this requirement represents a significant land use impact.

Adjacent Land -- North

Existing uses to the north include commercial facilities (Factory Outlets), industrial facilities
(Yellow Freight), and the I-205 corridor. North of the I-205 corridor, the land consists of row
crops. The UMP designates the land directly north of the Project as Commercial and
Industrial, however, land north of I-205 maintains an Agriculture UMP designation.

In terms of surrounding land use compatibility, the proposed industrial Project is compatible
with the adjacent commercial, industrial, and I-205 corridor north of the site. This represents

a less-than-significant impact.

Adjacent Land -- East

The land to the east of the Project is agriculture, consisting of row crops. However, this land
is designated by the UMP for Industrial Use. The Project proposes development in general
conformance with the UMP land use designations and does not create any additional impacts
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not identified in the UMP EIR. As such, impacts to adjacent lands to the east are considered

less-than-significant.

Adjacent Land -- South

Impact 4.1-2 To the south, the configuration of the Project may isolate a 200
foot wide strip of land between the Project and the railroad
line. Considering the intent of the UMP for well-planned

@ development, the absence of this portion of land from the
Project is considered a significant land use impact.

A Southern Pacific Railroad line lies directly south or in close proximity to the Project’s
southern boundary. A portion of the Project’s southern boundary, however, lies adjacent to a
200-foot wide strip of land separating the Project’s southern boundary from the railroad line.

As envisioned, Project implementation excludes consideration of the future use of this strip of
land. For planning purposes, the exclusion of this strip of land may inhibit the Project’s
ability to acquire railroad access though the southern portion of the Project. Also, exclusion
of this land may prevent the consideration of Project specific improvements or requirements
that may be desirable adjacent to the railroad line. In addition, the exclusion of this narrow
strip from the Project may result in this land becoming unusable for future urban development.
Considering the intent of the UMP for well-planned developments (Land Use Policy 4.2), the
exclusion of this 200 foot wide property from the Project represents a significant land use

impact.

Existing uses to the south of the railroad line include a roadway corridor, existing industrial
development, and row crops. The UMP designates the lands south of the Project for future
Industrial, Commercial, Public Facilities, and, Medium Density Residential development.

The proposed industrial project is compatible with the existing industrial development and
proposed Public Facilities south of the site and is not expected to create any significant
impacts. Similarly; the width of the Southern Pacific Rail line, the roadway corridor, and
setbacks required for any future residential uses south of the rail line minimizes any potential
impacts between the proposed industrial project and future residential uses. This represents a

Adjacent Land -- West

Existing uses to the west include industrial facilities and vacant UMP designated Industrial
land. As described in the existing setting section above, the proposed industrial Project is
compatible with the existing and proposed industrial development west of the site.. This

represents a less-than-significant impact.
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PHYSICAL ARRANGEMENT OF AN ESTABLISHED COMMUNITY

The Project involves the conversion of predominately undeveloped land to industrial uses.
The site does not contain nor will it disrupt or divide the physical arrangement of an
established community. Therefore, impacts to the physical arrangement of an established
community are considered less than significant. The Project site does contain several
residential homes; impacts to the individual homes, however, are discussed in the
Socioeconomic Section of this document.

2

INTERFERE WITH AGRICULTURAL PRODUCTION
Conversion of Agricultural Land

The conversion of agricultural land on this site has been acknowledged by the UMP and
recognized as necessary by the adoption of the Statement of Overriding Considerations
(Resolution No. 93-226). Although the UMP EIR analyzed the land use impacts of the Project
site as industrial, the commercial portion of the Project will not create any additional
significant impacts associated with the conversion of agricultural land. In terms of new
impacts relating to the conversion of agricultural land, the Project will result in a less than

{onificant i .

Continuing Agricultural Operations -- On-site

A substantial portion of the project site is currently in agricultural production (row crops and
dairy uses). However, the recently adopted Right-to-Farm Ordinance (December 1994) is
designed to protect existing agricultural operations and reduce impacts associated along the
urban and agricultural interface. Correspondingly, the Project’s Design Guidelines requires
development applications to provide information demonstrating provisions of adequate buffers
between proposed development and adjacent existing dairy uses. Therefore, development of
the Project is anticipated to have a less than significant impact toward continuing agricultural
operations.

Continuing Agricultural Operations -- Off-site

Agricultural land is currently situated along portions of the northern, eastern, and southern
boundaries of the Project. The Project proposes development in general conformance with the
UMP and does not create any additional impacts not identified in the UMP EIR. In addition,
the City of Tracy recently adopted a Right-to-Farm Ordinance (December 1994) designed to
protect existing agricultural operations and reduce impacts associated along the urban and
agricultural interface. As the Project will not result in a nuisance situation or constrain
existing agricultural operations, impacts along the industrial and agricultural interfaces are

considered less than significant.

MITIGATION

Impacts contained within the analysis above may be identified as “significant,” even though the
likelihood of occurrence has been anticipated and documented through the UMP and UMP EIR.
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The impacts identified are therefore mitigated by a combination of the existing applicable goals,

- policies, action items, and mitigation measures of the UMP and UMP EIR respectively. Where
the UMP or the UMP EIR fail to reduce a particular impact to an acceptable level, this section
provides additional mitigation measures.

EXISTING APPLICABLE GOALS, POLICIES, AND ACTION ITEMS OF THE UMP

The UMP does not contain any applicable mitigating goals, policies, or action items.

EXISTING APPLICABLE MITIGATION MEASURES OF THE UMP EIR

No applicable mitigation measures.

PROJECT SPECIFIC MITIGATION MEASURES

M4.1-1 For the portion of the Project site proposed for commercial land uses, the
City shall amend the UMP Land Use Designation from Industrial to
Commercial concurrent with the consideration of the Concept
Development Plan application. (Mitigating Impact 4.4-1).

M 4.1-2 Prior to approval by the City, the applicant shall agree to amend the
Project’s southern boundary to include the 200 foot wide strip of land
described in the above analysis (Mitigating Impact 4.1-2).

LEVEL OF SIGNIFICANCE AFTER MITIGATION

The analysis above identifies several potentially land use significant impacts that could result
from implementation of the Project. The UMP, UMP EIR, and this EIR contain adequate
measures to mitigate Project specific impacts to a less than significant level.

The environmental impact analysis conducted in association with the UMP has recognized that
future development and build-out in the TPA will result in cumulative and unavoidable impacts
in the areas of agricultural and soils, traffic and circulation, air quality, noise, land use, and
aesthetic resources. In conjunction with this conclusion, the City has adopted a Statement of
Overriding Considerations for these impacts (Resolution #93-226) which is incorporated by
reference and contained in the Appendices.
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Section 4.2
Public Health and Safety

The Public Health and Safety Section of this EIR identifies conditions which currently exist that
may either pose a risk to the health and safety of the community or may impact the ability of an
emergency response agency to adequately provide emergency services. The impacts identified in
this section are mitigated by a combination of the existing applicable goals, policies, action
items, and mitigation measures of the UMP and UMP EIR, respectively. Where these
requirements fail to reduce a particular impact to an acceptable level, this section provides
additional mitigation measures.

This section of the EIR incorporates information contained in the UMP and UMP EIR and has
been reviewed for adequacy and updated as necessary.

EXISTING SETTING
HAZARDOUS MATERIALS ON-SITE

The Project site currently includes and lies adjacent to agricultural uses. Agricultural practices
may include chemicals for fertilizing, the application of pesticides, or require hazardous
materials for the operation and maintenance of farm machinery.

In addition to agricultural practices, the UMP EIR identifies one hazardous site located within
the Project site at 21000 S. Paradise Road (Haley Flying Services). As described in the UMP
EIR, a Preliminary Site Assessment was conducted on November 29, 1988, and determined
that the property does not present a potential hazard. As indicated in the UMP EIR, however,
the property may require future cleanup. Contamination includes surface impoundment(s)
storage, drum storage, and underground tank(s). Types of hazardous waste include pesticide
rinse water, pesticide products, empty pesticide containers and contaminated soil.

HAZARDOUS MATERIALS OFF-SITE

The UMP EIR does not identify any hazardous material sites or hazardous handlers and
generators within 2,000 feet of the Project boundaries, although several sites including the
PG&E Gas Plant and the Fortifiber Corp site are located west of the Project site.

INDUSTRIAL HAZARDS

The UMP EIR identifies three operating natural gas wells within or in the vicinity of the
Project site. Correspondingly, existing industrial businesses and vacant industrial land is
located on all sides of the Project site. Under the UMP Industrial designation, facilities such
as warehouses, distribution centers, manufacturing plants, and food processing plants could
locate on industrial designated land. Industrial uses may employ the use of materials or
machinery that could potentially result in an explosion or the release of hazardous substances
in the event of an accident or upset condition.
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New and existing businesses that store a total volume of 55 gallons, 200 cubic feet, or total
weight of 500 pounds of hazardous substances are subject to emergency planning requirements
as administered by the San Joaquin County-Office of Emergency Services. This emergency
information is designed to assist emergency response personnel, including the police and fire
departments. The City is also preparing a Drilling Ordinance (proposed) to provide guidelines
and standards for natural gas operations.

GROUND TRAI\}SPORTAHON ROUTES

As shown in the UMP EIR, a six-inch Chevron pipeline bisects the site traveling between and
parallel to 1-205 and Grant Line Road. Correspondingly, 1-205 and a portion of Grant Line
Road have been designated as explosive routes. A Southern Pacific Railroad line also borders
most of the Project’s southern boundary. Railroads may transport hazardous materials and fall
under the jurisdiction of the California Public Utilities Commission and the Federal Railway
Administration.

EMERGENCY RESPONSE PLANS

Emergencies that affect a wide geographic area, several different public agencies, or a large
number of people present the most complicated response problems. The more demand an
emergency places on “vital facilities” such as hospitals, police, fire, emergency response
centers, and communications centers, the more difficult it is to achieve a coordinated and
orderly response. The Tracy Emergency Plan, as discussed in the UMP EIR, is a
comprehensive disaster preparedness program concerned primarily with the threat of disaster
as a result of natural or manmade hazards. The basic purpose of the Emergency Plan is to
provide a basis for assisting the conduct and coordination of emergency operations.

STANDARDS OF SIGNIFICANCE

The following Standards of Significance have been compiled from the City’s Initial Study
Checklist and from Appendix G of the California Environmental Quality Act Guidelines. For
the purpose of the EIR, an impact is considered significant if one or more of the following
conditions occur from implementation of the Project.

0  Result in a significant exposure of people to potential health hazards.
0 Involve the use, production, or disposal of hazardous materials.

0 Result in a significant interference of an emergency plan.

In addition to the standards of significance listed above, impacts are considered significant if
implementation of the Project will conflict substantially with the goals and policies of the UMP.
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IMPACT ANALYSIS
EXPOSURE OF PEOPLE TO POTENTIAL HEALTH HAZARDS
Hazardous Materials On-Site

Impact 4.2-1 Development of the Project could expose individuals to health
hazards associated with existing or prior agricultural
_operations on-site. This is considered.a. potentially significant

2 impact.

The Project will locate people on property previously used and in proximity to existing
agricultural production. Although the application of chemicals to land within and adjacent to
the Project are controlled and restricted by the San Joaquin County Agricultural
Commissioner, past agricultural practices on site may have included the use or storage of
chemicals that are still present. Although the extent of agricultural-related residue remaining
on the property is unknown, it is considered a potentially significant impact.

Impact 4.2-2 Development of the Project could expose people to health
hazards associated with a known hazardous waste site. This is
considered a significant impact.

Considering the information contained within the UMP EIR, one hazardous site lies within the
Project boundaries at 21000 S. Paradise Road (Haley Flying Services). As described within
the UMP EIR, a Preliminary Site Assessment determined that the site does not present a
potential hazard. Future development on or near the property, however, may require cleanup.
This site may represent a risk for individuals within the Project area and represents a potential

{onificant i '

Hazardous Materials Off-Site

Based on the information contained within the UMP EIR, The Project is not within 2,000 feet
of any known hazardous site. This represents a less than significant impact.

Industrial Hazards -- Adjacent Land

As discussed above, any business that stores a total volume of 55 gallons, 200 cubic feet, or
total weight of 500 pounds of hazardous substances, is subject to emergency planning
requirements as administered by the County Office of Emergency Services and must file and
implement a hazardous material plan. As such, the risk is considered Jess than significant.

Ground Transportation Routes

Development of the Project may also result in the exposure of individuals to hazards associated
with accidental spills or explosions in the event of an upset to material being transferred along
pipelines, rails, or truck corridors. The Project proposes development in general conformance
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with the UMP and does not create any additional impacts not identified in the UMP EIR. As
such, impacts are considered less-than-significant. '

INVOLVE THE USE, PRODUCTION, OR DISPOSAL OF HAZARDOUS MATERIALS

The Project will result in the implementation of a planned industrial development. As
discussed above, any business that stores a total volume of 55 gallons, 200 cubic feet, or total
weight of 500 pounds -of hazardous substances, is subject to emergency planning requirements
as administered by the County Office of Emergency Services and must file and implement a
hazardous material plan.

In addition to the County requirements, the Project proposes environmental performance
standards for regulating all future industrial uses. The standards, included within the
Conceptual Development Plan application, contain the following use restrictions and hazardous
waste requirements:

Use Restrictions:
No use shall be permitted to exist or operate on any lot which

1. Emits dust, sweepings, dirt, cinders, fumes, odors, radiation, gasses and vapors, or
discharges liquid or solid waste or other harmful matter into the atmosphere or any
body of water which may, according to the appropriate agency, adversely affect the
health and safety of persons within the area, or the health and safety of persons in
adjacent areas, or the use or adjacent properties.

2. Discharges waste or any harmful substance as defined by the Municipal Code, into any
public sewer or storm drainage system.

3. Produces intense glare or heat, unless such use is performed only within an enclosed or
screened area, and then only in such manner that glare or heat emitted will not be
discernible from any exterior lot line. :

4. Creates a sound pressure level in violation of any regulation of any public body having
- jurisdiction. This requirement shall also be applied to the disposal of trash and waste
materials.

5. Creates a ground vibration that is perceptible, without instruments, at any point along
any of the exterior lot lines.

1. An on-site reconnaissance for hazardous wastes must be conducted for each parcel
within the study area and the resulting report submitted with the application for the
first proposed Tentative Map. If hazardous wastes are identified they must be dealt
with to the satisfaction of the Tracy Municipal Code, before the application may be
approved.
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2. All new industries locating with the area will be required to obtain a Discharge Permit
from the Director of Utilities (Public Works) prior to occupancy. This permit shall
establish the amount and quality of wastes allowed to be discharged into the City's
sanitary sewer.

3. The quality of wastewater entering the city sewage system from proposed uses shall be
measured by the Biochemical Oxygen Demand (BOD) and the Total Suspended Solids
(TSS) levels referenced in the local Water Quality Control Board 208 Plan. Users that
are.not expected to comply with these standards will be required to provide on-site
pretreatment facilities.

4. The storage and distribution of hazardous materials shall be subject to the rules of the
San Joaquin County Health District.

5. Industries regularly using significant quantities of hazardous chemicals as defined by
State Law in the course of their operations shall be required to obtain a Conditional
Use Permit.

Considering the requirements built into the project and the existing restrictions in place at the
local, State and Federal level, the risk involving the use, production, or disposal of hazardous

materials is considered less than significant.

INTERFERENCE WITH AN EMERGENCY PLAN

The Project will result in the implementation of a planned industrial development. It is not
anticipated to inhibit emergency response plans or impact critical facilities or services such as
hospitals, police, fire, emergency response centers, and communications centers. Therefore,

this impact is considered less than significant.

MITIGATION MEASURES

Impacts contained within the analysis above may be identified as “significant,” even though the
likelihood of occurrence has been anticipated and documented through the UMP and UMP EIR.
The impacts identified are therefore mitigated by a combination of the existing applicable goals,
policies, action items, and mitigation measures of the UMP and UMP EIR respectively. Where
the UMP or the UMP EIR fail to reduce a particular impact to an acceptable level, this section
provides additional mitigation measures.

EXISTING APPLICABLE GOALS, POLICIES, AND ACTION ITEMS OF THE UMP
The UMP does not contain any applicable mitigating goals, policies, or action items.

EXISTING APPLICABLE MITIGATION MEASURES OF THE UMP EIR

M 53.1 Project applicants will be required to comply with the San Joaquin
County Hazardous Waste Plan. The plan mitigates the potential impacts
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of known hazardous waste sites on new development (Mitigating Impact
4.2-2).

M 533 Project applicants shall be required to prepare an environmental
assessment for all subdivisions where surface or subsurface
contamination may be a concern (Mitigating Impact 4.2-1 and 4.2-2).
The assessment shall include but not be limited to:

g 0 identification of potential sources of contamination caused by past or
current land uses; and

0 evaluation of non-point sources of hazardous materials, including
agricultural chemical residues, fuel storage tanks, septic systems, or
chemical storage areas.

PROJECT SPECIFIC MITIGATION MEASURES

No additional mitigation measures are required.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

The analysis above identifies a series of potentially significant impacts to human health and
safety that could result from implementation of the Project. The UMP EIR contains adequate
measures to mitigate Project specific impacts to a less than significant level.
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Section 4.3
Geology

The Geology Section of this EIR identifies potential geologic hazards, the presence of mineral
resources, and soils. The impacts identified are mitigated by a combination of the existing
applicable goals, policies, action items, and mitigation measures of the UMP and UMP EIR
respectively. Where these requirements fail to reduce a particular impact to an acceptable
level, this gection provides additional mitigation measures.

This section of the EIR incorporates information contained in the UMP and UMP EIR and has
been reviewed for adequacy and updated as necessary.

EXISTING SETTING
SEISMIC

As described in the UMP EIR, the Project site lies within the Coastal Range Sierra Block
(CRSB) geological region. The San Andreas, Calaveras, Hayward, Green Valley, and Tracy-
Stockton faults lie within this zone. These faults have historically been the source of earthquakes
felt in Tracy. Major earthquakes that have occurred in this zone include the 1883 Winters-
Vacaville earthquake (Magnitude 6 on the Richter Scale), and the 1986 Coalinga earthquake
(Magnitude 6.7). The active' Carnegie Corral Hollow Fault lies approximately six miles to the
southwest of the Project and the potentially active’ Midway Fault and Black Butte Fault also lie
in proximity to the site.

According to the UMP EIR, the Tracy area has a low-to-moderate seismic history. No recorded
earthquakes, however, have had a measurable magnitude in Tracy greater than 3.9 on the Richter
Scale.

Subsequent to the completion of the UMP and UMP EIR, the Department of Conservation
Division of Mines and Geology compiled a bibliography of geology and seismology reports
and maps reassessing the seismic exposure of the Tracy region. This reassessment identifies
the thirty-kilometer (km) Coast Range-Central Valley blind-thrust fault zone along the western
edge of the Valley. This area represents an active seismogenic zone capable of generating
moderately large earthquakes in the Tracy region. The characteristic earthquake magnitude
for the 30-km long fault segment centered on Tracy involves a potential Moment Magnitude
MW 6.7 corresponding with a close epicentral distance of seven to eight km. This new
information, however, does not exceed the estimated maximum earthquake potential for the
City as described in the UMP EIR.

|
2

Faults that have been active within the last 11,000 years.
Faults that have been active within the last 3 million years.
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MINERAL RESOURCES

The primary mineral resources in San Joaquin County are sand, gravel, and natural gas.
According to the San Joaquin County Comprehensive Planning Program (DEIR 1991), an
evaluation of the quality and quantity of aggregate resources in the County has been conducted
by the California Division of Mines and Geology. Aggregate deposits considered to be
composed of marketable material were identified in alluvial fan deposits south of Tracy, along
the channel and floodplain deposits of the Mokelumne River, and along the San Joaquin River
near Lathrop.: Natural gas sources are also located in several fields throughout the county.

As described in the UMP EIR, the Project site has been classified as Mineral Zone 1 (MRZ 1).
A MRZ 1 is defined as an area where adequate information indicates that no significant mineral
deposits are present or likely to be present. The Project, however, lies within a natural gas field
containing three operating natural gas wells.

SOILS

The soils of the upland valley area of Tracy consist of alluvium produced through the erosion of
rocks in the surrounding mountains and foothills and transported to the valley floor by rivers and
streams.

The UMP EIR identifies three different rating systems used to quantify the quality of land for
supporting agriculture. These classifications include Soil Conservation Service Designations,
Land Capability Classifications, and the Storie Index. For soils to be classified as “prime,”
the City currently uses the Storie Index System (SIS) and the Land Capability Classification
System (LCC). Prime soils represent lands which have the best combination of features for
the production of agricultural crops. As described in the UMP EIR, the Project site consists
of Capay clay and Stomar clay loam.

Capay clay is classified at 44 and IV and Stomar clay loam is classified at 68 and IV using the
SIS and LCC respectively. In San Joaquin County, soil with a SIS rating between 80 to 100
and LCC rating of I and II is considered prime farmland soils. Accordingly, the project site
does not contain prime soils. The conversion of agricultural land, however, is addressed in
the Land Use Section of this document.

STANDARDS OF SIGNIFICANCE

The following Standards of Significance have been compiled from the City’s Initial Study
Checklist and from Appendix G of the California Environmental Quality Act Guidelines. For
the purpose of the EIR, an impact is considered significant if one or more of the following
conditions occur from implementation of the Project.

O Result in the exposure of people or property to seismic or other geologic hazards.

0 Require or restrict access to significant mineral resources.
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0  Result in significant disruptions, displacements, compaction, and over-covering of the 50il.

0 Result in the creation of unstable conditions, require changes in geological substructures,
or changes to unique physical features.

0 Result in significant changes in sedimentation, deposition, or erosion.

In addition to the standards of significance listed above, impacts are considered significant if
implementation of the Project will conflict substantially with the goals and policies of the UMP.

IMPACT ANALYSIS
EXPOSURE OF PEOPLE OR PROPERTY TO SEISMIC HAZARDS
Ground shaking
Impact 4.3-1 The Project could expose people and property to ground

shaking associated with future seismic events.  This is
considered a potential significant impact.

Ground shaking is a geologic hazard associated with the site, directly related to earthquake
activity. However, no major earthquakes have occurred within the Tracy area with a magnitude
greater than 3.9 on the Richter Scale. The maximum magnitude seismic event in the Tracy area
as indicated by the UMP EIR could be expected to be 7.0 on the Richter Scale. A ground
shaking event of this magnitude would place people and property at risk and is considered a

potential significant impact.

Liquefaction

Impact 4.3-2 The Project will propose development within areas identified as
having a liquefaction potential from low to moderate. This is
considered a potential significant impact.

Seismic liquefaction is a phenomenon whereby loose, saturated granular deposits lose a
significant portion of their shear strength due to excess pore water pressure buildup resulting
from cyclic loading during an earthquake. Liquefaction typically occurs where the groundwater
table is within fifty feet of the surface. Liquefaction can result in loss of foundation support,
ground failures due to lateral spreading, and settlement of affected soils after an earthquake when

excess pore water pressures are dissipated. The requisite condition for liquefaction is the
presence of loose, cohesionless, fine grained granular soils below the water table. According to
the UMP EIR, the Project site is located within an area identified with a low to moderate
liquefaction potential and is considered a potential significant impact.

Seismic Settlement

Where the groundwater table is deep, seismic settlement may occur instead of liquefaction.
Seismic settlement is the compaction or densification of sub-soils as a result of seismically
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induced ground shaking. Loose sandy and/or silty soils are typically most susceptible to this
phenomenon. Thickness and density of soil, as well as the severity of ground shaking, are
variables that affect the degree of settlement at a given site. As identified by the UMP EIR,
there is relatively no danger of seismic settlement within the TPA, except within the ephemeral
stream channels near 1-580. Since the Project site does not contain these physical features,

impacts are considered less than significant.

REQUIRE OR RESTRICT ACCESS TO SIGNIFICANT MINERAL RESOURCES
Use of Mineral Resources

During the construction phase of the Project, development will result in the consumption of
mineral resources. Resources such as lumber, metals, aggregate, and fossil fuels will be
expended in construction of buildings and associated public infrastructure. Following
construction of the Project, future resources will be required for the operations and
maintenance of private and public facilities. '

While the Project is anticipated to result in the consumption of mineral resources during the
construction, operations, and maintenance phase of the Project, environmental impacts
associated with urban development of the site have been previously accounted for in the UMP
and accompanying EIR. According to the UMP, the Project is anticipated to accommodate
industrial use. Natural resource impacts associated with the full build-out of the TPA have
also been analyzed in respective technical sections in the UMP EIR. Although the General
Plan Amendment associated with this Project will modify a portion of the land use designation
from Industrial to Commercial, impacts relating to the use of natural resources are anticipated

to be less than significant.

Restricted Access to Mineral Resources

The State Division of Mines and Ge