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RESOLUTION NO. 87-114

MAKING FINDINGS RELATIVE TO AND APPROVING
THE RESIDENTIAL AREAS SPECIFIC PLAN FOR THE CITY OF TRACY

WHEREAS, Sections 65450 through 65457 of the California Government
Code authorlzes the preparation of Specific Plans for the systematic
implementation of the General Plan for all or part of the area covered
by the General Plan, and

WHEREAS, The General Plan, adopted by the Tracy City Council on
December 7, 1982, included implementing policies number 3-2, 18-5, and
19-1, refer to the use of the Specific Planning process to lmplement the
goals of the General Plan, and

WHEREAS, The Residential Areas Specific Plan implements many of the
policies of the General Plan and acts as an amendment to the policies
text and map of the General Plan, and

WHEREAS, The City Council, in cooperation with the landowners of
the area in the Specific Plan, contracted with EDAW, Inc., Planning
Consultants, for the preparatlon of a Residential Areas Specific Plan to
implement the General Plan in more detail in this area, and

WHEREAS, The City Council and Planning Commission of the City of
Tracy jolntly met to consider alternatives and issues for the
residential areas specific plan at twelve joint Council/Commission
meetlngs, and these joint Council/Commission meetings were duly noticed
in the Tracy Press, and

WHEREAS, The Tracy Residential Areas Specific Plan and accompanying
General Plan Amendment and Master Environmental Impact Report were
considered by the Tracy Planning Commission at duly noticed public
hearings on January 28, 1987, February 11, 1987, February 25, 1987, and
April 22, 1987, and

WHEREAS, Testimony was taken at said public hearings and amendments
were made to the Specific Plan, and

WHEREAS, On April 22, 1987, the Planning Commission recommended
that the Master Env1ronmental Impact Report be certified and approved by
the City Council, and

WHEREAS, The City Council of the City of Tracy held a duly noticed
public hearlng on May 19, 1987, to consider said Tracy Residential Areas
Specific Plan accompanying General Plan Amendment and Master EIR, and

WHEREAS, All partles wishing to be heard and/or submit comments and
recommendatlons were given an opportunity to do so after which the
public hearing was closed, and



~ Resolution No. 87-114

" Page 2

WHEREAS, The City Council considered the report and recommendation
of the Planning Commission regarding the Master Environmental Impact
Report, the Tracy Residential Areas Specific Plan and the accompanying
General Plan Amendment at their meeting of May 19, 1987, and

WHEREAS, The Master Environmental Impact Report has been reviewed,
approved, and certified by the City Council;

NOW, THEREFORE, BE IT RESOLVED That the City Council of the City of
Tracy approves and adopts the Residential Areas Specific Plan Text and
Map and amends the Tracy General Plan to incorporate the Specific Plan

as an addendum.

* % k x % Kk Kk Kk % X

The foregoing Resclution No. 87-114 was passed and adopted by the
city Council of the City of Tracy on the _2nd day of June , 1987,

by the following vote:
AYES: COUNCIL MEMBERS: MORELOS, SCHUBERT, ZANUSSI, BLAND, HASTIE

NOES: COUNCIL MEMBERS: NONE
AN

ABSENT: COUNCIL MEMBERS: NONE
MAYOR

S 2 A
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1. INTRODUCTION

In 1982, during the process of updating the General Plan, the City of Tracy identified the land to
the south and west of the City as areas to be targeted for future urban expansion. 2,140 acres
were subsequently annexed to the City and Assessment District 84-1 was created to finance sewer
improvements for the area. A specific plan was then proposed for a portion of the expansion
areas as a mechanism to prepare a comprehensive land use program, coordinate the
development plans of the individual property owners, and provide a strategy for constructing
essential public improvements.

During more than a year of data collection, site analysis, design de\;elopmcnt, staff consultation
and numerous public meetings, a Residential Specific Plan was prepared. This document
explains the goals and objectives of the Residential Specific Plan and provides design guidélines
and a financing plan as implementation mechanisms.

11 Planning Area Location and Description

The Tracy Residential Specific Plan areas consist of 1,480 acres of land within the City of Tracy,
California (Figures 1.1 and 1.2). To better describe the functional relationships between
individual parcels, the land of the 26 property owners has been grouped into three Planning
Areas, each of which represents a future neighborhood (Figure 1.3).

Presently, the Specific Plan areas are primarily made up of active and dormant agricultural lands.
While most parcels form the outer edge of the community, in several areas urban development
has surrounded the undeveloped parcels, leaving them less desirable for active agricultural
purposes.

Factors which have influenced land planning for the areas include: the Irrigation District
channels which cross numerous parcels, a portion of which are no longer actively used for
irrigation and are often not connected with the main irrigation system; railroad tracks and
electric transmission lines that cut across many of the parcels, dividing the land and creating
certain constraints to its development; and the existing transportation network which includes

numerous rural roads and several partially constructed arterial streets.

1-1
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The character of the surrounding community also plays an important part in shaping the details
of the Specific Plan. It is characterized by establishéd residential neighborhoods which primarily
include single-family homes, and to a lesser extent multi-family units and rural ranchettes.
Downtown Tracy is less than two miles from most portions of the proposed project and contains

a variety of local-serving retail businesses.

The majority of the land within the proposed Residential Areas Specific Plan is designated by
the General Plan, and is consistently zoned, as Low Density Residential (LDR). A smaller
portion is designated Medjum Density Residential (MDR). Commercially designated acreage 18
limited to one neighborhood shopping center and one general highway commercial center. The

following represents the allowed development within the Specific Plan areas, based on these

designations.
Allowed
Zoning - Units per Acre Acres Zoned Total Units
" LDR 2t05.8 1,252 2,504 to 7,262
MDR 59t012 130 802 to 1,632
Total Units Allowed by the General Plan: 3,306 to 8,894

Additionally, a fire station, seven neighborhood parks, one community park, seven elementary
schools, one middle school, and one high school, as well as arterial and collector streets, are

designated within the Specific Plan areas on the General Plan Map.
In 1984, Sewer Assessment District 84-1 was established which financed the expansion of the
City’s existing wastewater treatment facility and construction of sewer lines to the Specific Plan

areas as well as to other areas of the City. These improvements are expected to be completed in

early-1987 and at that time the Specific Plan areas are expected to be available for development.
12  Purpose and Intent of the Specific Plan

Under California Law (Government Code Section 65459 et seq), Cities and Counties may use

Specific Plans to develop policies, programs, and regulations to implement the jurisdiction’s

1-5



adopted General Plan. Specific Plans often function to coordinate individual development
proposals within a defined area.

The law requires that a Specific Plan include text and diagrams specifying:

. The distribution, location and intensity of land uses, including open space, within
the plan area;

. The distribution, location and capacity of infrastructure, including transportation,
sewage, water, storm drainage, solid waste and energy systems;

. Standards and criteria for development and utilization of natural resources; and

. An implementation program, including capital improvement plans, regulations and
financing strategies.
Specific Plans are intended to be vehicles for implementing the goals and policies of a
community’s General Plan and can only be adopted or amended if they are consistent with the
jurisdiction’s General Plan.

13 How to Use the Specific Plan

The Tracy Residential Areas Specific Plan is divided into five major sections or chapters.
Chapter 1 serves as a general introduction to the Specific Plan, outlining its setting and historical
origins, as well as its structure and intent. Chapter 2 discusses the goals, objectives and policies
which form the framework for development within the Specific Plan areas. Chapter 3 sets forth
the planning concepts of the development plan. It divides the Plan into five elements (land use,
circulation, parks and open space, storm drainage, and utilities) and explains how each is
addressed by the Specific Plan. Chapter 4, Design Guidelines, establishes specific standards for
all development and indicates allowed land uses, development densities, siting and open space
requirements, and street and storm drainage system improvements. Finally, Chapter 5 discusses
how the Specific Plan will be implemented, including financing mechanisms, permit procedures
and a growth management program.

6s007:0008 1-6



The Residential Specific Plan follows the goals and objectives of the General Plan by providing
greater definition to its policies and programs. Careful attention has been paid to the intent of
the General Plan throughout the development of the land use program and the design
guidelines, in order to better implement and thus attain the City’s goals. .

However, the Residential Specific Plan is not meant to fulfill all of the General Plan goals and
objectives. In some instances, meeting certain goals was not possible. For example, the
Residential Specific Plan provides detailed guidelines for developing infrastructure, schools,
recreational facilities, and livable neighborhoods--all of which meet the quality of life and
environment goals listed above. However, because the Residential Specific Plan only addresses
residential areas in Tracy, and did not by its very nature include many employment generating
uses, the objective to “provide a balance of housing and employment opportunity” was only
partially completed. Future specific plans which set guidelines for industrial and commercial
lands will help to fulfill the employment aspect of the City’s goal.

6s007:0008 - 2-2
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2. SPECIFIC PLAN GOALS AND OBJECTIVES

Given the variety of planning factors affecting the land to be developed under the Tracy
Residential Specific Plan and the desire by Tracy residents to maintain a high quality of life in
their community, a set of goals and objectives were established to guide development within the

issues pertaining to Quality of Life, Quality of the Environment, and the Economic Balance
within Tracy. Specific policies and programs, which are intended as implementing mechanisms

|
|
Planning Areas. These overall guidelines, taken directly from the Tracy General Plan, address |
|
l
for each of the objectives, are listed in Appendix A.

GOALL ENHANCE THE QUALITY OF LIFE THROUGH A BALANCED SYSTEM
OF INFRASTRUCTURE, TRANSPORTATION, LAND USE AND OPEN
SPACE.

Objective L1--LAND USE: Provide for a diverse community through a variety of land
uses.

Objective L2--RECREATION AND SCHOOLS: Supply recreation opportunities and
public schools to meet community needs.

Objective I 3--CIRCULATION AND TRANSPORTATION: Plan for safe,
well-maintained and integrated circulation and transportation systems.

Objective L4--HOUSING: Provide a variety of housing to meet the needs of a diverse
community.

GOALE PRESERVE AND ENHANCE THE QUALITY OF THE ENVIRONMENT.

Objective E1--CONSERVATION AND PROTECTION: Conserve and protect the
natural, cultural and agricultural environment within the city.

Objective E2--NOISE: Community development shall occur with minimal noise impact
between adjacent activities and land uses.

Objective E3--PUBLIC SAFETY: Provide for public safety in the event of natural or
man-made disasters.

GOAL G ACHIEVE AN ECONOMIC BALANCE WITHIN TRACY.

Objective G1-GROWTH: Provide a balance of housing and employment opportunity.

2-1
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3. THE DEVELOPMENT PLAN

This section describes the planning concepts of the Residential Specific Plan development
program. These concepts are intended to clarify the goals and objectives of development in the

Planning Areas and provide a clear and consistent foundation for implementation of the Specific
Plan.

31 Land Use Concept

The overall land use concept for the Tracy Specific Plan is intended to provide a planned
community that expands and enhances the existing amenities of the city. In order to accomplish
this, the plan allows a variefy of residential product types, commercial complexes, school
facilities, parks, recreation and Open space amenities, and a comprehensive circulation system.
More intensive land uses, such as neighborhood- and highway-serving commercial and
high-density residential uses, are concentrated near existing and planned arterial streets.
Medium density residential uses are to be evenly distributed throughout the Specific Plan areas
and are generally located adjacent to neighborhood park sites. As development extends away

from arterial streets and into individual neighborhoods, the intensity of development diminishes.

The arterial circulation system will provide continuous access throughout the Specific Plan area,
and to and from the existing community. It also provides the opportunity to connect with the
regional circulation system, for a broader level of service. Collector and Residential streets are
planned to avoid through traffic in residential areas and enhance neighborhood quality.

The parks, open space, and storm drainage systems, when viewed together offer opportunities for
a wide range of active and passive recreational activities. These areas are also coupled with

street landscaping to create a continuum of Open space amenities extending throughout the
Specific Plan areas and linking with the existing community.

There are eight types of permitted land uses within the Specific Plan. They include: Low

Density Residential (LDR), Medium Density Residential (MDR), High Density
Residential (HDR), Neighborhood Shopping (NS), General Highway Commercial (GHC), Parks

31




(NP), Schools, and Public Facilities. Table 3.1 summarizes the number of units allowed on each
development parcel and the gross acres designated for public facilities within the Specific Plan.
Figure 3.1 shows the development parcels and Figure 3.2 illustrates the overall ]Jand use plan.

Siting requirements are discussed in Chapter 4 which follows.

To emphasize the interrelationships between parcels, the Specific Plan acreage is divided into
three Planning Areas which combine several development parcels into neighborhoods. As
shown on Figure 3.1, the Grant Line/Byron Road Planning Area encompasses the northwestern
parcels; the Sycamore Park/Corral Hollow Planning Area is the largest sub-area and includes the
land south and west of Eleventh Street and Tracy Boulevard; and the MacArthur/Filipini/Bowtie
Planning Area includes a centrally located parcel near downtown, in addition to the southeastern

portions of the Specific Plan.

The most significant land use feature in the Grant Line/Byron Road Planning Area (Figure 3.3)
is the proposed site for a new high school. Tracy Joint Union High School District (TJTUHSD)
and Tracy School District currently own two sites totalling 90 acres at Corral Hollow Road and
Lowell Avenue. The two Districts plan to develop the sites in conjunction with development of
the Specific Plan areas. Other land use features designated in this Planning Area include a
General Highway Commercial Shopping Area, two neighborhood parks, two elementary schools,
and three levels of residential density. A gate-vay symbol, signifying the entry to Tracy and
welcoming visitors, is to be located along Grant Line Road where indicated on the Specific Plan
Map (Figure 3.2).

The Sycamore Park/Corral Hollow Planning Area (Figure 3.4) is characterized by the combined
storm drainage channel, pedestrian and bicycle path, and arterial street system named by this
plan as the Sycamore Parkway. The parkway runs the length of the Planning Area and is flanked
by a variety of residential, park, and school uses. Three commercial sites are planned for this
area, including a General Highway Commercial Shopping Area at Corral Hollow Road and
Eleventh Street and two Neighborhood Shopping Centers along Tracy Boulevard. A new
permanent Fire Station will be located at the intersection of Tracy Boulevard and West Central
Avenue. A second gateway landmark is to be constructed at Corral Hollow Road and Eleventh
Street.

3-2
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The MacArthur/Filipini/Bowtie Planning Area (Figure 3.5) is composed of three sub-areas. The
lands north of Schulte Road are designated for Medium Density Residential use. A landscaped
storm drainage/open space network weaves through the parcels before it links with the main |
channel along MacArthur Drive. The lands south of Schulte Road, known as the Filipini
Property, will include Jow and medium density residences, an elementary school and a
neighborhood park. A future middle school is designated outside the Planning Area east of the
Filipini Property. Existing Central Avenue and West Central Avenue will be connected with a
landscaped arterial street (Central Avenue). The Bowtie area is designated for medium density
development west of the north-south railroad line. The area east of this track is outside the
boundaries of the Specific Plan, but is shown on the General Plan as a site for a future shopping

center,
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3.2 Circulation Concept

As the Specific Plan is implemented, Tracy’s roadway network will change from a system of rural
roads to a network of improved arterial and collector streets capable of handling the traffic of a
busy community. Since it is predicted that a large proportion of Specific Plan area residents will
be commuting to work in surrounding cities, the local circulation system will be improved to

provide better links with regional transportation routes.

Many of the parcels within the Specific Plan areas are not currently served by roads adequate for
fully developed subdivisions, thus this plan specifies the existing roads which will be improved
and new roads that are necessary to complete the circulation system. Table 3.2 lists the arterial
and collector streets which will make up the basic roadway network within the Specific Plan
areas.

Certain arterial streets will be developed as “parkways.” These streets will include landscaped
medians and will in some cases run along side the open space/storm drainage channels,

providing shade and a pleasing environment for future residents.
33 Parks and Open Space

There are currently 80 acres of developed parkland within the Tracy city limits. These parks are
neighborhood-serving and are generally located in the northern portion of the city. Most sites
are approximately 8 to 10 acres in size and include a combination of active and passive
recreational facilities. Parks are generally located next to schools, however, the facilities are

often designed and maintained separately.

The Specific Plan proposes a three-tiered program of park development: mini-parks,
neighborhood parks, and a community park. Mini-parks are planned to be one-half acre open
spaces and play areas centrally located within subdivisions to supplement the Neighborhood
Park System by serving a small radius of homes without the need for small children to cross
major streets. Figures 3.3, 3.4 and 3.5 and Table 4.2 indicate the location of mini-parks to be
developed and dedicated by developers. In developing this open space the plan seeks to achieve
quality open space in each neighborhood. Toward that goal, linear parks (other than dedications

3-10




required in roadway rights-of-way) may be allowed based on Community Development
Department review. Neighborhood parks will be six to ten acres in size and are designated
throughout the Specific Plan areas where the adjacent population, according to a standard of
3.5 acres per 1,000 residents, requires a park. A total of 67 acres of Neighborhood Parks are
included in the Specific Plan. Park sites adjacent to schools will be used jointly with schools
through a special use agreement to be established between the City and the school districts.
Implementing a Community Park is presently a high community priority. While not shown on
the Specific Plan, several 40- to 100-acre sites are being considered. Its implementation is highly

likely within five years.

Mini and Neighborhood parks will be linked with a comprehensive network of pedestrian and
bicycle paths. These paths will provide safe routes for mothers and children to travel throughout
the area while avoiding dangerous busy streets. In some locations the paths will be along
neighborhood streets, but in others, they will be a part of a storm drainage system which includes
usable open space and paved walkways. These paths will provide an amenity for all Specific Plan

residents and allow a variety of outdoor recreation opportunities.
The City’s park dedication ordinance requires new developments to dedicate 4.0 acres of

parkland per 1,000 residents or to pay an “in-lieu” fee. Any remainder short of 4.0 acre/1,000

residents will be reserved for future parks.
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Arterial Streets:

Roadway Segment
Major: Grant Line Road Tracy Boulevard to 1-205
Corral Hollow Road Grant Line Road to Schulte Road
Tracy Boulevard Centre Court to South of Valpico Road
MacArthur Drive Schulte Road to Eleventh Street
Schulte Road Corral Hollow to Central Avenue
Valpico Road Corral Hollow Road to Tracy Blvd.
Minor: Lowell Avenue East Corral Hollow to Lincoln Blvd.
Corral Hollow Road North of Grant Line Road
Sycamore Parkway Tracy Blvd. to Schulte Road
Central Avenue 11th Street to Tracy Blvd.
Schulte Road - Central Ave. to MacArthur Drive
Collector Streets:
Roadway Segment
Major: New North/South Road Schulte Road to Cypress Drive
Mt. Diablo Ave. East of Third Street intersection
Central Ave. West of present terminus
Cypress Drive West of present terminus
Lowell Avenue West West of Corral Hollow Road
Minor: Lincoln Blvd. Extension North of Grant Line Road
Byron Road N/W of Corral Hollow Road
New North/South Road Cypress Drive to 11th St.
Tennis Lane West of present terminus
Kavanaugh Ave. West of present terminus
East/West Collector Central Avenue to R.R.

Table 3.2

Specific Plan Arterial and
Collector Streets

North/South Collector

Lowell Avenue to Grant Line Road ‘

P U YUYWL YUUL LU UDUYUUUYEYEEELUYUVUUVUUYY D

Section 4 details design guidelines for all streets in the Specific Plan areas, including minor
subdivision streets.
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3.4 Storm Drainage Concept

In 1982, the Storm Drainage Master Plan was adopted which established a multiple criteria
policy for all future drainage system design within the City. The criteria are as follows:

a. The 100-year storm is to be contained within the right-of-way of the public street.
b.  The 10-year storm is to be contained within the top of the street curb.
C. Storm drain facilities will be required where either of the above conditions cannot

be satisfied.

These adopted criteria are intended primarily for new construction and make use of the surface

capacity of the streets as a part of the detention/discharge system.

The system proposed in the Residential Specific Plan will implement the adopted Storm
Drainage Master Plan. The proposed system divides presently unserviced areas of the City into
two drainage areas. The westside system will drain land north of Linne Road and all lands west
of Central Avenue. All flows will drain to a basin, which will be located north of Interstate-205,
and eventually flow easterly to Sugar Cut. The eastside system will drain the MacArthur
Planning Area and flow northerly to Sugar Cut.

The main lines in the storm drainage system are proposed as open channels generally located
next to roadways, with most secondary lines contained in underground pipes. With the exception
of lines which only drain isolated areas, all drainageways will be incorporated into the open
space network. The dedicated rights-of-way shall be landscaped and include pedestrian and
bicycle paths.

Within the subdivisions most water will be carried above ground in gutters and valley gutters at

street crossings so as to discharge to the open channel system.

3.5 Utilities Concept

The primary objective of the Specific Plan as it pertains to utility systems is to ensure that new
residential development is provided with adequate service prior to development. The utilities

concept refers to sewer, water, solid waste, electric, and natural gas systems.

3-13
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3.5.1 Wastewater System

The existing wastewater collection system consists of both gravity and pumped flow systems. The
sewer plant is located in the northeast quadrant of Tracy, fronting Holly Drive and Arbor
Avenue; existing capacity is 6.0 m.g.d. The City of Tracy is currently implementing capital
improvements to the existing sewer plant and wastewater collection system to expand treatment
capacity to 9.0 m.g.d. This expansion is being financed by the 84-1 Assessment District and will
be completed prior to residential development in the Specific Plan areas.

Under the current phase of treatment plant construction, the project will provide for an
increased average domestic plant flow of 3.5 m.g.d. The major items include: a primary effluent
pipeline, a secondary clarifier oversizing, anaerobic digester oversizing, domestic primary
clarifiers, effluent pump modifications, and a chlorine contact basin. This phase of construction
was approximately 50 percent complete as of March 1986. A capacity of 0.15 m.g.d. has been
slated for urban infill, therefore, the net available capacity for continued residential, commercial
and industrial growth is 3.35 m.g.d.

The Grant Line Trunk Sewer primarily services the inner-city. This area includes lands bounded
by Grant Line Road on the north, the railroad on the south, MacArthur Drive on the east, and
Lincoln Boulevard on the west. The maximum pipe capacity at the downstream eund is 4.4 m.g.d.

The Eastside Trunk sewer serves for the most part, the industries on the east side of MacArthur
Drive, north of the railroad. The trunk sewer also serves most of the lands south of the railroad,
north of Linne Road, west of MacArthur Drive, and east of Tracy Boulevard. The maximum
pipe capacity on the downstream end is 5.1 m.g.d.

The Corral Hollow Trunk Sewer serves most of the lands between Grant Line Road to the north,
Southern Pacific Railroad to the south, Chester Drive to the east, and Lincoln Boulevard to the
west. In addition, a portion of lands between the railroads to the north and south, and Hickory
Avenue and Tracy Boulevard to the east and west. The maximum pipe capacity at the
downstream is 2.3 m.g.d.

There are a total of six existing lift stations in the wastewater collection system located as

indicated on Figure 3.7.
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3.5.2 Municipal Water System

The City of Tracy maintains its own municipal water system and treatment works. The City’s
water supply comes from local wells and an entitlement from the Delta Mendota canal of

10,000 acre feet annually.‘ The City’s Water Treatment Plant is located east of Tracy Boulevard
just south of the Tracy Municipal Airport. The present treatment plant capacity is 7.0 m.g.d. with
a peak 10-hour capacity of 10.0 m.g.d. No pump stations are required in the existing system

except those at each well site and the necessary internal pumping at the water treatment plant.

Because the City of Tracy’s present entitlement for water from the Delta Mendota is 10,000 acre
feet annually, and the existing treatment plant can only process 7,000 acre feet, additional
capacity is needed in the treatment plant for immediate needs. It was concluded from the
Kennedy/Jenks Report dated July 1985, that the most viable solution to expanding the water
supply would be for the City to combine groundwater with the treated water from
Delta-Mendota Canal. Thus, as the Specific Plan areas grow, the percentage of groundwater in
the system increases to meet this demand. Being that the groundwater has high TDS and sulfate
Jevels, the net result would be a slight lowering of the overall quality of potable water. It is
anticipated, however, that the overall quality of water delivered to the City will be within the
Department of Health Service’s Secondary Drinking Water Standards for TDS and sulfates.

To mitigate future demand, the Kennedy/Jenks Report proposed upgrading the existing system
by combining groundwater with the treated water supply. The plan calls for increasing the
capacity of the treatment plant to 15 m.g.d., upgrading and abandoning certain existing wells,
and drilling new wells in areas of lower TDS and sulfate levels. These measures, along with the
addition of an elevated storage tank and new primary and secondary transmission mains would
meet the needs of the future growth of the community (Figure 3.8).

A study is currently being prepared which will develop a precise plan to expand the supply and

treatment capacity of the water system.
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3.53 Solid Waste

The solid waste disposal site currently used by the City of Tracy is a joint operation between
Tracy and San Joaquin County. The site is located at the southeasterly corner of Corral Hollow

Road and Interstate-580.

The planned growth within the Specific Plan areas will increase the requirements for solid waste
disposal. The present remaining capacity of the disposal site is estimated to be approximately
800,000 cubic yards. This is roughly equivalent to a remaining service life of four to five years at

_ the present volume of wastes received.

The Specific Plan annual projected growth will reduce the service life of the disposal site to
approximately three years. The City and County should adopt 2 policy committing to accelerate
their efforts to find new alternative sites for continued waste disposal services.

3.5.4 Gas and Electric

Natural gas and electric power will be provided to units within the Specific Plan by Pacific Gas

and Electric.
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4. DESIGN GUIDELINES

41 Land Use

Development standards for each designated land use are discussed in the following sections.

411 Residential Development

The Specific Plan land use program designates three residential categories, each with a range of

allowable densities (calculated as specified in the Zoning Ordinance).

Low Density Residential (LDR): 2to0 5,8 du/acre
Medium Density Residential (MDR): ~ 5.9 to 12 du/acre
High Density Residential (HDR): 12 to 22 du/acre

. Sewer capacity has been allocated to each parcel in the Specific Plan through Assessment

District 84-1. Sewage allocations were based on densities of 5 units per acre for LDR and 8 units
per acre for MDR areas. Sewer utilization is defined by the 84-1 District as follows:

Residential Density Sewer Usage per Day
Low Density Residential (LDR): 275 gallons
Medium Density Residential (MDR): 220 gallons
High Density Residential (HDR): 200 gallons

Within each land use designation, developers may use the sewer allocation on a sliding scale to
create a planned development. Residential unit types may be built at densities higher than the
sewer allocation density standards through a Planned Development process, but the-gross

density of the designated area cannot exceed the maximum density allowed by the Specific Plan

land use designation.

Development parcels are not allowed to exceed the sewer allocation (measured in Equivalent
Consumer Units), purchased through Assessment District 84-1, unless additional ECU’s are
purchased through the Sewer Allocation Board. Selling sewer allocations to adjacent properties

41



is permitted under certain circumstances in accordance with the provisions of the 84-1 District.

However, the City has the right of first refusal when allocations are sought to be transferred to

non-contiguous properties.

4.1.1.1 Affordable and Equal Opportunity Housing

Encouraging the diversity of housing opportunities has been a long-standing policy in Tracy.

The following list of programs are suggestions for ways developers and the City can work

together to maintain this policy within the Specific Plan areas.

(a)
(b)

(©

(d)

()

®

(8)

(h)

Encourage a portion of rental units in all densities.

Provide a range of unit sizes, especially within medium density and high density
areas.

Permit manufactured housing in appropriate residential areas (per Section 65852.3
of the California Government Code), provided that the manufactured units are
designed so as to have no substantial adverse impact on the residential character of
new or existing neighborhoods.

Negotiate a reduction in development fees and/or exactions in exchange for the
long-term provision of “very low” and “low” income units.

Under certain conditions, grant a bonus in the maximum dwelling unit density of a
particular parcel in exchange for the long-term provision of “very low” and “low”
income units.

Encourage an appropriate proportion of new ground-floor, multiple-family housing
units to be usable by handicapped or elderly persons.

Assist city residents and potential developers by:

(i)  Providing information concerning the availability of state or federal programs
offering housing assistance to low income and “special needs” households.

(i) Providing assistance in contacting appropriate agencies and in submitting
applications for appropriate projects.

Provide for a reduction in the number of parking spaces required for housing
reserved exclusively for occupancy by elderly persons.
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4.1.1.2 Residential Design Guidelines

Design features which are to be included in subdivision plans are as follows:

(a)

(b)

(©)

(d)

(e)

¢y
()

- ()

(3

When designing the subdivision, create buffers between residential, commercial,
industrial and public uses with landscaping.

Medium and high-density units should be located as a transitional uses between
industrial or commercial centers and low-density areas.

Where a residential use abuts a non-residential use, a Conditional Use Permit and
design review shall be required to ensure provision of adequate. buffers.. Where
residences will abut industrial or commercial uses, soundwalls, screening, larger set
backs, public roads, height limitations, and residential noise insulation should be
required, as needed, as buffers or abutting use impact mitigation measures. Such
residential development buffers or mitigation measures must at minimum be
consistent with the requirements of the general plan, this plan, and zoning
ordinances governing the abutment of residential and commercial or industrial uses.
Improvements to reduce interference between uses shall be provided by the new
use, rather than the existing use. Where a new residential use abuts an existing
industrial use, a condition of the Conditional Use Permit for the residential

development should be public recordation of a notice and/or easement of the
existing industrial use.

Uses at the edge of new subdivisions should be compatible with adjacent existing
development. The character and scale of the new neighborhood should complement
the adjacent neighborhoods, although it is not necessary that they be identical.

The subdivision shall be designed so that the streets, sidewalks, pedestrian and

bicycle ways connect with the appropriate neighboiheod open space and park
system.

Incorporate the street design guidelines from Section 4.2.

Residential subdivision designs should avoid long, straight streets. Where a street
must be Jong, it should be curved such that there is an off-set equal to the width of

the street over a viewing distance. This will help to reduce speeding and noise
mmpacts on adjacent homes.

Provide internal accessways between multi-family (MDR and HDR), and
single-family (LDR) areas.

Multi-family units (MDR and HDR) should have centralized parking facilities.
Parking areas should be visible from the adjacent street to provide safety and allow
easy police surveillance; however, landscaped berming should be provided in the
setback to minimize visual impact. Parking areas which completely surround a

building should be avoided. Parking standards for residential areas are discussed in
Section 4.2. :
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(k)

0

(m)

(n)
(0)

(p)

C))

¢y

(s)

®)

The design of multi-family developments (MDR and HDR) should provide a sense
of territoriality so that strangers loitering within the complex can be identified from
residents.

Where significant visual features have been identified in the process of subdivision
design, views of these features from roads and future development should be
preserved where practical. Homes should be oriented to maximize view
opportunities, but unrestricted views should not be expected and the privacy of
others should not be unduly sacrificed.

While maintaining good circulation, subdivision street orientation should allow for a
passive solar benefit. For example, residential streets mnning east-west allow the
face and rear of houses to be oriented to the north and south, thus allowing the
greatest access for solar heating and cooling.

Special care should be exercised to ensure that multi-story structures do not
obstruct solar access of adjacent single-story structures.

Within each subdivision, provide a mix of housing types and unit designs.

Dwelling unit alternatives, such as the duplex and triplex, that can be utilized in a
PUD concept to allow areas to be preserved for open space are encouraged. These
unit types can also be offered at lesser unit costs.

Lotting standards for each type of residential development contemplated in the
Specific Plan area shall be in accordance with the Tracy Zoning Code. Requests for
modification to the minimum lot size or any other lotting standard must be reviewed
under the Planned Unit Development guidelines specified by the Tracy Zoning
Code.

It is recommended that the Tracy Zoning Code be amended to allow front yard
setbacks to be 15 feet to either the dwelling unit or the garage except that within any
continuous block face one-third of the units shall be setback at least 20 feet.
Subdivisions shall be designed to distribuite the units constructed at the greater
setback along the block face.

A three foot side yard setback may not abut a three foot side yard on the adjoining
lot.

: v
It is recommended that the Tracy Zoning Code be amended to allow MDI% zone
side yard setbacks to be seven feet and three feet or zero feet and ten feet.

Residential subdivisions should avoid creating double and/or reversed frontage lots,
except where necessary to provide separation from collector streets or to overcome
specific disadvantages of topography and orientation.

Unit setbacks from streets should be varied to provide a more interesting
streetscape.
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To maximize open space throughout the Specific Plan, cluster housing is encouraged
in all residential density categories. Cluster developments can create unique,
marketable, and livable communities, as well as provide common open space. Plan
review of a cluster housing layout shall occur during a Planned Unit Development
Review. ‘

Each subdivision is encouraged to provide public open space. One-half acre
mini-parks to be developed and dedicated by the subdivision developers are shown
on Figures 3.3, 3.4 and 3.5 and are listed in Table 4.2.

Mini-parks should be centrally located in a subdivision and be linked to the
neighborhood open space network where feasible.

Large concentrations (30 lots or more) of medium density small lot single-family
housing shall be discouraged. If such a concentration is submitted, it shall be
approved only if it successfully addresses the following points:

1. Reduced lot width, and coincident loss of on-street parking, shall be
compensated for by the provision of visitor parking areas.

2. The street scene shall have varied setbacks and more than one unit type in
order to avoid the monotony of an “all garage” street.

3. Streets with narrow lots shall be short and/or curved so as to further assist in
providing variety in the street scene.

Where existing RE zoning abuts residential development, the abutting new lots shall
be limited to single-family detached dwellings of one story in height, have a seven
(7) foot durable fence such as a combination of masonry and wood along the RE
zone Jot line, and a yard setback of at least 35 feet from the RE zone. The design of
the new lots shall be such that each RE lot has two or less neighboring lots and no

street shall abut the RE zone lots. Durable fence to be extended along border with
park and school. ‘

412 Commercial Development

Parcels with a commercial land use designation are distributed evenly throughout the Specific
Plan areas in order to provide residents easy access to convenience shopping opportunities.
These shopping areas are not meant to draw business away from the Central Business District,
but will include businesses which are logically situated in residential areas.

There are two types of commercial developments allowed by the Specific Plan; Neighborhood
Shopping (NS) and General Highway Commercial (GHC).
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4.1.2.1 Neighborhood Shopping

These centers are located as an integral part of neighborhoods for the purpose of providing
those products purchased on a day-to-day basis by the residents of the immediate area.
Neighborhood shopping centers are also provided to allow those uses not ordinarily considered
detrimental to a residential zone because of traffic, noise, or other nuisances (Tracy Municipal
Code Section 10-2.1701).

Three NS sites are designated by the Specific Plan; one at the intersection of MacArthur Drive
and the extension of Mount Diablo Road, one at Tracy Boulevard and West Central Avenue,
and one at Tracy Boulevard and Schulte Road.

Permitted uses for NS sites include:

Convenience food stores
Supermarkets

Drug stores

Liquor stores

Candy or ice cream stores
Barber and beauty shops

Dry cleaning and laundromats
Shoe and jewelry repair shops

Conditionally permitted for NS sites include:

Auto service stations
Restaurants serving beverages with less than 14 percent alcohol.

It is recommended that the Tracy Zoning Code be amended to require NS sites to reflect the
above-listed permitted and conditional uses. A Conditional Use Permit is required for all NS
sites.

4.1.2.2 General Highway Commercial

Uses are located along major arterial streets to provide areas for commercial activities which are
automobile-oriented or for those uses which seek locations outside the Central Business District.
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Two GHC sites are designated by the Specific Plan; a 15-acre parcel off Grant Line Road near
the I-205 intersection and an 8-acre parcel at the intersection of Eleventh Street and Corral
Hollow Road.

Permitted uses for GHC sites include:

Restaurants

Home Furnishings/Appliances/Furniture stores
Auto accessory shops

Auto rental services

General consumer and business services
Miscellaneous repair services

Auto repair services

Auto service stations

Motels

Conditionally permitted uses for GHC sites include:

Supermarkets

General merchandising retail
It is recommended that the Tracy Zoning Code be amended to allow general merchandising and
supermarket uses with a conditional use permit in a GHC zone.

Sewer allocation for both types of commercial uses is set at the rate of 1,600 gallons per day per
acre. In a Planned Development with both residential and commercial uses, the sewer allocation
for the commercial use is subtracted from the allocation currently assessed for the parcel. The
remainder of the allocation can then be used to determine the number of allowable residential

units.

4.1.2.3 Commercial Design Guidelines

(a) Each shopping center shall adhere to 2 minimum of 45% of the lot for parking, and
20% of the parking area shall be landscaped.

(b)  An architectural theme must be developed for the total site of a shopping center.
Satellite sites should also follow this theme.

(c) The architectural style of new buildings should have a contemporary appearance but
utilize elements which complement the existing character of Tracy.

(d) Large, continuous surface treatments of a single material should be minimized. In

the event that this is done, textural changes or relief techniques should be
introduced.
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Large buildings should have facades that include variations in form and texture
which relate to the human scale and experience.

Building massing should discourage a continuous facade, instead several pedestrian
nodes should be created.

Continuous arcades along the frontage of the shopping center are encouraged as
they provide pedestrians protection from rain and summer sun and allow them to
move from one shop to another without having to leave the arcade.

All undeveloped building pads should be landscaped prior to construction of the
next phase of a project.

Parking areas should be designed and landscaped to minimize glare, heat gain and
the visual impact of large numbers of cars.

Special attention shall be paid to pedestrian movement through the parking lot.
Accommodation for the pedestrian in the way of paths or sidewalks is to be included
in the layout of the lot. These paths shall be paved or designated on the pavement,
and shall be illuminated for night use. Adequate signage providing orientation to
the pedestrian is requisite. Trees which shade these paths should be incorporated
into the landscape plan.

Both perimeter and interior landscaping shall consist of canopy-type trees. The
location and spacing of trees is dependent on the type of tree used, but the effect
should be a consistent tree cover which will provide shade. Generally, a tree should
be installed for every five to eight parking spaces. These trees can help provide an

identifiable image to the shopping center. The use of turf in the narrow tree jslands
is discouraged.

Perimeter landscaping is required adjacent to street frontages. These perimeter
areas should not be less than 10 feet in width and should include trees, shrubs, and
ground cover. Landscaped berms are encouraged to soften the transition between
street and parking lot.

Landscaped areas are suggested adjacent to buildings.

The plant palette should be relatively limited and applied in groupings of similar
species rather than a few plants of many different species planted together. The use
of water conserving plantings, such as California natives and drought tolerant trees,
shrubs and turf is encouraged.

Live plant materials should be used in all landscaped areas. The use of gravel,

colored rock, bark and other similar materials are not acceptable as a sole ground
cover material.

Automatic irrigation is required for all landscape areas. Plants should be watered
and maintained on a regular basis. Irrigation systems should be designed so as not
to overspray walks, buildings, parking areas, etc. The use of water conserving
systems such as drip irrigation for shrub and tree planting is encouraged.
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Entryways to the lot should be well defined and recognizable to the motorists as
parking lots and include elements such as lighting and signage.

Full street return entrances shall be limited to major entrances and shall be spaced
at a minimum distance of one per 600 feet. Secondary entrances may be 35-foot
curb cuts. Random curb cuts for individual or satellite users are not permitted.

Shopping center parking lots should provide resting and waiting areas with benches
and landscaping.

All shopping centers must provide transit loading stations. Designs should be
prepared under the direction of the Community Development Department with
assistance from the Traffic Engineering Division.

All exterior trash and storage structures and service areas should be screened from
view.

The design of fencing, trash enclosures and similar accessory site elements should be
compatible with the architecture of the'building and should use similar materials.

For exterior lighting, both the fixtures and the overall lighting scheme should be
conceived as part of the architectural and landscape design statements for a project.

Area lighting should be directed predominantly downward and shall be placed to
prevent glare or excessive spray of light on neighboring sites.

Accent illumination should be provided at key locations such as building entries,
driveway entries, etc.

Pedestrian walkways, plazas or other activity points should be illuminated.

Lighting or highlighting of building facades is permitted but should be sensitive,
subtle and not excessive.

Parking and roadways in commercial areas should use either mercury vapor or high
pressure sodium lamps.

All signage must be approved under the provisions of the adopted Sign Ordinance,
but must follow the shopping center’s adopted theme.
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413 Public Facilities

Only one public facility site is designated on the land use map to be within the Specific Plan
boundaries. This will be South Station, a permanent fire station in the southern portion of
Tracy. The station will be located in the southwest quadrant of the intersection of Tracy
Boulevard and West Central Avenue. It will replace the interim station which is presently
located diagonally across the same intersection.

The facility itself will be designed and constructed to meet the requirements of the Tracy Fire
Department. Building specifications will adhere to State standards and be similar to the North
Station. The permanent South Station will be equipped with a 1,500 g.p.m. pumper fire truck
and may have an aerial ladder truck in the future.

Other City government public service departments whose offices are outside the Specific Plan
areas, will expand as the population increases. Both the Police Department headquarters and
City Hall, Jocated in the governmental complex on East Tenth Street, will be expanded to meet
the additional demands of future Specific Plan residents for staff and programs. Design and
construction of the City Hall and police facility expansion will be supervised by the City’s Public

Works Department who will also coordinate with the affected agencies. Additional maintenance
facilities, park, street and utility maintenance will also be required and will be coordinated by the

Public Works Department. A firefighter training tower is proposed at Boyd Service Center.

41.4 Public Schools

Most of the Specific Plan areas are within the Tracy School District (elementary and middle
schools) and the Tracy Joint Union High School District, which function under common facility
planning administration, but have separate district boundaries. There are five elementary
schools, two middle schools, one high school, and one continuation high school within these two
districts. Jefferson Elementary School District and the Tracy Joint Union High School District
serve all areas south of Valpico Road. Currently, Jefferson Elementary School District does not
have a school within the Tracy City limits.
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School enrollment has increased substantially in the past several years throughodt the three
districts. All schools are using portable classrooms, and most presently exceed their optimum
capacity, (School Facilities Planning and Development Guidelines, Draft October 1985).

The Specific Plan has designated seven elementary schools, two middle schools, one K-8 school,
and one new high school for the areas within the scope of the Specific Plan. Tracy School
District facility planning policy in accordance with State Guidelines requires the 1/2-mile and
1-mile attendance zone standards for elementary and middle schools to be adhered to for each

new facility. The K-8 designated school is within the Jefferson School District boundary.

To allow joint use of playground and park facilities and to reduce the amount of land required

for each use, elementary schools have been located on the plan adjacent to neighborhood parks.

The Tracy Joint Unified High School District owns a 76-acre parcel at Corral Hollow Road and
Lowell Avenue. This site is planned for a new high school of 2,000 students with an expanded

campus.
Design and construction of new school facilities will be supervised by the Facilities Planning
Department which is jointly administered by the Tracy Joint Unified High School District and

the Tracy School District. Facilities within the boundaries of the Jefferson School District will be
coordinated by that agency.

4.2 Circulation

4.21 Roadway Standards

The Specific Plan circulation system has been designed to meet the transportation demands of

the projected population, as well as to link with the city’s existing roadway network.

Streets within the Planning Areas are classified according to their expected level of use in the

following categories:
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Table 4.1
Roadway Standards

Average Daily Traffic

Major Arterial 4-lanes 80’ Travelled Way 10,000 - 25,000 +
(Reference Figures 4.1, 4.2, 4.3) (incl. 16’ median/Left Turn lane)

Minor Arterial 4-lanes 64’ Travelled Way 5,000 - 12,000
(Reference Figures 4.4, 4.5, 4.6) (incl. 14’ Left Turn lane 2-way)

Major Collector 2-lanes 56’ Travelled Way 2,000 - 5,000
(Reference Figure 4.7) (incl. 16’ median/Left Turn lane)

Minor Collector 2-lanes 42’ Travelled Way 500 - 2,000
(Reference Figure 4.8)

Residential Street 2-lanes 36’ Travelled Way < 500
(Reference Figure 4.9)

(a) The location and design of roadways should integrate with the natural slope of the
land and its drainage where feasible.

(b) Circulation patterns should not encourage through traffic in residential areas.
Roadway layouts should discourage use of residential streets by industrial and
commercial traffic.

(c) Internal subdivision circulation should emphasize the use of cul-de-sacs (idzally less
than 330 feet in length where feasible) and short loop streets (less than 1,000 feet in
length).

(d) A cul-de-sac should not exceed a maximum number of 20 houses in length.

(e) Residential subdivision designs should avoid long, straight streets. Where a street
must be long, it should be curved such that there is an off-set equal to the width of
the street over a viewing distance. This will help to reduce speeding and noise
impacts on adjacent homes.

(f) Design guidclines and roadway alignment for improvement of MacArthur Drive
from Mt. Diablo Street to Eleventh Street will be addressed in the Industrial
Specific Plan.

(g) Eleventh Street, west of Corral Hollow Road, shall transition to the typical Eleventh

Street section east of Corral Hollow Road indicated in Figure 4.2. Details of right-
of-way width and landscape requirements for properties west of Corral Hollow
Road shall be addressed at time of Preliminary Plan and Tentative Map review.

Design guidelines are provided in greater detail in Figures 4.1 through 4.14.
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4.2.2 Drivewav and Intersection Standards

(a) Residential and Minor Collector Streets should have driveways serving each single
family home, spaced at a minimum distance of 9 feet. Driveways serving duplexes
may be spaced at a minimum of 3 feet (Figure 4.11).

(b)  Major Collectors and Minor Arterials should have no driveways serving
single-family homes. Each single-family subdivision shall have a main entrance.
Each entry shall have a median and identity signage as indicated in Figure 4.12.
Driveways serving multi-family buildings, commercial and institutional buildings are
allowed. Central Avenue is an exception; driveway spacing should match existing
street segments. '

()  Major Arterial Streets may have commercial or institutional driveways, but these
should be carefully located so as not to impede the primary function of these streets,
which is to carry through traffic. In general, parcels with frontage on major arterials
should have their access on side streets if possible. If a parcel’s only frontage is on
the major arterial, every effort should be made to consolidate access at a single
driveway. In general, the rate of access points to arterial roads should not exceed an
average of 1 for every 660 feet. Each entry shall have a median and identity signage
as indicated in Figure 4.12.

(d) Street intersections shall be off-set a minimum of 250 feet to ensure smooth and safe
traffic flow. “T” intersections are encouraged over four-way intersections.

(¢) Inorder to reduce traffic speed and enhance the residential nature of subdivisions,
the intersection of cul-de-sac or short loop streets to collector streets must be-
narrowed so that the residential street mouth is 12 feet narrower than the standard
curb face-to-curb face width of the street. This narrowing of the entrance to a
residential street can be done by extenaing the sidewalk into the area that is typically
used for a parking lane as shown in Figure 4.13.

Guidelines for the dimensions and spacing of driveways are shown in Figure 4.11. It should be
noted that these spacing guidelines are minimum values. The goal should be to exceed them
where possible. In the vicinity of busy intersections, driveways will have to be located further
from the intersection than indicated in Figure 4.11.

4.23 Intersection Signalization

Analyses of projected average daily traffic (ADT) volumes given buildout of the Specific
Plan (Figure 4.10) indicates that signals will be required at the following intersections:
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Signalized Intersections

Corral Hollow/Lowell Avenue
Lincoln/Lowell

Corral Hollow/Eleventh

Corral Hollow/Cypress Drive
Corral Hollow/Schulte
Sycamore/Schulte

Tracy Boulevard/Centre Court
Tracy Boulevard/Schulte
Central/Schulte

West Eleventh/New Byron Road

4.2.4 Parking Standards

4.2.4.1 Off-Street Parking - Residential

In keeping with the City of Tracy’s current parking code, 1.5 off-street parking spaces should be
provided for each dwelling unit in the Specific Plan Area. This ratio should be applied to both
single family and multi-family dwellings (including apartments). In many instances, the peak
parking demand of larger dwelling units will be two or more spaces, but on-street parking should
be adequate to accommodate the additional demand. In some instances, provision of off-street
parking beyond 1.5 per unit may be warranted. An example would be a large unit (3-4 bedroom)
condominium complex located on streets with little or no available on-street parking. In such an
instance, a site-specific study of parking demand and available on-street supply should be
conducted to determine if the 1.5 space per unit will be adequate.

4.2.42 Off-Street Parking - Commercial

The City of Tracy’s code requirement of one parking space per 250 square feet for commercial
development also applies for the retail uses proposed for the Specific Plan area (i.e.,
neighborhood and general highway commercial shopping centers).

4.2.43 On-Street Parking

Parking is permitted on residential and minor collector streets, and prohibited on major
collector and arterial streets.
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4.2.5 Off-Site Street Improvements

Several off-site street improvements will be necessitated by traffic from the Specific Plan area at
buildout. They include: '

Intersection Improvement
o Tracy/Grant Line Restripe Eastbound approach for two through
lanes. ’
o Holly-Central/Eleventh Facilitate east-to-south right turns.
e Tracy/Eleventh Add eastbound and northbound right turn pockets
(200 feet in length).

4.2.6 Bicycle Network

An interim bikeway system guideline is included until a more thorough bikeway plan can be
prepared and reviewed by the Planning Commission and recommended to the City Council. The
interim bikeway system guideline (Figure 4.15) is based on two principles:

(1)  that schools, parks, major shopping centers, downtown, city hall, employment
centers, and other important destinations should be connected by the bicycle
system; and

(2)  that a grid network of bicycle lanes at approximately one-half mile intervals subject
to special circumstances be planned. Refer to Section 4.3.2.5.

4.2.7 1-205 Improvements

Traffic analysis has shown that buil.dout of the Specific Plan and other infill development in
Tracy could lead to a 45 percent increase of mainline traffic on I-205. As the cities of Manteca
and Ripon increase their housing stocks and share of I-205 commuters, it will become necessary
in the future to widen I-205 to at least three lanes in each direction. Sufficient rights-of-way
exists for such a widening, but Caltrans has no projects programmed for I-205 at this time. City
of Tracy officials should adopt a policy to pursue funding for the widening of I-205. Local
officials should also work to promote traffic mitigation measures throughout the I-205 corridor,
such as paratransit programs, to delay the need for this widening.
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4.2.8 Paratransit Programs

The Specific Plan will necessitate a doubling in the scale of operation of Tracy Transit, the City’s
dial-a-ride service. Expansion of this service will be essential to provide a measure of mobility to

Tracy residents, current and future, who do not have access to an auto.

Because a large number of Specific Plan residents are projected to commute long distances to
work in other communities, an excellent market for carpool, van pool and possibly subscription
bus services will exist. With adoption of the Specific Plan, the City commits to a policy of
promoting ridesharing and other transportation alternatives. Implementation of such a policy
would be the development of a program to promote the use of transportation alternatives to the
single-occupant automobile, including promotion of ridesharing, via the media, designation of
park and ride areas where car and vanpools can assemble and working with major employers of
Tracy residents in the Bay Area to provide incentives for ridesharing.

4.2.9 Railroad Crossing Design Criteria

4.2.9.1 At-Grade Railroad Crossings

Any roadways which cross railroads without grade separation should be designed to be as
perpendicular as possible to the tracks. At-grade crossings should have appropriate signage and
traffic control, per Caltran’s Traffic Manual. Surface improvement standards at crossings should
minimize jolts and vibrations to crossing automobiles.

4.2.9.2 Railroad Grade Separations

The design of railroad grade separations on Corral Hollow Road, Eleventh Street and Tracy
Boulevard should conform to regulations contained in the Public Utilities Commission’s General
Order No. 26-C (which governs railroad bridge design) and the current Caltran’s Highway

Design Manual (which contains design criteria for roadways passing under railroads, bridges and
overhead structures).

"The following list of key criteria for all three grade separations is based on these two references
as well as the circulation requirements of the City of Tracy:
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(a)
(b)
(c)

(d)

Grade separations should have four travel lanes and sidewalks.
Maximum slope of the roadway should not exceed 5%.

Minimum clearance between roadway and the bottom of the railroad bridge should
be 15 feet.

Stopping sight distances should conform to Caltran’s standards.

4210 Noise Standards

The following design guidelines shall apply to.all uses within the Specific Plan areas to minimize
noise impacts:

(a)

(b)

(c)

(d)

Limit use of unbroken solid walls along arterial streets to provide noise attenuation
in order to avoid a monotonous, walled-city appearance. Provide variable 25’ to 35’
wide landscaped zone with wall offsets as indicated on typical roadway sections.
Include berms, setbacks, noise insulation, and buffering of noise-sensitive areas
from the noise source by buildings, parking areas or structures. (See Figures 4.1
through 4.9).

Avoid siting new residential land uses within present and future 65 dBA Ldn
contours, unless effective shielding can be provided so that exterior noise level will
not exceed 65 dBA Ldn. E '

Avoid locating other noise-sensitive uses on sites with greater than 60 dBA Ldn
where possible.

Ensure that new commercial and industrial projects are designed to minimize noise
impacts on neighboring noise-sensitive areas. Reduced noise levels can be achieved
with landscaping and additional setbacks where necessary.

43 Parks and Open Space

The Specific Plan park system has been designed to provide recreational opportunities for the

entire community. Development of the three-tiered park system will allow both play areas close

to home, neighborhood parks for group activities, and a community park for active sports and

large events.

431 Park Development Standards

43.1.1 Mini-Parks

(2)

Generally, subdivisions that include areas which are one-eighth mile or further from
a school or a Neighborhood Park shall provide public open space in the form of
one-half acre mini-parks. Mini-parks shall also be provided if access to a school or a
Neighborhood Park is blocked by a major street. These play areas shall be
dedicated and developed by the subdivision developers. Table 4.2 lists the acreage
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(b)

(©)

(d)

Parcel #

OO0~ W

requirements for mini-parks, by parcel and Figures 3.3, 3.4 and 3.5 show diagramatic
locations for the mini-parks.

Mini-parks should be centrally located within a subdivision and be linked to the
neighborhood open space network where feasible.

Mini-parks can also be designed to provide a unique element in each neighborhood
that acts as a landmark and gives the neighborhood its own identity. Fountains,
statues or special landscaping could be used to achieve this. However, the primary
function of the mini-parks as a play area must not be precluded.

Private open space may be substituted for public mini-parks in areas where shown
on the Plan provided the service area of the mini-park is entirely within one form of
land ownership such that all residents are guaranteed use of the mini-park.
Additionally, the minimum park dedication requirements must be met and the
dedication ensured for perpetuity.

Table 4.2

Mini-Park Standards

Mini-park Acreage Parcel # Mini-park Acreage
0 14b 0.5
0 15 0.5
0.5 16 0.5
0.5 17 1.0
1.0 18 2.
0 19 1.0
05 20 0.5
1.0 21 0.5
0 22 0
0.5 23 0
1.0 24 0.5
0 - 25 1.0
1.0 26 0
0 27 0

4.3.1.2 Neighborhood Parks

(2)

(b)

The Neighborhood Park sites which are identified on the Land Use Map

(Figure 3.2) are placed such that they can be easily connected with the overall open
space network and be shared with K-5 school sites. Development of Neighborhood
Parks within the Specific Plan areas must fit this criteria at a minimum.

The size of Neighborhood Parks ranges from six to eight acres. Refer to Table 3.1
for site specific acreages.
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(c)

(d)

)
(8)

(h)
()

@)

(k)

Seven acres of the park land expected to be dedicated have been set aside and are
not mapped. These acres are to be provided on parcels where ECU’s are
transferred in the future.

Clear accessways should be made whenever possible to pedestrian and bicycle paths.
Neighborhood Parks should be bordered on three sides with streets where feasible.
Access from a park to a railroad track should not be allowed.

Safety in the park should be enhanced by:

()  Safety and security in design

(1)  Adequate lighting

(i) High visibility (eliminate secluded and obscure areas)
(iv)  Safe access to parks

Handicapped access should be provided by clear paths to each facility in the park.
Features of neighborhood parks should include:

(1)  Contoured grading

(i1) A mix of shade trees

(iif)  Utilize areas with mature trees where available.

Typical Neighborhood park development could include:

(i)  Circulation (Pedestrian, Bike and J ogging Trails)

() Landscape and Irrigation

(iii)  Facilities (1 softball, soccer, 2 tennis, 2 multi-courts, 2 sport walls, children’s
playground, picnic, and barbecue areas)

Valle Vista, which is currently a stubbed, local street, be limited to pedestrian access
only and not provide automobile access to the park or school.

4.3.1.3 Community Park

(a)

(b)

(©)

It is recommended that land for a Community Park be acquired in the near future
preceding further escalation of land values in the Tracy area. A minimum park site
of between 40 and 100 acres is advised. Once a Community Park site is selected, as
much land as is economically feasible should be purchased; no community has
regretted purchasing “too much land.”

Development of improvements within the park can be phased as funds become
available. However, preliminary plans should be made once land is acquired to
determine the overall design of the park.

Conceptual Programming for a 40 + acre park could include:
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(d)

Softball/Hardball Fields (10 Acres)--Three softball fields and one hardball field
situated in a clover-type arrangement with lighting for night use. The softball
complex should be situated on the perimeter of the park so sounds and lighting will
not interfere with other park activities. - Sunken or bermed areas around the softball
diamonds can improve the appearance of the area and relieve the need for fill in
other areas of the park. Trees should line this softball complex to provide a natural
wind break.

Soccer Fields (7 Acres)--There should be four full-sized soccer fields situated next
to the softball complex and adjacent to the more passive uses.

Parking (4 Acres)--Landscaped parking areas should be distributed around the

- perimeter of the park.

Playgrounds (3 Acres)--Three types of playgrounds are recommended; a regular
full-size playground for older children; a “tot-lot” for preschoolers; and a
playground designed for handicapped children or children who use appliances.
Additionally, some of the three acre allotment should be devoted to simple
court-type sports such as basketball. All playgrounds should be easily maintained
and designated with safety features.

Picnic Areas (7 Acres)--Attractively designed coverings should be utilized in the
picnic areas. One large picnic area to accommodate one to two hundred people is
suggested. Smaller picnic areas should be distributed throughout the park.

Amphitheatre (2 Acres)--An amphitheatre should incorporate a stage that is both
professional and appealing. The seating area should be at a gentle slope accessible
for either picnickers or more formal uses.

Pathways and Walkways (5 Acres)--Pathways and walkways should be designed to
meet the needs of a variety of users. Unique surfaces on some pathways can be used
to isolate certain activities such as rollerskating or jogging. Particular attention
should be paid to handicapped access.

Garden Areas (2 Acres)--Gardens should be distributed in an aesthetically pleasing
way, perhaps along the walkways.

All features in the Community Park should be designed to consider security.

432 Streetscapes
43.2.1 General

(2)

(b)

The design of the streetscape should integrate, in a consistent and creative manner,
plant materials, paths, landforms, soundwalls, lighting, furniture and signage to
produce an attractive and functional environment.

All landscaping should be designed, installed and maintained in accordance with the

principles of xeriscape. The goals of xeriscape are to provide a low maintenance,
water-conserving, functional and attractive landscape.
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(d)

(e)

®

(®)

All landscaping should employ a mix of trees ,shrubs, groundcovers and turf where
appropriate. The plant palette should be relatively limited and applied in groupings
of similar species rather than a few plants of many different species planted together.
The use of water conserving plantings, such as California natives and drought
tolerant trees, shrubs and turf is encouraged.

Live plant materials should be used in all landscaped areas. The use of gravel,
colored rock, bark and other similar materials are not acceptable as a sole ground
cover material.

The use of lawn substitutes is encouraged in all medians, parkways and
drainageways. The use of turf should be minimized and reserved for areas of high
use or visibility.

Automatic irrigation is required for all landscape areas. Plants should be watered
and maintained on a regular basis. Irrigation systems should be designed so as not
to overspray walks, buildings, parking areas, etc. The use of water conserving
systems such as drip irrigation for shrub and tree planting is encouraged.

The solar rights of property owners should be protected from encroachment by any
structures or vegetation in the parks, medians, parkways and drainageways.

4.3.2.2 Entryways and Gateways

(2)

(b)

(©)

(d)

(e)

®

€

(h)
(@

The approaches to, and the intersections of, Eleventh Street and Grant Line Road
with Corral Hollow Road should receive special treatment as gateways to the City of
Tracy. ,

Setasides for at the gateways shall be no less than 50 feet measured from the back of
curb.

Clear sight lines, unobstructed by trees, signs or other elements, shall be maintained
to the gateway area.

Gateway landscape design shall establish an entryway theme and signage that is
consistent with Tracy’s agricultural and railroad heritage. See Figure 4.16.

Gateway landscape design shall be integrated and consistent with the streetscape
design.

Signage design should provide opportunity for identification of nonprofit service
organizations in the community.

Vertical elements such as flagpoles or tall trees should be incorporated into the
design.

Berms should be used to elevate or frame gateway features.

Sign materials should be resistant to the weather and vandalism.
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@
(k)
M

Provision should be made for night lighting of the gateway area.
Bicycle and pedestrian paths should be continuous through the gateway area.

Entrances to neighborhoods shall be highlighted by special design treatment as
shown in Figure 4.12.

(m) The following list of trees is recommended for use in the gateway areas, at other

entryways to neighborhoods and in other locations where accent is appropriate.
Plant palette should also include the tree species used on adjacent streets and
medians.

Botanical Name - Common Name Feature
Cedrus atlantica Atlas Cedar Form
Cedrus deodara Deodar Cedar Vertical
Eucalyptus globulus ‘compacta’ Blue Gum

Eucalyptus viminalis Manna Gum Vertical
Lagerstroemia indica cvs. Crape Myrtle Flowering
Magnolia soulangiana cvs. Saucer Magnolia Flowering
Malus cvs. Flowering Crabapple Flowering
Phoenix canariensis Canary Island Date Palm Vertical
Populus nigra ‘italica’ Lombardy Poplar Vertical
Prunus cerasifera ‘Pissardii’ Purple Leaf Plum Flowering
Prunus serrulata ‘Kwansan’ Flowering Cherry Flowering
Washingtonia robusta California Fan Palm Vertical

4323 Street Trees

General

(a) Tree plantings should indicate street hierarchy with Jarger trees along arterial streets
and smaller trees on collector and residential streets.

(b)  Tree plantings shall be symmetrical and of the same species in the parkways on both
sides of the streets. Treatment of the drainageway when adjacent to parkways shall
complement this formalized row of trees.

(c)  One tree specie or pattern of species shall be planted consistently at regular intervals
along the entire length of a street. Spacing interval shall be no greater than 50 feet
on center. '

(d) Where trees are planted in medians, the plantings shall be continuous and at regular
intervals. Spacing interval shall be no greater than 50 feet on center. Adequate light
lines shall be maintained at intersections.

(e) Different tree species should be planted along intersecting arterials or collectors.
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Special Streets

(a)  The following list identifies recommended trees for the major streets that form the
framework of the community. Use of these trees on other streets should not be

extensive.
Street Parkwa Median
Grant Line Rd. Pistacia chinensis Prunus serrulata cvs.
Chinese Pistache Flowering Cherry
Corral Hollow Rd Fraxinus holotricha Pyrus calleryana
‘Moraine’ ‘Bradford’
Moraine Ash Bradford Pear
Eleventh St. Pistacia chinensis Malus cvs.
Chinese Pistache Flowering Crabapple
Sycamore Parkway Platanus acerifolia Lagerstroemia indica cvs.
“Yarwood’ Crape Myrtle
London Plane Tree '
Tracy Blvd. Fraxinus oxycarpa Pyrus calleryana
‘Raywoodii’ ‘Aristocrat’
Raywood Ash’ Aristocrat Pear
Schulte Rd. Liquidambar Prunus serrulata cvs.
styraciflua Flowering Cherry
American Sweet Gum
MacArthur Drive Eucalyptus gunnii Pyrus calleryana
Cider Gum ‘Bradford’
Bradford Pear
Valpico Rd. Celtis Malus cvs.
Chinese Hackberry Flowering Crabapple

Collector and Residential Streets

TR TR TR TR TR T P TR PR T R VR VR C Ry T TR T R B A 2 g

(a) Landscape design should seek to establish a unifying theme in each neighborhood
with a single tree species planted along each street.

(b) A minimum of one tree shall be provided within the road R.O.W. for each lot along
collector and residential streets. The planting of additional and accent trees is
encouraged.

-

(c) The following is a list of trees recommended for use along collector and residential
streets.
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Botanical Name Common Name

Albizia julibrissim Silk Tree

Alnus cordata Italian Alder

Alnus rhombifolia White Alder

Celtis australis European Hackberry
Celtis sinensis Chinese Hackberry
Ceratonia siliqua Carob Tree
Cinnamomum camphora Camphor Tree
Eriobotrya japonica ' Bronze Loquat
Eucalyptus ficifolia Red Flowered Gum
Eucalyptus polyanthemos Silver Dollar Gum
Fraxinus velutina ‘Modesto’ Modesto Ash
Koelreuteria bipinnata Goldenrain Tree
Quercus suber Cork Oak

Rhus lancea African Sumac
Robinea ambigua ‘Idahoensis’ Idaho Locust

Schinus terebinthifolius Brazilian Pepper Tree
Sophora japonica ‘Regent’ Japanese Pagoda Tree
Zelkova serrulata Sawleaf Zelkova

43.2.4 Storm Drainageways and Landscape Zone Design

(2)

(b)

(©)

(d)

(e)

®

Landscape design at the drainageway and in the landscape zone should use a mix of
trees, shrubs, ground-covers, vines and turf as appropriate, mixing conifers with
deciduous and evergreen broadleaf species. See Figures 4.4 and 4.5.

Trees species planted in the parkway and median of the adjacent street shall be used
at the drainageway and in the landscape zone, however these species shall not
account for more than 50% of all trees in these areas.

Landscape design should integrate the paths with the plantings and berms. Paths
should be gently curvilinear, flowing together with the soundwall. Paths and trees
should not be located on top of berms. See Figures 4.4 and 4.5.

Plantings should be designed to restrict access to the channel and adjacent
properties.

No facilities requiring plumbing connections (i.e., restrooms, fountains) shall be
installed at the drainageway or in the landscape zone.

The following is a list of trees recommended for use at the drainageway or in the
landscape zone.
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Botanical Name

Common Name

Aesculus californica California Buckeye
Alnus rhombifolia White Alder
Casuarina cunninghamiana River She-Oak
Casuarina stricta Coast Beefwood
Catalpa speciosa Western Catalpa
Pinus canariensis Canary Island Pine
Pinus eldarica Mondell Pine

Pinus pinea
Platanus racemosa

Italian Stone Pine
California Sycamore

Populus fremontii ‘Nevada’ Nevada Male Cottonwood
Populus nigra ‘Italica’ Lombardy Poplar
Quercus agrifolia Coast Live Oak

Quercus lobata Valley Oak

Quercus rubra Red Oak

Schimus molle California Pepper

Salix babylonica Weeping Willow

Salix tortuosa Corkscrew Willow
Umbellularia californica California Bay

4.3.2.5 Pedestrian and Bicycle Paths

JUUDUUUUULULUUUUNUUTUTUUUTUTTTUT

(a) Bollards shall be installed at all intersections with streets to alert the pedestrian or
cyclist and discourage vehicular access. Bollards should be removable to permit
€mMETZENCY access.

(b) Bicycle paths should be constructed of asphaltic concrete.

(c) Plantings should be designed and maintained to insure good visibility at
intersections and prevent obstruction of paths.

4.3.2.6 Soundwalls and Fenc=s

(a) Soundwalls should be designed for aesthetic as well as functional purposes.

Materials should be selected and employed to create visually interesting patterns, or
lines. ‘

(b) Soundwalls adjacent to streets shall be 8 feet in height and constructed of a durable

and massive material such as concrete block or other masonry materials. See
Figure 4.2.

(c) Between the right-of-way of an open-end cul-de-sac head and an arterial street, a

three-foot wrought iron fence or open masonry wall may be used instead of an
8-foot solid soundwall.

(d) Soundwall materials should have an irregular surface to reduce glare and
reflections.
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()

The distance from the curb to the soundwall shall vary in a rhythmic pattern as
shown in Figure 4.2.

4.3.2.7 Lighting, Furniture and Signage

Lighting

(a)  Ilumination standards for arterial collector and residential streets should reflect the
different right-of-way widths and functions.

(b)  Light fixtures and standards shall meet all safety standards and be employed
throughout the length of each street. It is recommended that one lighting fixture
style be employed for use on all streets.

Furniture

(a) Benches, bollards, trash receptacles and other furnishings should be provided at
appropriate locations in the open space network.

(b)  All furnishings should be resistant to the weather and vandalism.

(¢) A consistent furnishing style shall be adopted and employed for use throughout the
Specific Plan area.

Si e

(a) Al official street and directional signs shall meet all safety standards. One sign
style shall be employed throughout the Specific Plan area.

(b)  Sizns identifying neighborhoods, schools, parks and commercial areas should be

integrated with the design of the streetscape.
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4.4 Storm Drainage

The storm drainage system is one of the most important functional systems within The Specific

Plan. Because it relies on a network of drainage channels to transport storm flows, it is essential

that siting, design and construction of each segment of the system be coordinated. Therefore,

design guidelines are provided in this section which specify standards for implementing the open

channel system proposed in the Storm Drainage Master Plan.

The plan also recognizes the ability of the Storm Drainage System to be an amenity to the

surrounding community. An open space network is planned to be adjacent to storm channels

and include bicycle and pedestrian pathways.

4.41 Channel Design Standards and Dedication Requirements

(a)

(b)

(d)

(e)

09

The main network of the Storm Drainage System is to be comprised of open
channels. The top width of the open channe] shall be approximately 70 feet with 2
bottom depth of six feet. The channel bottom will have a 2-1/2 foot wide concrete
gutter section for low flows. Slope of the channel shall not be less than 0.25% and a
velocity of not less than 2.0 feet per second, nor greater than 6.0 feet per second
under storm flow conditions.

Two alternative channel designs have been prepared. The exact nature of the
channel will be determined during the design phase. These alternatives are
presented in Figure 4.17. Refer to Figures 4.1 through 4.9 for additional design
details. ) :

Where a storm drainage line is required to remove water from tributaries off a main
drainage trunk line or from trapped drainage areas, a pipe line is permitted. When
such a line is within an open space network, a 35-foot right-of-way is required
(Figure 4.17). Outside the open space network, a 20-foot right-of-way is required,
which can be located within subdivision street right-of-way when hydraulically
possible. :

The use of “valley gutters” within subdivisions is encouraged so as to reduce cost
and allow drainage to flow to open drainage channels.

Where roadways pass over the storm drainage system, low profile culvert sections
should be used. Each crossing should be designed to convey the peak storm
discharge and conform to any existing underground facilities. Construction of these
crossings will either be by the open cut method or by the jacking method depending
upon the particular site conditions. '

Channels that are adjacent to commercial properties will require pipe

undercrossings at each driveway ingress-egress location. These locations will be in
accordance with the commercial driveway standards set forth in Section 4.2.2.
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(g) The present use of the WSID facilities may remain in effect until such time the
existing storm drainage system can be connected to storm drainage channels. Uses
of the WSID facilities may then be phased out as required.

(h)  In accordance with the Storm Drainage Master Plan, the channel is designed to

carry the peak flow discharge of the 100-year storm recurrence with one foot of
freeboard.

(i)  The hydrology and hydraulic design of the channel shall be in accordance with the
City of Tracy’s standards as described in the Storm Drainage Master Plan. The
hydraulic design of the intact system should be designed to the hydraulic gradients
established by the Master Storm Drainage System. In no case shall the elevations of
the rights-of-way lines and the top of curb elevations be less than the hydraulic
gradient of the conveyance system for the 100-year and 10-year storm recurrence,
respectively. Special designs may be considered by the City only if the above design
considerations are demonstrated to be unobtainable.

()  All construction and materials required for the storm drainage system and any
related appurtenance shall be designed to any and all City of Tracy Standard
Specifications and Plans.

(k)  Any pumping stations that would be required to conform to City adopted policies
shall be designed to provide an equivalent level of service as that of a gravity flow
system. All pumping facilities shall have the required detention storage and standby

power generators to maintain the proper level of service as determined by the City
Engineer.

4.4.2 Interim Facilities

"The basic phasing technique in linking together non-sequential development patterns is to begin
constructing the storm drainage network from the outfall (Sugar Cut) and proceed upstream

with the construction. As the storm drainage channel passes each parcel it can be developed.

The provision of interim storm drainage detention facilities while the network is under

construction is discouraged. Interim facilities will only be allowed when the following provisions
can be met:

(a) The City Engineer finds a compelling reason to allow the construction of such

facilities as they will be easily incorporated into the City’s master storm drain system
within 4 years.

(b)  The detention facility will be constructed as a segment of the adopted drain channel
and it will lie entirely within the property to be served. Interim ponds other than

segments of the adopted channel may only be constructed on parcels not mapped to
be crossed by said channels.
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(c) The proponent can provide detention of the amount of runoff required by the City
Engineer.

(d) If a planned storm drainage channel lies on the parcel, the developer may build that
segment and use it to the capacity of the detention facility, based on criteria and
review by the Director of Public Works.

(e) If the parcel does not contain a segment of the storm drainage system or it contains
a segment not large enough to hold the required capacity, then the developer may
build an interim detention facility for storm water drainage. Such an interim facility
should be allowed only after full use is made of whatever segment of the drainway is
accessible to the developer.

4.5 Utilities

Within subdivisions sewer and water systems shall be designed in accordance with the City of
Tracy’s Master Plans and Standard Specifications and Plans.

Gas, electric and telephone utilities are considered to have no special design requirements other
than those required by the individual agencies involved.
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5. IMPLEMENTATION: FINANCING AND PERMITTING
5.1 Permit Processing

The permit process described below applies to all developments proposed within the Specific
Plan areas. Figure 5.1 is a graphic illustration of this process from design concept to approval of
the building permit. Each element of the permit process is described in greater detail in the
Tracy Municipal Code; the appropriate Municipal Code section numbers are referenced with the
discussion below. Additional requirements for obtaining development permits are discussed in
Section 5.2, the Growth Management Program.

511 Preliminary Sketches (Sec. 10-3.306)

Prior to preparation of a tentative map, an informal review of the proposed development
concept with the Community Development Department is suggested. This should be submitted
in the form of a preliminary subdivision map. It should include preliminary subdivision layouts
and proposed design solutions to Specific Plan requirements.

512 Tentative Maps (Sec. 10-3.310)

Once a development plan is complete, a tentative map must be submitted to the Community
Development Department.

All tentative maps when filed shall furnish, either on the drawings or in an accompanying
statement, the following information and data:

(2)  The tract name and number, date, north point, basis of bearing, scale, sufficient
description to define the location and boundaries of the proposed tract, and
sufficient elevations or contours to determine the general slope of the land;

(b) The names and addresses of the record owner, subdivider, and engineer, Surveyor,
or other persons who prepared the map;

(c)  The location, names and existing widths of all adjoining and contiguous highways,
* streets, and ways and the location, names and tract numbers of all adjoining
subdivisions;




(d) The location, names, widths, and approximate grades of all roads, streets, highways,
and ways in the proposed subdivision, including those proposed to be offered for
dedication; :

(¢) The approximate widths, location, purpose of all existing easements within or
adjacent to the proposed subdivision and of easements proposed for subdivision;

(f)  The approximate lot layout, with the approximate dimensions of each lot, and each
lot numbered consecutively through the subdivision or by blocks;

(g) The approximate location of any buildings, structures or trees with respect to the
existing or proposed street or lot lines and the approximate location of all areas
subject to inundation or storm water overflow, with the direction and flow of all
watercourses, together with the proposed drainage plans, if any;

(h)  The proposed use of the lots, with indications as to the intended residential,
commercial, industrial, or other uses;

(i)  The types of streets, utilities, sewage disposal, and other improvements proposed to
be installed, all in accordance with the specifications of the City;

() Statements as to the public areas, tree planting, and street lighting proposed, if any,
together with the restrictive covenants proposed to be recorded, if any.
If the Specific Plan requires certain improvements the proposed subdivision must provide them
and must show them on the tentative map. Otherwise, the City must deny the map because it will
not be consistent with the Specific Plan or condition the map to include Specific Plan

improvements.

The Community Development Department shall distribute copies of the tentative map to the
City Engineer and to any other City officials and department, or other public agencies, as they
deem advisable. Recommendations by these officials or departments must be made within

15 days. Notice of the filing of the tentative map must be sent to the appropriate school districts
within 10 days of the filing of the map.

Within thirty (30) days after the filing of the tentative map the Community Development
Department shall submit a written report of the tentative map to the Planning Commission. This
report must make express findings of consistency with the Specific Plan as a prerequisite to
approval of the tentative map. A copy of this report shall be served on the subdivider at least
three days prior to any hearing or action on the map.
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At the next regular meeting of the Planning Commission following the submittal of the written
report, the Planning Commission shall fix the meeting date at which the tentative map will be
considered. This date shall be within 30 days, but may not exceed 50 days from the filing of the
written report. At that time the Planning Commission shall approve, conditionally approve, or
disapprove the tentative map.

An approved or conditionally approved tentative map shall expire 24 months after its approval or

conditional approval, or after time extensions not to exceed 12 months. Government Code

Section 66452.6 provides additional information on time extensions for tentative maps.
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51.3 Vesting Tentative Maps (new reference)

Recent revisions to the Subdivision Map Act have established a new form of tentative map for
subdivisions in California--the “Vesting Tentative Map.” The rights accruing to a subdivider
upon approval of a vesting tentative map aré expressly deemed to constitute “vested rights” to
proceed with the development in substantial compliance with the local ordinances, policies and
standards in effect at the time the application for approval of the vesting tentative map is deemed
complete. (Curtin, 1985.) Because these vested rights can be in effect up to two years beyond

the recording of the final map, the vesting tentative map statute offers developers a degree of
assurance not previously available. '

The vesting tentative map process starts when the subdivider files a tentative map with the words
“Vesting Tentative map” presented conspicuously on the face of the map. The City must

process it as a vesting tentative map and cannot deny it solely because it is one. The City may, in
adopting its implementing procedures, require the subdivider to supply additional information at

the outset, before the map is processed. However, vesting tentative maps are processed with
same procedure as tentative maps.

Until January 1, 1988 only residential developments may file vesting tentative maps. Beyond that
date nonresidential developments may also file vesting tentative maps.

51.4 Final Maps (Sec. 10-3.401 - Sec. 10-3.411)

Prior to the expiration of the Tentative Map, a Final Map should be submitted to the
Department of Public Works. This map shall be prepared by either a registered civil engineer or

licensed land surveyor and must conform with the Tentative Map as it was approved or
conditionally approved.

The form and contents of the Final Map shall conform to the requirements of Municipal Code
Sections 10-3.402 through 10-3.408.

Upon receipt and review of the Final Map the City Engineer, or any other designated engineer,
will attach a certificate to the map which certifies that the map has been examined, that the
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subdivision as shown is substantially the same as it appears on the tentative map, that all
provisions of the Map Act and of any local ordinance applicable at the time of approval of the
tentative map (including the Specific Plan), have been complied with, and that the map is

technically correct.

The Final Map is then forwarded to the Planning Commission and subsequently the City Council
for approval.

515 Improvement Agreements (Sec. 10-3.601 - Sec. 10 - 3.607)

In all cases, the subdivider will enter into an “improvement agreement” and post the necessary
bond when the Final Map is submitted for approval to the City Council.

These agreements are security to assure the City that improvements will indeed be made and
shall apply to:

(a) grading and paving of streets

(b) construction of curbs and sidewalks

(c) subdivision drainage structures

(d) sanitary sewer system connections

(e) storm drainage channels and piped segments

(f)  water mains and hydrants

(g) railroad crossings where included in subdivision

(h) street trees, street lighting, and street landscaping
The agreement should be considered as a condition of approval of the Final Map. Plans for each
of the improvements listed above shall be submitted prior to the approval of the Final Map and

all construction details must conform with the Specific Plan and other city specified details.
The City may only impose those conditions which are in effect at the time the application for the
tentative map has been completed. Furthermore, conditions which could have been placed on a

tentative map cannot be placed on subsequent permits for residential construction.

51.6 Building Permits

Following approval of the final map, development proposals may apply for building permits
through the Building Department. All structures must comply with the Uniform Building Code.
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Before a building permit shall be issued for any building or structure, the Building official shall

with the approved final map and its specified conditions. Before a building may be occupied, the
Building Official shall certify that the site has been developed in conformity with the final map.

5.1.7 Conditional Use Permits (Sec. 10-2.3401 - Sec. 10-2.3419)

Land uses and densities permissible for each parcel within the Specified Plan areas are identified
in Table 3.1 and discussed in Sections 4.1.1 and 4.1.2. Specified conditional uses shall be
permitted subject to the approval of a Conditional Use Permit. Because these uses are
potentially disruptive with the surrounding uses, conditional uses require special consideration
and may necessitate imposition of certain conditions on the development.

The process for applications is discussed in the Municipal Code.

5.1.8 Project Proposals and the California Environmental Quality Act

5.1.8.1 Commercial Projects

An Environmental Impact Report (EIR) has been prepared which addresses the potential
impacts of the nonresidential uses allowed by this Specific Plan. This EIR only identifies the
impacts of the amount and mix of development described in the Specific Plan. If individually
proposed projects are within this prescribed level of development, then a Negative Declaration
may be granted and no additional environmental review process would be required. If
additional impacts are identified and a subsequent EIR is required, general impacts which are
addressed in the Specific Plan EIR should be included by reference.

.5.1.8.2 Residential Projects

Pursuant to Section 65457 of the California Government Code, residential projects which
conform with the Specific Plan are exempt from subsequent environmental review, eliminating

the need for Additional EIRs. This exemption applies to all forms of single-use residential

|
|
determine that the proposed building location, facilities, and improvements are in conformity
projects. |
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5.1.9 Development Agreements

Development Agreements give assurances to applicants for a development project that upon

approval of the project, an applicant may proceed with the project in accordance with existing

policies, rules and regulations. They are intended to strengthen the public planning process,

encourage private participation in comprehensive planning and reduce the economic costs of

development.

(a)

(b)

(©)

(d)

The City of Tracy may enter into a development agreement with any person having a
legal or equitable interest in real property. The City shall, upon request of an
applicant, by resolution or ordinance, establish procedures and requirements for the
consideration of development agreements upon application by, or on behalf of, the
property owner or other person having a legal or equitable interest in the property.

The City may recover from applicants the direct costs associated with adopting a
resolution or ordinance to establish procedures and requirements for the
consideration of development agreements.

The City shall undertake periodic review at least every twelve months, at which time
the applicant or successor shall be required to demonstrate good faith compliance
with the terms of the agreement. If, as a result of such periodic review, the local
agency Jnds and determines, on the basis of substantial evidence, that the applicant
or successor has not complied in good faith with terms or conditions of the
agreement, the City may terminate or modify the agreement.

According to the California Government Code (Sections 65864 through 65869.5), a
development agreement shall specify the duration of the agreement, the permitted
uses of the property, the density or intensity of use, the maximum height and size of
proposed buildings, and provisions for reservation or dedication of land for public
purposec. The development agreement may include conditions, terms, restrictions
and requirements for subsequent discretionary actions, provided that such
conditions, terms, restrictions and requirements for subsequent discretionary actions
shall not prevent development of the land for the uses and to the density or intensity
of development set forth in the agreement. The agreement may provide that
construction shall be commenced within a specified time and that the project or any
phase thereof be completed within a specified time.

The agreement may also include terms and conditions relating to applicant
financing of necessary public facilities and subsequent reimbursement over time.

Unless amended or canceled, a development agreement shall be enforceable by any

party notwithstanding any change in any applicable general or specific plan, zoning,
subdivision or building regulation adopted by the City.
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(k)

Unless otherwise provided by the development agreement, rules, regulations and
official policies governing permitted uses of the land, governing density and
governing design, improvement, and construction standards, and specifications
applicable to development of the property subject to a development agreement,
shall be those rules, regulations and official policies in force at the time of execution
of the agreement. A development agreement shall not prevent the City, in
subsequent actions applicable to the property, from applying new rules, regulations
and policies which do not conflict with those rules, regulations and policies
applicable to the property as sct forth herein, nor shall a development agreement
prevent the City from denying or conditionally approving any subsequent
development project application on the basis of such existing or new rules,
regulations or policies.

A public hearing on an application for a development agreement shall be held by
the Planning Commission and by the City Council. Notice of intention to consider
adoption of a development agreement shall be given in addition to any other notice
required by law for other actions to be considered concurrently with the
development agreement.

A development agreement is a legislative act which shall be approved by ordinance
and is subject to referendum. A development agreement shall not be approved
unless the City Council finds that the provisions of the agreement are consistent with
the General Plan and the Tracy Residential Specific Plan.

A development agreement may be amended or canceled in whole or in part by
mutual consent of the paities to the agreement or their successors. Notice of
intention to amend or cancel any portion of the agreement shall be given. An
amendment to an agreement shall be approved by ordinance and subject to
referendum.

No later than ten (10) days after the City enters into a development agreement, the
City Clerk shall record with the County Recorder a copy of the agreement. From
and after the time of the recordation, the agreement shall state such notice. The
burdens of the agreement shall be binding upon, and the benefits of the agreement
shall inure to all successors in interest to the parties of the agreement.

In the event that state or federal laws or regulations, enacted after a development
agreement has been entered into, prevent or preclude compliance with one or more
provisions of the development agreement, such provisions of the agreement shall be
modified or suspended as may be necessary to comply with such state or federal
laws or regulations.
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52 Growth Management Program

521 Application

The provisions of this Growth Management Program shall apply to all residential development,

including mobile homes, in the Assessment District 84-1 Area (84-1 Area) and areas receiving

sewage capacity created by the 84-1 Assessment District, except as otherwise provided in this

Growth Management Program.

5.2.2 Establishment of Annual Residential Development Allotments

(a)

(®)

(c)

Any and all residential development in the 84-1 Area shall first secure development
allotment before a building permit for such development can be issued. The
number of Equivalent Consumer Units (ECUs) available to be used for residential
development for each calendar year in the City shall be as follows: o

(1)  Calendar year 1987 and all years thereafter through December 31, 1993, a
maximum of 1200 ECUs

(i)  An allotment for very low, low and moderate income dwelling unit
development will be exempt from this Growth Management Program to
provide an incentive to develop such housing opportunities. This allotment
shall be based on the San Joaquin Council of Governments’ Fair Share
Allocation to the City of Tracy and modified to reflect the proportion of the
84-1 Area.

The annual allotment may be modified by the City Council to an amount not greater
than ten percent (10%) more or less for any given year, provided that the annual
allotment for the next succeeding year shall be set higher or lower, as the case may
be, in order to redress any excess or deficiency.

In the event that less than the maximum amount of ECUs allowed for a calendar
year are not allotted in that calendar year, the amount of ECUs not allotted may be
carried over and added to any subsequent calendar year’s allotment; however, in no
case may any calendar year’s maximum allotment exceed 1,500 ECU.

523 Development Allotment Application Forms

(2)

(b)

Any application for a development allotment shall be made on the forms established
by the Community Development Department, shall contain that information
necessary to properly administer the Growth Management Program, and shall be
filed with the Director or his/her representative.

The application shall be accompanied by a fee established by the resolution
establishing fees and charges for various municipal services.
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5.2.4 Development Allotment Evaluation

(a)

(b)

(©)

(d)

The City shall consider once annually all properly submitted development allotment
applications. Subject to other limitations contained herein, in order for a
development allotment to be awarded, the applicant must properly file his
application or amended application within the time limits set by this Growth
Management Program and subsequent City Council resolution, and must meet a set
of criteria regarding the availability of public facilities and services. This criteria will
address water, sewer, drainage, and street system capacities, as well as the
availability of police and fire services. The evaluation of the proposed development
will also determine whether the appropriate school district has the present or
projected financial ability to provide educational services and facilities to the
children expected to inhabit the proposed development according to adopted
district standards. The City’s appropriations limit will also be reviewed to determine
if it has been exceeded pursuant to Article XIIIB of the California Constitution.

The City shall eliminate from consideration any development which is determined
not to be qualified for development due to insufficient public services according to
the criteria discussed above. After having studied each application for proposed
development in accordance with part (a), having determined which proposed
developments have met the criteria discussed above and have met the requirements
of this Growth Management Program (hereinafter referred to as “qualifying
developments™), the City shall allocate the annual number of development
allotments to qualifying developments. A distribution procedure for allocating these
development allotments shall be determined by resolution of the City Council.

The City shall publish in appropriate ways their determinations of qualifying
developments. The City shall then schedule a public hearing to be held within
fifteen (15) days of the designated end of the application review period. The
application review period shall be set according to part (d).

(i)  Any applicant may request the City at or before the public hearing, to
reevaluate the determination(s) made on any or all of the criterion listed in
part (a). The primary criteria for the City to alter its determination(s)
regarding a particular development is the demonstration by the applicant that
there exists pertinent information which the City was not aware of at the time
of the original evaluation. The City shall reevaluate the requested
determinations at said public hearing, or at a continued public hearing.

The schedule for the submission and review of development allotment applications
shall be established by resolution of the City Council.

5.2.5 Other Powers

(2)

Notwithstanding any other provision of this Growth Management Plan or prior City
ordinance, should the City Council or its designated representative body determine
at any time that:

(i)  The City’s appropriation limit, set pursuant to Article XIIIB of the California
Constitution, is close to being met or exceeded; and/or
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(i)  The appropriate school district has not received the funding needed to
provide the educational services and facilities required to meet the demands
of the proposed development, the City Council or its designated
representative body may order that no further development allotments and/or
building permits be issued to proposed development until such time as the
City Council or its designated representative body determines that the
appropriations limit and/or school funding problems have been properly
addressed and remedied.

5.2.6 Guidelines and Procedures

(a)

(b)

(©)

All development allotments, when issued, shall run with the land and are not transferable
except with the land, and are subject to the provisions of this chapter relating to lapsing of
a development allotment.

The granting of a development allotment pursuant to the procedures and provisions of this
Growth Management Program shall not exempt nor affect the developer’s obligation to
obtain all required zoning, environmental, subdivision and other approvals as are required
by statute or ordinances as a prerequisite to the application for building permits.

The City shall establish by resolution the procedures and guidelines for further
implementing the provisions of this Growth Management Program. Said guidelines may
be changed from time to time as needed to meet the goals and objectives of the General
Plan, proposed Specific Plan and this Growth Management Program.

52.7 Modification of Growth Management Program

The City Council may, after a public hearing, change any part of this Growth Management
Program by amendment, providing the amendment is consistent with the then existing General
and Specific Plans.

52.8 Exemptions

The provisions of this Growth Management Program shall not be applicable to the following
projects: ‘

(a)  Projects of not more than four residential dwelling units limited to only one (1) such
project per developer per calendar year. This includes fourplexes or lesser-
numbered multiple dwelling on a single existing lot and single-family residential
units on a single existing lot.

(b) Rehabilitation or remodeling of an existing dwelling, or conversion of apartments to

condominiums, so long as no additional dwelling units are created and/or additional
ECUs needed.
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(¢) Model homes built exclusively for the purpose of displaying a residential product.
53 The Financing Plan

The Financing Plan which is presented in this section is a key element of the Specific Plan
Implementation Program. It provides the funding strategy for building the capital improvements
which are required by the Specific Plan. Because the Financing Plan will continue to evolve as
design and construction details are prepared, the discussion in this report is generalized.

Greater specificity is provided in a separate detailed finance plan.

531 Capital Financing Methods

5.3.1.1 Community Facilities Districts

|

The Mello-Roos Community Facilities Act of 1982 (Government Code Section 53311-53365)
provides an alternate method for financing a broad range of public facilities. Like an assessment
district, a community facilities district is strictly a financing vehicle, not a separate political entity.
Mello-Roos financing can be used to provide any kind of facilities with a useful life of five years
or more, which the City is authorized to construct, own, or operate, and which are needed
because of development. Mello-Roos bonds can also be issued by a joint powers authority
created for that purpose. The City of Tracy and the school districts have formed a joint powers
authority to use Mello-Roos financing as appropriate.

The Mello-Roos Act provides for voter approval of a special tax and issuance of bonds secured
by that tax. It also authorizes voter approval of a special tax for certain specific services.

The measure to authorize a special tax or bonds must be approved by a favorable two-thirds vote
of the qualified electors in the community facilities district. Qualified electors may be either
registered voters or, if there are fewer than 12 registered voters in this district, Jandowners, with

each landowner having one vote per owned acre or portion.

Mello-Roos financing can be used to finance a variety of facilities, including:

. Local park, recreation, or parkway facilities
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. Elementary and secondary school sites and structures
. Libraries

. Natural gas, telephone, or electrical facilities for new areas, even if owned by a
regulated public utility

. Any other governmental facilities which the City is authorized by law to construct,
own, Or operate

The measure approved by the voters must specify a maximum tax rate and the method in which
the tax will be apportioned. This tax must be described in sufficient detail so that a voter can
estimate his tax liability. Proposition 13 prohibits special taxes based on real property value and
transaction and sales taxes on the sale of real property. The intent of the Community Facilities
District Act is to allow flexibility in the establishment of the special tax. Different classes of
property may be taxed at different rates, e.g., one rate for undeveloped land, one for residential,
one for commercial, and so forth. In such a case, the tax paid by a given parcel can vary as its
land use is converted from undeveloped to a more intensive use.

Mello-Roos taxes may be collected in the same manner as general property taxes, subject to the
same penalties and procedures, or the City may adopt an alternate procedure. The City council
may also covenant to pursue superior court foreclosure proceedings in the event of
delinquencies. Provisions have been added to the Mello-Roos Act to advise the purchasers of
property in such a district that their property is subject to a special tax.

The City has no contingent liability in a Mello-Roos financing. A bond reserve fund would be
funded from the proceeds of the bond issue and would provide security for the payment of debt
service in the event of delinquencies. The special tax levy may be used to replenish any amounts
withdrawn from the reserve fund, up to the maximum tax rate approved by the voters. The use of
the special tax to replenish the reserve reduces the tax proceeds available for project purposes,

and makes those taxpayers who are current in their tax payments indirectly responsible for those
who are delinquent.

Mello-Roos bonds are new and relatively few issues have been marketed. To date they have
been used for property owned by one or a limited number of landowners. The credit

considerations are parallel to those discussed earlier for assessment districts.
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53.1.2 Development Fees

A development fee is a one-time fee on new construction levied at the time development takes
place. It is designed to recapture in part the costs which have been incurred in advance of
development in order to make it possible for the property to develop. The sizing of such fees can
be based on a wide variety of approaches. Their intent is to prevent new development from
draining the resources of the existing City for new development purposes at the expense of the
maintenance and improvement of existing facilities. A subsequent section of this report
recommends a development charge for Tracy to help with the financing for the Specific Plan

projects.

Recent state legislation allows school districts to impose development fees up to a maximum rate
of $1.50 per square foot for residential property and $0.25 per square foot for commercial and
industrial property. The state will assume, in future state funding for school construction, that
such fees have been levied at the maximum rates, and that the funds collected are available for

school construction.

53.2 Financing Plan

The financing plan includes the following elements:

1.  The new water system consisting of several storage facilities, as well as a new network of
water mains, will be paid for by a traditional assessment district over the Specific Plan
area. -

2. The cost of developing a community park will be financed through a general obligation

bond requiring approval of two-thirds of the voters in an election.

3. The cost of infrastructure adjacent to industrial development will be paid for by small
assessment districts covering the industrial development and will be treated as an on-site
improvement initially financed by the developer.

4. The cost of educational facilities is paid for through a Mello-Roos Assessment District.
The district would charge a tax to be set annually on each individual single-family house
over the 25-year like of the bonds. This tax would be set at $750 per year, escalating at $50
per year until it reached $900 per year then, in the eighth year, would be reduced.

5. A Mello-Roos district of $50 per single-family dwelling per year for 25 years would be
established to the benefit of the City, to provide “seed” money to begin improvement
design before builder fees have accumulated and to buffer the effects of fluctuations in the
housing market on the revenue flow generated by builder fees.
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10.

11.

12.

13.

The plan proposes no Mello-Roos tax on industry.

The financing plan proposes no tax from the Mello-Roos district on vacant land, except as
a contingency.

A contingency Mello-Roos tax on vacant land will be authorized, but is not expected to be
applied, except in the case of a large number of tax delinquencies on developing parcels.

The Mello-Roos tax will be levied at the time of allocation of permission to build through
the Growth Management process and not depend on actual construction to be effective.

The financing plan proposes that growth control should not establish limits by individual
property, but on on the overall number of units built per year.

The finance plan addresses the affects of inflation by allowing for the annual adjustment of
the builder fee according to a recognized index of inflation.

The finance plan delays the expense of acquiring land for parks, schools, and right-of-ways
by deferring the payment for those acquisitions until the latter years of the plan.
Developers would be paid for the value of the land plus interest earned during the years of
deferment of payment. '

A separate assessment would be established for off-site improvements benefiting industrial
development, such as Valpico Road improvement. '
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A summary of the capital improvement plan for the Residential Areas Specific Plan
follows (in $ millions):

Year Year Year Year Year Year Year Year
Project Total 1 2 3 4 5 6 7 8

Streets 16.473 0500 5760 1769 1715 1.003 1181 3236 1308
Drainage 16.293 0100 0062 2972 2587 2781 5660 0.0 2.131

Parks 14.540 0.0 0.0 3340 0950 1.050 1.050 1.625 6.525
Govt. 2895 0.0 0.0 0200 1.49 0100 0585 0520 0.0
Bldgs.

Water 21.180 21.180 0.0 00 0.0 0.0 0.0 0.0 0.0

Community 6.500 6.500 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Park

Schools 69.180 0900 12980 16380 13.440 14560 6.900 4.000 00

TOTAL 147.061 29.180 18.802 24.661 20.182 19.494 15.376 9381  9.965
Industrial Areas Specific Plan capital improvement plan:

Streets | 10.678 0.0 1880 0.0 0.0 0.0 0.0 1.660  7.138
Drainage  3.887 0.0 0.0 0.0 0.0 00 3887 00 0.0

TOTAL  14.565 0.0 1.880 0.0 0.0 0.0 3.887 1.660 7.138

5.3.2.1 School Construction

The City has a variety of financing methods available for its projects. The options available to
the school districts are much more limited. Mello-Roos financing is one of the few financing
methods available for schools. The Mello-Roos financing program for the school districts is

based on the following assumptions:

Assumptions:

Growth Projections:
a.  First Year: 1,200 units allocated by calendar year-end 1987.

b.  Future Years: 1,200 units allocated per fiscal year.
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d.

Special Tax per STU: $750 in 1987/88, rising by $50 per annum thereafter and
peaking at $900 by 1990/91, and subject to the assumed inflation factor (see
paragraph d).

Special tax revenue inflation factor at 2%.

2. Cost/Fee Projections:

a, Construction Cost Inflation Factor at 5%.
b.  Development Fee Inflation Factor at 5%.
3. Financing Projecticns:
a, Bond Interest Rate: 7.50% in 1987-88; 8.25% thereafter.
b.  Bond Maturity: 25 years.
4. Other Parameters:

a. Surplus funds from special tax revenues (and bond proceeds) in a glven year applied
as a credit to construction needs in the following year.

b.  First issue of bonds by October 30, 1987 (or soon thereafter).

c.  All subsequent bond issues occur at the BEGLINING of each fiscal year after
allocations.

d.  First series of bonds funds 1 year’s interest, other series of bonds have no funded

: interest.
e. An appropriate 8% reserve fund maintained for all bond issues.
5. Miscellaneous:

a.  Bond security conditions will require a “back-up” vacant land tax of approximately
10-25% of maximum special tax. This tax is not expected to be levied unless there
are substantial delinquencies on the allocated parcels.

b.  Avacant land tax of up to 10% of the maximum special tax will be authorized in
fiscal year 1989-90 and may be levied, if necessary, to meet fully the construction
needs.

c. Development fees are received one year after each allocation (on average).

Primary schools are planned to be built at the rate of one per year from year two througﬁ year

seven, except that two schools will be built in year four. The two middle schools and the high
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school are planned to be built during years two through six and years two through five,

respectively.

5.3.2.2 Infrastructure Phasing

The phasing of infrastructure is an integral part of making implementation of the Specific Plan
economically feasible. By keeping the Mello-Roos tax low and not applying it to vacant land, it
is necessary to phase infrastructure gradually. The exception to this is the water system which
will be paid for through an assessment district and the community park which will be paid for
through the general obligation bond; both of which may proceed very rapidly.

Storm drainage costs are deferred by the use of interim ponds built and paid for by the
individual developers on their sites. The sewer system for the area is already in place. The

construction of park improvements will be deferred until latter years. A premise of the

infrastructure phasing plan is that if a developer wishes to construct an infrastructure item, ahead

of'the schedule established by the City, then he may do so at his own cost to be reimbursed at
that time at the City had schedule to construct that infrastructure item.

During the first year of the plan, no infrastructure improvements are actually constructed,
because insufficient builder fees have been accumulated. The highest priority for infrastructure
phasing is to build Schulte Road extension to Corral Hollow Road and the construction of
MacArthur Drive from Eleventh Street to Mt. Diablo, in phase one, year two, providing an
alternative to Tracy Boulevard.

The second phase of infrastructure in year three continues MacArthur Drive north of Eleventh

Street to Grant Line Road connecting with existing MacArthur Drive onward to Interstate 205.

Phase three of infrastructure development completes the construction of the Sycamore Parkway

drainage channel from Valpico Road to Eleventh Street, which was begun the previous year.

Phase four provides for the acquisition of the drainage outfall right-of-way north of
Interstate 205.
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Phase five development completes the construction of the drainageway north of 1-205 and down

MacArthur Drive to the Mount Diablo area serving the drainage needs of the east side.

Phase six of infrastructure construction includes the building of Sycamore Parkway and the
completion of all but three neighborhood parks which have been built at the rate of one park per

year up to this year.

Phase seven is the construction of the loop of Corral Hollow Road to Valpico Road and Valpico
to MacArthur Drive, serving the industrial area is well as the completion of the Central Avenue
link.

5.4 Implementation Checklist

The following is a recommended checklist of actions that the City should complete to ensure

adequate implementation of the Specific Plan.

. Establish a citywide Design Review Board

. Prepare a recreation and park master plan

o Establish a Recreation and Park Department

. Establish a landscape maintenance district

. Prepare and adopt an agreement between the City and the School Districts for joint

use park and school sites

. Amend Zoning Ordinance to comply with Specific Plan requirements

. Amend Municipal Code to revise permit processing procedures to comply with
Specific Plan

. Adopt Growth Management Program ordinance

. Prepare detailed storm drainage plans

. Implement Financing Plan

. Adopt an ordinance to require notification of prospective residents if their homes

are within the vicinity of the airport

. Adopt revised criteria for the disposing or trading of excess sewage capacity
(ECU’s) within the Specific Plan area
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Adopt updated Master Storm Drainage Plan and Water System Facilities Plan
reflecting recent changes

Establish an “integrated finance distribution” feature to require properties outside
the Specific Plan area to contribute to project features from which they benefit.

Develop design guidelines for small lot housing and multi-family housing by the new
Design Review Committee for use in reviewing large concentrations of such housing.

Prepare a bicycle system plan.

Revise the subdivision ordinance to consider deleting the Planning Commission
Review of final subdivision maps.
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APPENDIX A

GOALL ENHANCE THE QUALITY OF LIFE THROUGH A BALANCED SYSTEM OF
INFRASTRUCTURE, TRANSPORTATION, LAND USE AND OPEN SPACE.

Obiective L1--LAND USE: Provide for a diverse community through a variety of Jand uses.

Policy L1a: Encourage a moderate overall increase in urban residential density, but provide for
a variety of dwelling types and densities. (General Plan Policy Area 3)

Programs

Lial: Development on parcels of 20 acres or larger designated low medium density on
the General Plan shall be encouraged to approach 5.5 units per gross acre (measured to
centerline of bounding streets or right-of-way line of canals or railroads), but shall not
exceed 5.8 units per gross acre.

L1a2: The Specific Plan process shall be used when feasible to best provide for a mix of
dwelling types and densities.

Policy L1b: Maintain a balance between growth of the residential population and an increase in
Jocal jobs. (General Plan Policy Area 1)

Programs

Libl: Allow the rate of residential growth to be determined by the market, subject to the
availability of public facilities and services and of jobs within Tracy approximately equal to
the number of employed residents (approximately 0.8 new jobs per household).

L1b2: Use fees, assessment districts, or other financial mechanisms to ensure that new
residential development is provided with adequate public facilities and services and does
not result in lowering of service levels for the remainder of the community.

Policy L1c: Encourage downtown development while also providing for necessary, convenient
shopping centers. (General Plan Policy Area 5)

Programs

Llcl: Shopping centers constructed between now and the year 2000 shall be oriented to
the needs of the community of Tracy.

L1c2: Enact rezoning for a shopping center only after commitments by anchor tenant(s)
and approval of a schematic design by the City.

L1c3: A shopping center need not be the exact location of the designation on the plan, but
may be at any one location in the same service area where good traffic access is available
and it can be buffered from residential areas.

I1c4: Establish design standards to improve the appearance of new commercial
development and transitions between commercial and residential areas.
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Policy L1d: Provide separate locations for local, region-serving, and medical office
development. (General Plan Policy Area 6)

Programs

L1d1: Locate local-serving business and professional offices downtown and along
Eleventh Street.

LId2: Locate large, region-serving offices, data processing centers, or research and
development firms near I-205.

Policy Lle: Develop, preserve and manage open space for recreation, and public health and
safety. (General Plan Policy Area 8)

Programs

Llel: Acquire, develop, and maintain open space for outdoor recreation in accord with
City recreation policies.

Lle2: Combine open space for public health and safety, and storm water retention with
open space for outdoor recreation where feasible and where the limitations on
recreational use will occur only during short periods after storms.

Lle3: Encourage developers to incorporate privately maintained greenways and
ornamental open space in new subdivisions.

Lled: Greenways, consisting of landscaped strips, shall be dedicated and improved as a
condition of development approval. In addition to providing open space and pedestrian
and bicycle circulation, these greenways may provide a buffer and transition between
residential and other uses and along arterials where they may also be useful in noise
attenuation. The width will be variable and of these areas their design will depend upon
the nature of the development.

Objective L2--RECREATION AND SCHOOLS: Supply recreation opportunities and public
schools to meet community needs.

Policy I.2a: Expand Tracy’s park system to meet the needs of present and future residents.
(General Plan Policy Area 9)

Programs

L2al: Acquire and develop a community park site approaching 40 acres on the South Side
to include baseball, softball, tennis, swimming, play area apparatus, paved multi-purpose
courts, picnic areas, and a quiet area. The site shown on the General Plan map is the most
central and acccptable but other nearby sites also would be acceptable. It may also be
feasible to include some storm drainage retention facilities on this site.

L2a2: Acquire and develop neighborhood parks of 5 to 8 acres adjoining elementary and
middle schools.
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12a3: Encourage developers to provide private recreation facilities for their buyers or
tenants, but do not accept these facilities as a substitute for payment of park capital
development fees.

1 2a4: When feasible, provide street frontage adjoining parks on two Or more sides to
make them safer and to maximize their contribution to the visual quality of Tracy.

12a5: When feasible, make appropriate park and recreational use of storm water
retention facilities.

Policy L2b: Cooperate with the school districts in expanding the school system. (General Plan
Policy Area 10)

Programs

12b1: Maintain close liaison with the Tracy School District, the Jefferson School District,
and the Tracy Joint Union High School District to ensure provision of additional
classrooms and additional sites central to their service areas.

1.2b2: Encourage high standards of school site development (including off-street parking,
landscaping and playgrounds).

1.2b3: When feasible, locate new schools on collector streets with street frontage on at
least one side.

12b4: Provision for school facilities shall be made concurrently with residential
development approval and included in specific plans for residential development when
appropriate.

12b5: Assist in expanding library and cultural facilities as needed.

Objective 1.3--CIRCULATION AND TRANSPORTATION: Plan for safe, well-maintained
and integrated circulation and transportation systems.

Policy L3a: Develop an efficient trafficways system. (General Plan Policy Area 12)

Programs

13al: Develop arterial and collector streets to meet the following standards:



Arterial Collector
Moving Lanes ~ Minimum of 4 with no on-street 2
parking as streets are
developed. Street cross
section and requirement for
left turn lanes to be
developed as a function of
projected traffic volumes.
Volume (ADT) 5,000 plus 2,000-5,000
Speed (mph) 45 25
Traffic Control Signals Other
1.3a2: Street classification relating to residential specific plan areas.
Arterial Streets: Grant Line Road All
Eleventh Street , All
Corral Hollow Road All
Tracy Boulevard All
MacArthur Drive Linne Road to 205 Freeway
Lowell Avenue Corral Hollow to Tracy Blvd.
Byron Road N/W of Corral Hollow Road
Schulte Road West of Corral Hollow to Chrisman
Road
Valpico Road Corral Hollow Road to MacArthur
Drive
Lincoln Boulevard South of Grant Line Road
Central Avenue 11th Street to Tracy Blvd.
Collector Streets: It is recommended that the streets so shown on the General Plan

Map be included in this street category; however, there may be

minor adjustments and additional collector streets required due to
neighborhood street design and/or projected traffic volumes.

13a3: Provide systems of collector streets in new residential areas that lead directly to
arterial streets and offer convenient access to schools, parks, and downtown.

13a4: Develop Corral Hollow Road and MacArthur Drive as major arterials and truck
routes with appropriate sound attenuation adjoining residential areas.

13a5: Develop grade separations between the Southern Pacific Railroad and Tracy

Boulevard, Eleventh Street and MacArthur Drive.

L3a6: Use curvilinear streets where feasible within the existing road grid.

Policy L3b: Provide and encourage transit service where it can be efficient. (General Plan Policy

Area 14)
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Programs

1.3bl: Maintain demand-responsive transit or subsidized taxi service for senior citizens
and disabled persons as feasible.

L.3b2: Encourage van pooling and car poolin'g for commuters into and out of Tracy and
for Tracy workers at areas of high employment concentration such as Defense Depot
Tracy and the Western Pacific Industrial Park.

Policy L3c: Provide a safe and attractive environment to encourage bicycling and walking.
(General Plan Policy Area 15)

Programs
L3cl: Provide bike paths in greenways bordering arterial streets as shown on the plan.
13c2: Provide direct pedestrian routes to schools, parks, and shopping areas, preferably

by design of the system of local streets, but also by separate walkways where walking
distances can be shortened.

Policy 1.3d: Conserve and enhance the appearance of Tracy’s major traffic ways. (General Plan
Policy Area 16)

Programs

1.3d1: Upgrade the view of Tracy from the I-205 freeway, employing landscaping and
noise barriers as feasible within the right-of-way and design review of development within
800 feet of the freeway to ensure appropriate and aesthetic landscaping, building design,
and noise attenuation measures.

1.3d2 Retain the landscaped highway character of Eleventh Street west of Byron Road.
L3d3 The southerly portion of Tracy Boulevard should utilize greenways and other

specialized landscaped and design treatments to separate the industrial and residential
land uses and provide an attractive entryway.

13d4 Prepare plans for streets that will have extensive improvements on adjoining private
property or within the right-of-way. The plans should establish curb and sidewalk location,
curb parking policies, landscape standards, setbacks, and driveway location standards.

Obijective 1 4--HOUSING: Provide a variety of housing to meet the needs of a diverse
community.

Policy I 4a: Encourage construction of new housing units on vacant or underdeveloped parcels
in areas zoned for residential use. (General Plan Policy Area 18)

Programs

I4al: Identify and record the location of vacant parcels zoned for residential use and
make this information available to potential developers.




I4a2: Consider amending the Zoning Ordinance to permit a second housing unit (i.e.,
“granny” unit) on a parcel zoned for single-family housing. Added floor areas shall not
result in substantially more intensive development than on nearby single-family parcels,
and off-street parking shall be provided.

Policy I4b: Do not approve new residential development that cannot be supplied with an
adequate level of essential public services. (General Plan Policy Area 18)

Programs

I4bl: Use the annual budgeting process to address essential service needs associated with
projected residential growth.

1Ab2: Use development fees, assessment districts, and other financing mechanisms to
ensure that new residential development is provided with adequate public services and
does not cause reduced levels of service in the remainder of the community.

14b3: Use specific plans and development agreements to ensure that the necessary
services are provided.

Policy L4c: Provide a broad range of housing choice in terms of cost, location, density, tenure,
design, and construction techniques. (General Plan Policy Area 19)

Programs

LAcl: Encourage diversity in the design of residential neighborhoods through preparation
of specific plans or planned unit development processing.

L4c2: Encourage diversity of housing densities and structure types in residential
development. Monitor densities and structure types occurring in new residential
developments to determine whether residential development is meeting density goals.

L4c3: Encourage diversity of housing choice by maintaining a rental housing stock
sufficient to meet the current and future needs of the community. Should the rental
housing share of the total housing stock fall significantly below its April 1, 1980 level, either
through lack of new rental construction or condominium conversion activity, take
corrective action. Alternative actions may include, but are not limited to:

a.  Limiting condominium conversions
b. Encouraging rental housing units in the community

Policy 14d: Support and, to the extent feasible, participate in county, state, and federal
programs designed to maintain and expand the supply of affordable housing.

Programs

14d1: Encourage continued support of Section 8 (Existing Housing), Section 221(d)(4),
Section 202, Section 236, and public housing programs.
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14d2: Support continued funding of federal and state programs that address the
affordable housing needs of low and moderate income households.

IAd3: Provide information to residents and potential developers concerning availability of

prrowdi et

county, state, or federal programs designed to provide affordable housing.

14d4: Provide assistance to residents and potential developers in contacting appropriate
county, state, or federal agencies and in submitting applications for affordable housing.

1A4dS: Include consideration of the needs of affordable housing in specific plans and large
scale residential development. '

Policy LAe

I4e: Encourage construction by the private market of housing units affordable by “very
Jow,” “low,” and “moderate” income households. (General Plan Policy Area 20)

Programs

IAel: Grant a bonus in the maximum dwelling unit density permitted by the Tracy
Municipal Code for providing affordable housing units in new residential developments.

I Ae2: Permit manufactured housing in appropriate residential areas (per Section 65852.3
of the California Government Code), provided that the manufactured units are designed

so as to have no substantial adverse impact on the residential character of new or existing
neighborhoods.

Policy

L Af: Encourage construction of housing units suitable for “special needs” households.
(General Plan Policy Area 21)

" Programs

1Afl: Provide for an appropriate proportion of new ground-floor, multiple-family housing
units to be usable by handicapped or elderly persons.

LAR: Assist City residents and potential developers by:

a.  Providing information concerning the availability of state or federal programs
offering housing assistance to “special needs” households.

b.  Providing assistance in contacting appropriate agencies and in submitting
applications for appropriate projects.

LAf3: Provide for a reduction in the number of parking spaces required for housing
reserved exclusively for occupancy by elderly persons.

GOALE PRESERVE AND ENHANCE THE QUALITY OF THE ENVIRONMENT.

Obijective El—-CONSERVATION.AND PROTECTION: Conserve and protect the natural,

cultural and agricultural environment within the City.

Policy Ela: Preserve and restore the City’s biotic (wildlife, habitat and vegetative) resources.

(General Plan Policy Area 23)
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Programs

Elal: Support sound programs of wildlife and vegetation management and programs that
encourage and teach respect for the environment.

Ela2: Public programs shall not significantly diminish the wildlife and vegetative
resources of the planning area, and public projects shall consider the protection and
development of wildlife habitat.

Ela3: Encourage and support studies to identify the location and extent of endangered
plants and devise strategies for their preservation.

Policy Elb: Ensure that the City’s archaeological and historic resources are preserved and
protected. (General Plan Policy Area 26)

Program

E1bl: If evidence of archaeological artifacts is uncovered during construction, the
contractor shall halt construction until a qualified professional determines the significance
of the evidence and recommends appropriate mitigation measure.

Policy Elc: Preserve agricultural resources in the General Plan area and minimize the conflicts
between agricultural and urban land use. (General Plan Policy Area 25)

Program

Elcl: Limit rural residential and other urban development to the areas designated by the
Land Use Element of the General Plan. '

Policy E1d: Plan for reduced consumpticr: of non-renewable energy resources. (General Plan
Policy Area 27)

Programs

El1d1: Land development decisions shall consider the provision of access to sunlight and
other energy conservation considerations, both for residential and non-residential lJand
uses. - '

E1d2: New construction shall follow the energy conservation standards as contained in
Title 24 of the California Administrative Code.

E1d3: The review and approval of development applications for commercial uses,
including neighborhood, community, and regional shopping centers, shall explicitly
address their energy consumption characteristics and shall incorporate measures designed
to increase energy efficiency and the use of renewable resources.

Objective E2--NOISE: Community development shall occur with minimal noise impact between
adjacent activities and land uses.

Policy E2a: Ensure and maintain a quieter noise environment in the Tracy General Plan area.
(General Plan Policy Area 28)
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Programs

E2al: Maintain data for calculating current and projected noise contours for major noise
generators.

E2a2: Continue to require acoustical studies for new re$idential projects within
60 dBA Ldn or greater, using the contours provided in the Technical Supplement and
updated contours where conditions have changed.

E2a3: Apply State Noise Insulation Standards to new noise-sensitive uses, including
single-family, detached residential developments, hospitals, convalescent hospitals, and
rest homes.

EZ2a4: Prohibit new residential land uses within present and future 65 dBA Ldn contours,

unless effective shielding can be provided so that exterior noise level will not exceed
65 dBA Ldn.

EZ2a5: Avoid locating new noise-sensitive uses on sites with greater than 60 dBA Ldn
where possible.

E2a6: Ensure that new commercial and industrial projects are designed to minimize noise
impacts on neighboring noise-sensitive areas.

E2a7: Adopt performance standards for noise buffer areas between residential and
industrial/commercial uses.

E2a8: Limit use of unbroken solid walls along arterial streets to provide noise attenuation
in order to avoid a monotonous, walled-City appearance. Alternatives shall include
berms, setbacks, offsets in walls (10 feet or more), noise insulation, and buffering of noise
sensitive areas from the noise source by buildings, parking areas, or structures.

Objective E3--PUBLIC SAFETY: Provide for public safety in the event of natural or man-made
disasters.

Policy E3a: Mitigate or prevent potential adverse consequences of geologic hazards. (General
Plan Policy Area 29)

Program
E3al: In order to evaluate land stability under both static and seismic conditions,
continue to require geologic and soils investigations prior to approval of major
commercial development, mobile-home parks, and subdivisions.

Policy E3b: Reduce the potential for flood damage. (General Plan Policy Area 30)

Program

E3bl: In areas where the Tracy City Engineer identifies a severe drainage problem, all
new residential dwellings shall have the floor levels high enough to prevent water intrusion.



Policy E3c: Provide the highest level of crime prevention and fastest police response time
possible within budgetary constraints. (General Plan Policy Area 32)

Program

E3cl: The City of Tracy Community Development Department and the Police
Department shall develop guidelines for crime preventive design of buildings and
subdivisions and shall report on compliance prior to project approval.

Policy E3d: Provide the highest level of fire fighting and fire prevention services possible within
budgetary constraints. (General Plan Policy Area 33)

Programs

E3d1: Continue studies of means of improving fire protection south of the bow tie and
add a third fire station in the vicinity of Tracy Boulevard/Central Avenue intersection or
Tracy Boulevard/Schulte Road intersection.

E3d2: Proposed developments shall provide appropriate on-site suppression capability
and shall be reviewed by the Fire Department for compatibility with adjacent land uses
and for potential fire hazards.

Policy E3e: Guiding Policy: Maintain and monitor programs of emergency services for disaster
relief and support. (General Plan Policy Area 34)

Programs

E3el: Project location, design, and scope shall be modified, if necessary, to balance
emergency relief considerations with the primary function of the project.

E3e2: Land use and design considerations, such as access, street widths and turnarounds,

site and building design, and street naming and numbering systems, shall facilitate hazard
prevention activities and emergency relief operations.

Policy E3f: Prevent significant deterioration of local and regional air quality.

Program

E3f1: Encourage private businesses and industries to implement all reasonable available
control measures in conformance with the Air Quality Management Plan for San Joaquin
County by publicizing the environmental and potential economic benefits of such
programs.

GOAL G ACHIEVE AN ECONOMIC BALANCE WITHIN TRACY.

Obijective G1--GROWTH: Provide a balance of housing and employment opportunity.

Policy Gla: Maintain a balance between growth of the residential population and an increase in
local jobs. (General Plan Policy Area 1)
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Programs

Glal: Allow the rate of residential growth to be determined by the market, subject to the
availability of public facilities and services and of Tracy jobs approximately equal to the
number of employed residents (approximately 0.8 new jobs per household).

G1a2: Evaluate growth at five-year intervals or more frequently on the initiative of the
City Planning Commission or City Council. If it is found that a balance between employed
residents and local jobs is not being attained, alternative actions to move toward balance
shall be considered. These may include regulations or incentives to slow or accelerate

residential or industrial development.

Policy G1b: Preserve agricultural land to the extent that is feasible without restricting the

amount of urban growth. (General Plan Policy Area 2)

Program

G1bl: Direct urban residential development, except for infill, to the south and west as
shown on the General Plan Map. The purposes of the compact form and direction of
growth designated area:

a.  To minimize the perimeter between agricultural and urban use, thus minimizing
conflicts between the two uses and avoiding premature disinvestment in agricuiture.

b.  To allow the most economical provision of public services to new development and
to conserve energy by minimizing street and sewer miles and the distances residents
must travel to schools, shopping, and employment.

c. To direct urban expansion away from the highest quality and most versatile
agricultural lands in'the planning area.
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RESOLUTION No, 877328

TO AMEND THE RESIDENTIAL AREAS SPECIFIC PLAN MAP TO RELOCATE
THE DESIGNATED K-5 SCHOOL SITE IN MAP PARCEL 23
(AS DESCRIBED BY THE RESIDENTIAL AREAS SPECIFIC PLAN)
TO SOUTH OF MT. DIABLO AVENUE -
ASSESSOR PARCEL NO. 213-070-003 AND 237-170-18 -
#7-87-GPA

WHEREAS, The City of Tracy Planning Commission held a public
meeting on a certain amendment to the City of Tracy Residential
Specific Plan Map per General Plan Amendment No. 7-87-GPA, and

WHEREAS, The City of Tracy Planning Commission did find and
recommend to the City Council that said amendment would have no
significant environmental impact, and

WHEREAS, Pursuant to State Guidelines of the California
Environmental Quality Act, the Tracy City Council, in considering the

- proposed Residential Areas Specific Plan Map, must first Consider what,

if any, significant environmental impact may result from the proposed
General Plan Amendment;

NOwW, THEREFORE, BE IT RESOLVED That the City Council of the City
of Tracy does hereby find that said amendment to the Residential
Specific Plan Map of said City would have no sighificant environmental
impact based on the Master Environmental Impact Report, and

BE IT FURTHER RESOLVED That the City Council therefore approves
General Plan Amendment #7-87-GPA, as described by Exhibit "A" attached.

 k k Xk k k Kk k k % % %k k %k *x X %

The foregoing Resolution No. 87-328 was passed and adopted by the
City Council of the City of Tracy on the 17th day of Novembey 1987,
by the following vote:

AYES: COUNCIL MEMBERS: BLAND, MORELOS, SCHUBERT, ZANUSSI, HASTIE

NOES: COUNCIL MEMBERS: NONE
KL ) o ot

ABSENT: COUNCIL MEMBERS: NONE
MAYOR

ATTEST:

":g;k%%(4é2;¢4-
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. RESOLUTION NO. 88-452 .

RESOLUTION OF APPROVAL - A RESIDENTIAL SPECIFIC PLAN AMENDMENT
AMENDING THE BOUNDARIES OF THE RESIDENTIAL SPECIFIC PLAN
TO INCLUDE 1.37 ACRES OF LAND LOCATED ON
THE WEST SIDE OF TRACY BOULEVARD APPROXIMATELY

654.40 FEET SOUTH OF SCHULTE ROAD
(ASSESSOR PARCEL NUMBER 237-150-06)

THE APPLICANTS ARE GILBERT AND LILA GOMES

APPLICATION NO. 15-88-GPA

WHEREAS, The City of Tracy Planning Commission held a public hearing
on November 22, 1988, to consider Application No. 15-88-GPA, and

WHEREAS, The City of Tracy Planning Commission, after considering
all available public testimony, did recommend approval by the City
Council of Application No. 15-88-GPA, and

WHEREAS, The City of Tracy City Council held a public hearing on
December 20, 1988, to consider Application No. 15-88-GPA, and

WHEREAS, The City of Tracy City Council did consider all available
public testimony, and

WHEREAS, The City of Tracy City Council approved a Negative
Declaration for Application No. 15-88-GPA, and

WHEREAS, The City of Tracy City Council does find approval of
Application No. 15-88~GPA consistent with the General Plan and
Residential Specific Plan, and

WHEREAS, Inclusion of the 1.37 acres described by Assessor Parcel
Number 237-150~06 in the Residential Specific Plan will provide for more
consistent design of the site, complimenting the Neighborhood Shopping
site directly north;

NOW, THEREFORE BE IT RESOLVED, That the City Council of the City of
Tracy does hereby amend the Residential Specific Plan boundary to include
the 1.37 acre parcel as described by the staff report dated December 20,
1988, (Assessor Parcel No. 237-150-06) within the Residential Specific
Plan's boundary.

Kk * % * X Kk X X &k

The foregoing Resolution No. 88-452  was passed and adopted by the
City Council of the City of Tracy by the following vote:

AYES: COUNCIIL MEMBERS: BLAND, MORELOS, SCHUBERT, ZNAUSSI, SCOTT
NOES: COUNCIL MEMBERS: NONE '
ABSENT: COUNCIL MEMBERS: NONE

YOR”
ATTEST: ‘

C =

03-1216.88



RESOLUTION NO. g9-99

RESOLUTTION OF APPROVAL, RESIDENTIAL SPECIFIC PLAN AMENDMENT
REDESIGNING CORRAL HOLLOW ROAD FROM FOUR TO SIX LANES BETWEEN SCHULTE
ROAD EXTENSION AND ELEVENTH STREET; ASSESSOR PARCEL NUMBERS 231-520-
58, 10, 231-510-13, 12, 10, 09, 08, 07, 04, 01, 240-070-02, 240-050-
03, 02, 04, 240-030-03, 04, 05, 06, 07. THE APPLICANT IS THE CITY OF
TRACY; APPLICATION NUMBERS 2-89-GPA

WHEREAS, The City of Tracy Planning Commission held a Public
Hearing to consider Application Number 2-89-GPA, and

WHEREAS, The City of Tracy Planning Commission recommended
approval of Application Number 2-89-GPA, to the City Council, and

WHEREAS, The City Council held a Public Hearing to consider
Application Number 2-89-GPA, and

WHEREAS, The City Council approved a Negative Declaration for
Application Number 2-89-GPA;

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City

of Tracy does hereby approve Application Number 2-89-GPA redesigning
Corral Hollow Road form four to six lanes between Schulte Road
Extension and Eleventh Street.

* ok ok ok ok Kk

The foregoing Resolution Number 89-99 was passed and adopted by
the City Council of the City of Tracy on the 21st day of

March , 1989, by the following vote:

AYES: COUNCIL MEMBERS: BLAND, SCHUBERT, ZANUSSI, SCOTT
NOES: COUNCII. MEMBERS: NONE
ABSENT : COUNCIL M%ﬁEEB§;f‘MORELOS

o /

Loy
//1/{22144LL
é;// AYOR ~ =0

ATTEST: 80[/6@ 3 |
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RESOLUTION No. 89-100

AMEND THE RESIDENTIAL AREAS SPECIFIC PLAN REGARDING
MINOR COLLECTOR STANDARDS, SIDEWALK WIDTH, CUL-DE-SAC AND
SHORT LOOP STREET INTERSECTIONS, AND STREET TREES -
THE APPLICANT IS THE CITY OF TRACY
APPLICATION NO. 13-88-GPA

WHEREAS, In order to keep minor collector standards consistent
throughout the City, and

WHEREAS, Twelve foot travel lanes are adequate to handle the
volume of traffic typical of a minor collector, and

WHEREAS, The proposal will provide a consistent width of
sidewalk throughout the city, a free flow of storm water drainage,
alleviate difficulties for street sweeping of leaves, and will allow
large vehicles to turn into cul-de-sacs and short loop streets
without crossing the center line, and

WHEREAS, Several trees currently designated as collector and
residential street trees are unsuitable for street trees due to
their size, shape, and growth habits, and

WHEREAS, The current street tree list constrains staff's
ability to designate appropriate trees for local residential
streets, and

WHEREAS, Said amendments are in compliance with the Master
Environmental Impact Report prepared for the Residential Areas
Specific Plan and that, therefore, no further environmental
determination is needed, and

WHEREAS, The proposal is consistent with the goals and
objectives of the Residential Areas Specific Plan, and

WHEREAS, The proposal will not be detrimental to the public
health, safety, or welfare, and

WHEREAS, The City of Tracy Planning Commission held a Public
Hearing on January 11, 1989, to consider Application Number 13-88-
GPA;
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RESOLUTION NO. 89-100
Page 2

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the
Ccity of Tracy does hereby amend the minor collector standards of the
Residential Areas Specific Plan to one of a forty foot travel way
from curb to curb with a total right-of-way of sixty feet, and

BE IT FURTHER RESOLVED, That the City Council does hereby amend
the sidewalk width of the Residential Areas Specific Plan to a width
of five feet, and

BE IT FURTHER RESOLVED, That the City Council does hereby amend
the Residential Areas Specific Plan to delete the narrowing of cul-
de-sacs and short loop streets at their intersection with collector
streets and substitute standard street intersections, and

BE IT FURTHER RESOLVED, That the City Council does hereby amend
the street tree list of the Residential Areas Specific Plan to not
restrict the use of arterial street trees on other streets and that
the street tree list for collector and residential streets be
revised as indicated on Attachment A.

* Kk X Xx kx Xk K * Kk *x

The foregoing Resolution No. g89-100 was passed and adopted by
the City Council of the City of Tracy on the 21st day of March,
1989, by the following vote:

AYES: COUNCIL MEMBERS: .. BLAND, - SCHUBERT, ZANUSSI, SCOTT
NOES: COUNCIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: . MOREL@S
7¢:;??;¢;42§i;
¢/ MAYOR
N
ATTEST:
W.
TY C
MiscB

sd05~-0807.89



ATTACHMENT A

The collector and residential street tree list on page 4-40
of the Residential Areas Specific Plan is amended to read as

follows:

Botanical Name

Albizia julibrissim

Alnus cordata

Alnus rhombifolia

Celtis australis

Cinnamomum camphora

Fraxinus holotrica "Moraine"
Fraxinus oxycarpa "Raywoodii"
Koelreuteria bipinnata
Liquidamber styraciflua
Pistacia chinensis

Platinus acerifolia "Yarwood"
Pyrus calleryana "Aristocrat"
Pyrus calleryana "Bradford"
Sophora japonica "Regent"

Zelkova serrulata

MiscB
sd06-0807.89

Common Name

Silk Tree

Italian Alder

White Alder
European Hackberry
Camphor Tree
Moraine Ash

Raywood Ash
Goldenrain Tree
American Sweet Gum
Chinese Pistache
London Plane Tree
Aristocrat Pear
Bradford Pear
Japanese Pagoda Tree
Sawleaf Zelkova
Ginko Biloba "Autumn

Gold" (male trees
only)




fel

-}

-3 -

§'7— /66

o @ ‘A
Table 41 EXH'B,T A
Roadway Standards :
_ Avcfagc Ijai]y Traffic
Major Arterial 4-lanes 80’ Travelled Way 10,000 - 25,000 +
(Reference Figures 4.1, 4.2, 4.3) (incl. 16’ median/Left Turn lane)
Minor Arterial 4-lanes -~ 64’ Travelled Way 5,000 - 12,000 .
(Reference Figures 4.4, 4.5, 4.6) * (incl. 14’ Left Turn lane 2-way)
Major Collector 2-lanes - 56’ Travelled Way 2,000 - 5,000
(Reference Figure 4.7) (incl. 16’ median/Left Turn lane)
Minor Collector 2-lanes 42’ Travelled Way 500 - 2,000 é——c
(Reference Figure 4.8) —
Residential Street 2-lanes 36’ Travelled Way < 500
(Reference Figure 4.9)
(a) The location and design of roadways should integrate with the natural slope of the

land and its drainage where feasible.
(b) Circulation patterns should not encourage through traffic in residential areas.
Roadway layouts should discourage use of residential streets by industrial and
commercial traffic.
(c) Internal subdivision circulation should emphasize the use of cul-de-sacs (ideally less
than 330 feet in length where feasible) and short loop streets (less than 1,000 feet in
length).

(d)
(e)

A cul-de-sac should not exceed a maximum number of 20 houses in length.

Residential subdivision designs should avoid long, straight streets. Where a street
must be long, it should be curved such that there is an off-set equal to the width of
the street over a viewing distance. This will help to reduce speeding and noise
impacts on adjacent homes.

(f)  Design guidelines and roadway alignment for improvement of MacArthur Drive
from Mt. Diablo Street to Eleventh Street will be addressed in the Industrial
Specific Plan.

(g) Eleventh S.trcct, west of Corral Hollow Road, shall transition to the typical Eleventh
. Street section east of Corral Hollow Road indicated in Figure 4.2. Details of right-
of-way width and landscape requirements for properties west of Corral Hollow

Road shall be addressed at time of Preliminary Plan and Tentative Map review.

Design guidelines are provided in greater detail in Figures 4.1 through 4.14.

4-12
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422 Driveway and Intersection Standards

./ ) ‘

@

(b)

(d)
(e)

B

" Residential and Minor Collector Streets should have driveways serving each single

family home, spaced at a minimum distance of 9 feet. Driveways serving duplexes
may be spaced at a minimum of 3 feet (Figure 4.11).

Major Collectors and Minor Arterials should have no driveways serving
single-family homes. Each single-family subdivision shall have a main entrance.
Each entry shall have 2 median and identity signage as indicated in Figure 4.12.
Driveways serving multi-family buildings, commercial and institutional buildings are
allowed. Central Avenue is an exception; driveway spacing should match existing
street segments.

Major Arterial Streets may have commercial or institutional driveways, but these
should be carefully located so as not to impede the primary function of these streets,
which is to carry through traffic. In general, parcels with frontage on major arterials
should have their access on side streets if possible. If a parcel's only frontage is on
the major arterial, every effort should be made to consolidate access at a single
driveway. In general, the rate of access points to arterial roads should not exceed an

average of 1 for every 660 feet. Each entry shall have a median and identity signage
as indicated in Figure 4.12.

Street intersections shall be off-set a minimum of 250 feet to ensure smooth and safe
traffic flow. “T” intersections are encouraged over four-way intersections.

In order to reduce traffic speed and enhance the residential nature of subdivisions,
the intersection of cul-de-sac or short loop streets to collector streets must be
narrowed so that the residential street mouth is 12 feet narrower than the standard
curb face-to-curb face width of the street. This narrowing of the entrance to a
residential street can be done by extending the sidewalk into the area that is typically
used for a parking lane as shown in Figure 4.13.

Guidelines for the dimensions and spacing of driveways are shown in Figure 4.11. It should be
noted that these spacing guidelines are minimum values. The goal should be to exceed them
where possible. In the vicinity of busy intersections, driveways will have to be located further
from the intersection than indicated in Figure 4.11.

4.23 Intersection Signalization

Analyses of projected average daily traffic (ADT) volumes given buildout of the Specific
- Plan (Figure 4.10) indicates that signals will be required at the following intersections:

4-22
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RESOLUTION No. 89-225

RESOLUTION OF APPRQVAL FOR A RESIDENTIAL AREAS SPECIFIC PLAN AMENDMENT
AFFECTING THE ARRANGEMENT OF MEDIUM DENSITY AND LOW DENSITY
RESIDENTIAL LAND USES ON SPECIFIC PLAN PARCEL 8

WHEREAS, The City of Tracy Planning Commission held a Public
Hearing on January 25, 1989, to consider application number 19-88-GPA,
and on the basis of information presented therein recommended approval
of application 19-88-GPA to the City Council, and

WHEREAS, The City of Tracy City Council held a Public Hearing on
March 7, and June 6, 1989, to consider application 19-88-GPA, and

WHEREAS, On June 6, 1989, the City Council adopted a Resoclution
approving a Negative Declaration for application number 19-88-GPA, and

WHEREAS, The City Council found the proposed Specific Plan
Amendment as described by application number 19-88-GPA consistent with
the General Plan of the City of Tracy;

NOW, THEREFORE, BE IT RESOLVED That the City of Tracy City

Council does hereby amend the Residential Areas Specific Plan Map as
follows:

W .’ >
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Resolution No. 89-225
Page 2

* %k %k X % ¥k ¥ ¥k X

The foregoing Resolution No. _89-225 was passed and adopted by the

City Council of the City of Tracy on the 6th day of

June , 1989, by the following vote: ,
AYES: COUNCIL MEMBERS: BIAND, SCHUBERT, ZANUSSI, SCOTT
NOES: COUNCIL MEMBERS: MORELOS

ABSENT: COUNCIL MEMBERS: NONE

ATTEST

Lo G

CITY C}{ERy

{Sunboro)
A:s504-0131.89
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RESOLUTION No. 89-230

RESOLUTION OF APPROVAL, APPROVING A RESIDENTIAL AREAS
SPECIFIC PLAN AMENDMENT TO CHANGE THE DESIGNATION OF CORRAL
HOLLOW ROAD FROM FOUR TO SIX LANES FROM SOUTH OF BYRON ROAD

TO ELEVENTH STREET, AND FROM NORTH OF SOUTHERN PACIFIC

RAILROAD TO SOUTH OF SCHULTE ROAD EXTENSION. APPLICANT IS
CITY OF TRACY. ASSESSOR PARCEL NUMBERS 231-640-01 THROUGH
08, 231-630-32 THROUGH 39 AND 05 THROUGH 08, 231-580-21, 22,
36 THROUGH 39, 231-520-10, 240-050-04,02,03, 240-070-02, AND
238~040-02,03, 231-380-13, 12, APPLICATION NUMBER 8-89-GPA

WHEREAS, The Planning Commission held a public Hearing
to consider Application 8-89~GPA, on May 10, 1989, and

WHEREAS, The Planning Commission recommended to City
Council approval of Application 8-89-GPA, and

WHEREAS, The City Council held a Public Hearing to
consider Application 8-89-GPA, and.

WHEREAS, The City Council found that approval of
Application 8-89-GPA would have no significant environmental
impact, and

WHEREAS, Said amendment is consistent with the General
and Residential Areas Specific Plan, and

WHEREAS, Said amendment is necessary to maintain a
level of Service "C" on Corral Hollow Road, and

WHEREAS, Said amendment will not detrimental to human,
public safety, or welfare, or inharmonious with development
of nearby lands;

NOW, THEREFORE, BE IT RESOLVED, That the City Council
of the city of Tracy does hereby approve Application 8-89-
GPA, changing the designation width of Corral Hollow Road
from four to six lanes from south of Byron Road to north of
Eleventh Street, and from north of the Southern Railroad to
south of Schulte Road Extension.
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Resolution No. 89-230 June 6, 1989
Page 2

The foregoing Resolution No.89-230i5 hereby passed and
adopted by the City Council of the City of Tracy this 6th
day of June , 1989, by the following vote:

AYES: COUNCIIL MEMBERS: BLAND, MORELOS, SCHUBERT, ZANUSSI, SCOTT
NOES: COUNCIIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: NONE

ppp—

P
/ /MBYOR = ¢

ATTEST:
CITY WEHB!

a:04-0517.89c
misc. #2
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RESOLUTION No._ 89-369

RESOLUTION OF APPROVAL
APPROVING GENERAL PLAN AND RESIDENTIAIL AREAS SPECIFIC PLAN AMENDMENTS
AS DESCRIBED BY APPLICATION 12-89-GPA

WHEREAS, The General Plan adopted by the City of Tracy City
Council on December 7, 1982, identified existing Byron Road as a minor
arterial, and

WHEREAS, The Residential Areas Specific Plan adopted by the City
of Tracy City Council on June 2, 1987, identified New Byron Road as a
major collector, and

WHEREAS, Roadways effected by Application 12-89-GPA, are
contained within lands included in both the General Plan and
Residential Areas Specific Plan Master Environmental Impact Reports,
and

WHEREAS, Recent traffic counts on the effected roadways by the
City's Public Works Department show that the proposed amendments will
not adversely impact traffic circulation in the area, and

WHEREAS, The City of Tracy City Council at a Public Hearing on
May 2, 1989, approved a Resolution of Intention (Resolution 89-167)
amending the General Plan and Residential Areas Specific Plan as
described by Application 12-89-GPA, and

WHEREAS, The City of Tracy City Council at a Public Hearing on
June 6, 1989, approved a Resolution amending the Residential Areas
Specific Plan land use designations for Specific Plan Parcel 8,
effecting the alignment of the roadways impacted by Application 12-89-
GPA, and

WHEREAS, The proposal is consistent with the General Plan and
Residential Areas Specific Plan in that it will not encourage the nmix
of residential, commercial and industrial traffic by maintaining 01d
Byron Road at its current status to serve commercial/industrial and
through traffic and constructing New Byron Road as proposed by the
Residential Areas Specific Plan to serve residential traffic, and

WHEREAS, The proposal will protect the public health and safety
through the separation of residential, commercial and industrial
traffic and provision of a controlled intersection at Stone Pine Drive
and Eleventh Street, and

WHEREAS, The traffic improvements to be installed at the
intersections of Eleventh Street and New Byron Road are in compliance
with Section 4E-(4) of the Manual on Uniform Traffic Control Devices,
Hazard Identification Beacon, and

WHEREAS, The City of Tracy Planning Commission held as Public
Hearing on August 9, 1989, to consider Application 12-89-GPA, and




Resolution No. 89-369
Page 2

WHEREAS, The City of Tracy Planning Commission did find and
recommend to the Tracy City Council approval of said amendments
described by Application 12-89-GPA, and

WHEREAS, The City of Tracy City Council held a Public Hearing on
September 12, 1989, to consider amendments by Application 12-89-GPA;

NOW, THEREFORE, BE IT RESOLVED That the City Council find the
health, safety, welfare, and convenience of the citizens of Tracy
warrant an amendment to the Residential Specific Plan and General Plan
affecting the alignment of Byron Road. It is the intention of the City
Council to consider the following Specific Plan and General Plan
amendment :

Byron Road to continue as a two lane major collector road, in it
present alignment to intersect at Corral Hollow Road. A median
break shall be provided on Corral Hollow Road for this
intersection.

New Byron Road extension currently planned to intersect with
Eleventh Street, shall continue as a minor collector, consistent
with the Residential Specific Plan, but not be named Byron Road.
An interim full median break with blinking red signal shall be
provided on Eleventh Street to accommodate this intersection.

Fabian Road shall continue approximately 125 feet east into the
Specific Plan Parcel 8, connect with Stone Pine Drive, and
intersect with Eleventh Street. It will also connect with
internal subdivision streets. An interim full median break with
blinking red sighal shall be provided on Eleventh Street fto
accommodate this intersection.

* % k %k % Kk % x Kk *x % % % k * % *k * * %

The foregoing Resolution No.89-369 was passed and adopted by
the City Council of the City of Tracy on the 12th day of
September | 1989, by the following vote:

AYES : COUNCIL MEMBERS: MORELOS, SCHUBERT, ZANUSSI, SCOTT

NOES : COUNCII, MEMBERS: NONE

ABSENT : COUNCIL MEMBERS: BLAND /45&:éik4/
AYOR 4

ATTEST:

25 e o
CITY CYERK

a:502-0823.89
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RESOLUTION NO,

g -
. 89—378’

RESOLUTION OF APPROVAL FINDING RESIDENTIAL AREAS SPECIFIC PLAN
AMENDMENT 9-89-GPA TO BE CONSISTENT WITH THE MASTER ENVIRONMENTAL
IMPACT REPORT FOR THE RESIDENTIAL AREAS SPECIFIC PLAN

WHEREAS, The City of Tracy City Council approved the Master
Environmental Impact Report (MEIR) for the Residential Areas Specific
Plan (RASP) on June 2, 1987, and

WHEREAS, The properties effected by Application 9-89-GPA are
contained within the RASP, and

WHEREAS, The City of Tracy Planning Commission held a Public
Hearing on May 24, 1989, to consider Application 9-89-GPA, and

WHEREAS, The City of Tracy Planning Commission did find and
recommend to the City Council that said Residential Areas Specific
Plan Amendment described by Application 9-89-GPA is consistent with
the Master Environmental Impact Report (MEIR) of the Residential Areas
Specific Plan (RASP), and ‘

WHEREAS, The City of Tracy City Council held a Public Hearing on
September 12, 1989, to consider amendments proposed by Application 9-
89-GPA, and

WHEREAS, The City of Tracy City Council finds the proposal to
relocate the drainage channel from the west side of MacArthur Drive to
the east side of MacArthur Drive, and the culvert said channel from
south of the railroad spur line intersecting MacArthur Drive south of
the power lines consistent wit the MEIR and RASP, and

WHEREAS, The City of Tracy City Council finds the proposal to
align the proposed bikeway along Third Street and cross MacArthur
Drive at the intersection of Mt. Diablo and MacArthur Drive consistent
with the MEIR and RASP, and

WHEREAS, Said amendment will not adversely impact the health,
safety, and general welfare of the City of Tracy;

NOW, THEREFORE, BE IT RESOLVED That the City Council of the City
of Tracy does hereby find the Residential Areas Specific Plan
Amendment to relocate the drainage channel/bikeway, as described by
the staff report, to be consistent with the Master Environmental
Impact Report for the Residential Areas Specific Plan, and therefore,
no further environmental analysis is necessary at this time.

* % Kk % Xk K ok %k ok %k Kk k *k X Kk ok *k K
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The foregoing Resolution No.89-378 was passed and adopted by the
City Council of the City of Tracy on the 12th day ofSeptember, 1989,
by the following vote:

AYES: COUNCIL MEMBERS: MORELOS, SCHUBERT, ZANUSSI, SCOTT
NOES: COUNCIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: BLAND
MAYOR
ATTEST

CITY (?/E'R% /lﬂ@”’( -

A:s07-0809.89
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. RESOLUTION NO. 90-138 . | |

AMENDING THE GENERAL PLAN AND RESIDENTIAL AREAS SPECIFIC PLAN FROM
HIGH DENSITY RESIDENTIAL TO LOW DENSITY RESIDENTIAL
FOR PROPERTY LOCATED ON THE NORTH SIDE OF CYPRESS DRIVE,
WEST OF FAWN GLEN DRIVE; ASSESSOR PARCEL NUMBER 231-690-47;
THE APPLICANT IS ALDEN VI ASSOCIATES;
' APPLICATION NUMBER 23-89-GPA '

WHEREAS, On March 14, 1990, the City of Tracy Planning
Commission held a Public Hearing to consider Application Number
23-89-GPA, and

WHEREAS, The Planning Commission recommended approval of
Application Number 23-89-GPA to the City Council, and

WHEREAS, On April 17, 1990, the City Council held a Public
Hearing to consider Application Number 23-89-GPA, during which it
considered all information relevant to the subject application
including the reasons for the Planning Commission recommendation
contained in the staff report and minutes of March 14, 1990, and

WHEREAS, The proposed General Plan Amendment is consistent with
the proposed zoning, as required by California Government Code,
Section 65860(a), and

WHEREAS, The proposal will not be detrimental to the public
health, safety, or welfare, or inharmonious with the development of
surrounding properties;

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the
City of Tracy does hereby approve Application Number 23-89-GPA
amending the General Plan Map from High Density Residential to Low
Density Residential for a 3.67 acre parcel located on the north side
of Cypress Drive, west of Fawn Glen Drive, Assessor Parcel Number
231-690-47.

* %k k k *k *k *k *

The foregoing Resolution No. 90-138 was passed and adopted by
the City Council of the City of Tracy on the 17th day of _April ™ ,
1990, by the following vote:

AYES: COUNCIL MEMBERS: BLAND, MORELOS, ZANUSSI, SCOTT
NOES : COUNCIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: SCHUBERT , -

ATTgST: 421442%%L:

City ;d.ejz’k

AB:skd
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CD
MiscN
sd06-0716.90




" ]
? .

RESOLUTION No. 90-304

ADOPTING GENERAL PLAN AND RESIDENTIAL SPECIFIC PLAN AMENDMENTS FOR
PROPERTY LOCATED ON THE SOUTHWEST CORNER OF TRACY BOULEVARD SOUTH OF
VALPICO ROAD; ASSESSOR PARCEL NUMBERS 244-040-06 AND 08.

THE APPLICANT IS THE JONATHAN GROUP, INC.;

APPLICATION 5-90-GPA

WHEREAS, To amend the General Plan and Residential Areas
Specific Plan from High Density Residential to Medium Density
Residential on 8.09 acres located at the southwest corner of Tracy
Boulevard, south of Valpico Road; Assessor Parcel Numbers 244-040-06
and 08, and

WHEREAS, The City of Tracy Planning Commission recommended
approval of said General Plan and Residential Specific Plan Amendment
and referred the amendment to the City Council, and

WHEREAS, The City Council of the City of Tracy held a public
hearing on said amendments on July 17, 1990;

NOW, THEREFORE, BE IT RESOLVED That the City Council of the City
of Tracy does hereby adopt the General Plan and Residential Areas
Specific Plan amendments.

* k Kk k % % % * Kk Kk Kk *k % * *

The foregoing Resolution No.90-304 was fassed and adopted by
the City Council of the City of Tracy on _23rd day of July ’
1990, by the following vote:

AYES: '~ COUNCIL MEMBERS:" BLAND, MORELOS, ZANUSSI
NOES: COUNCIL MEMBERS: SCHUBERT
ABSENT: COUNCIL MEMBERS: SCOTT

PRO TEM

ATTEST:

825 o f ool
CITY CLERK/

RMC/smf

cD
s04-0703.90
5-90-GPA/R(1)




RESOLUTION NO. 30-364

ADOPTING GENERAL AND RESIDENTIAL SPECIFIC PLAN AMENDMENTS
FOR PROPERTY LOCATED ON THE SOUTH SIDE OF GRANT LINE ROAD,
WEST OF CORRAL HOLLOW ROAD AND
EAST AND WEST OF ORCHARD PARKWAY
ASSESSOR PARCEL NOS. 238-030-14, 15, 16 AND 17
THE APPLICANT IS POMBO REAL ESTATE
APPLICATION NO. 13-89-GPA

WHEREAS, The City Council of the City of Tracy adopted the
Residential Areas Specific Plan on June 2, 1987, and

v WHEREAS, The City’s Residential Areas Specific Plan
designates the subject property as Low Density Residential and
General Highway Commercial, and

WHEREAS, The Tracy Planning Commission held a public hearing
on March 28, 1990, to consider said application, and

WHEREAS, The City of Tracy Planning Commission did recommend
that the City Council approve Application No. 13-89-GPA, and

WHEREAS, The City Council has considered the Planning
Commission recommendation that the proposal will protect and
enhance the public health, safety, and welfare of the City of
Tracy and be consistent with the City of Tracy General Plan, and

WHEREAS, The proposal is consistent with the City’s General
Plan and land use designations for adjacent properties, and

NOW, THEREFORE, BE IT RESOLVED That the City Council of the
City of Tracy does hereby find that the proposal will not be
detrimental to the public health, safety, or welfare, or be
inharmonious with the development of surrounding properties, and

BE IT FURTHER RESOLVED, That the City Council does hereby
amend the General Plan, changing and adjusting the General
Highway Commercial and Low Density Residential for the property
located at the southwest corner of Grant Line Road and Corral
Hollow Road, Assessor Parcel Nos. 238-030-14, 15, 16 and 17.

* k * k *k Kk Kk *
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The foregoing Resolution No. 90-364 was passed and adopted
by the City Council of Tracy on the 4th day of September ,
1990, by the following vote:

AYES: COUNCIL MEMBERS: BLAND, SCHUBERT, MORELOS
NOES: COUNCIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: ZANUSSI,

ATTEST:

Ck ﬁw

CITY CL U
BC/smf W

s03-0324.93/M4




‘Exhibit "E"
RESOLUTION NO. 90-366

AMENDING THE GENERAL PLAN MAP AND RESIDENTIAL SPECIFIC PLAN
."OF THE CITY OF TRACY BY REDESIGNATING A PROPERTY LOCATED
AT THE SOUTHWEST CORNER OF TRACY BOULEVARD AND CENTRAL AVENUE,
A PORTION OF ASSESSOR PARCEL NUMBER 242-040-11, MEDIUM DENSITY
RESIDENTIAL, AND AN AMENDMENT TO THE GENERAL PLAN MAP
AND INDUSTRIAL AREAS SPECIFIC PLAN REDESIGNATING A PROPERTY AT THE
NORTHEAST CORNER OF TRACY BOULEVARD AND VALPICO ROAD, A PORTION OF
ASSESSOR PARCEL NUMBER 246-130-01 AS PUBLIC FACILITY.
THE APPLICANT IS THE CITY OF TRACY;
APPLICATION NUMBER 9-90-GPA. .

" WHEREAS, The City of Tracy Planning Commission held a public
hearing on a certain amendment to the City of Tracy General Plan Map
per General Plan Amendment Number 9-90-GPA, and

WHEREAS, The City of Tracy Planning Commission did find said
amendment consistent with the General Plan, and

WHEREAS, The City Council of the City of Tracy held a public
hearing on September 4, 1990, on said amendment, and

WHEREAS, The City Council of the City of Tracy approved a
Negative Declaration for said amendment, and

NOW, THEREFORE, BE IT RESOLVED That the City Council of the City
of Tracy does hereby approve General Plan Amendment 9-90-GPA as
described by Exhibit "C", attached.

* *k % %k * *k *k k k *k * *k * *k *

The foregoing Resolution No. 90-366 was passed and adopted by
the City Council of the City of Tracy on the 4th day of September,
1990, by the following vote: ’

AYES: COUNCIL MEMBERS: BLAND, SCHUBERT, MORELOS

NOES: COUNCIL MEMBERS: NONE

ABSENT: COUNCIL MEMBERS: ZANUSSI, SCOTT,,<f//’fWH
><</2225jz;£&z,. z><ff?i:LECTES‘“‘“‘
{ ~MAYOR v “

ATTEST: w

- ) ¢
123;4%&'92fzzgi%m¢

CITY CLERK

CJA/smf

CD

513-0827.90

9-90-GPA(1)
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Staff report

DISTRIBUTION:

CM Read
CD Read

Dept. Read
Project File A Bogust 22, 1330

NEW BUSINESS NO: 2-E

APPLICANT:

City of Tracy

APPLICATION .NO: 9-90~-GPA

I‘

II.

INTRODUCTION

A.

Request

The City, at the request of the Fire Chief proposes to
amend the General Plan, moving the designated site for
Firehouse Three from the intersection of Tracy Boulevard
and Central Avenue to Tracy Boulevard and Valpico Road,
and change the existing site to Medium Density
Residential.

Project Location

The present General Plan site for the fire station is at
the southwest corner of Tracy Boulevard and Central
Avenue. The new site would be at the northeast corner of
Tracy Boulevard and Valpico Road.

Applicant Owner
City of Tracy - Murphy Martin Trustee .
325 East Tenth Street 39111 Paseo Padre Park Ste. 310

Tracy, CA 95376 | Fremont, CA 94538

REQUIRED FINDINGS

1.

-Tracy Municipal Code.

The proposal is consistent with the General Plan and the

«

The proposal is not detrimental to the public health,
safety, or welfare.
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III. GENERAL INFORMATION

A.

Site:
North:
South:
East:

West:

General Plan and Zoning

The existing land use, General Plan designation, and
zoning on the subject property and adjacent properties are
as follows:

General Plan Zoning Land Use
Limited Industrial M-1 Agriculture
Limited Industrial M-1 Agriculture
General Industrial M-1 Industrial
Limited Industrial M-1 Agriculture
Low Density Low Density Single-Family
Residential Residential Homes

Applicable Zoning Policies

Article 20. Light Industrial Zone (M-1) including
permitted uses, building site area, lot area, and yard
areas.

Article 34. Permits: Licenses: Enforcement, especially
Sections 10-2.3403 through 10-2.3418 regarding Conditional
Use Permits.

Related Actions

On June 2, 1987, the City Council adopted the Residential
Areas Specific Plan which designated the site on the south
side of Tracy Boulevard at Central Avenue as Fire Station.

On June 21, 1988, the City Council adopted the Industrial
Areas Specific Plan designating the site at the northeast
corner of Tracy Boulevard and Valpico Road as Light
Industrial.

Project Description

At the request of the Fire Chief for the City of Tracy,
the City is applying to amend the General Plan and
Residential Specific Plan designation of a lot on the west
side of Tracy Boulevard at the intersection of Tracy
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Iv.

Boulevard and Central Avenue from Fire Station to Medium
Density Residential, the Fire Chief has also requested
that a site at the northeast corner of the intersection of
Tracy Boulevard and Valpico Road have its General Plan
designation and Industrial Specific Plan designation
amended from Light Industrial to Fire Station so that a
fire station may be located there in the near future. A
Conditional Use Permit will be required to locate the fire
station on industrially zoned property.

The request to change locations was made because of
alterations made to the routes of Central Avenue and
Sycamore Parkway. The change in routes of Central Avenue
and Sycamore Parkway may slow emergency response time and
the Fire Chief states that the location at Tracy Boulevard
and Valpico Road will improve emergency response time.

Currently Fire House Three is located in a converted house
east of Tracy Boulevard from the site which is currently
designated as a fire house site in the General Plan. At
the time of the opening of the new fire house, this site
will be converted to residential use which is consistent
with its General Plan designation and Residential Specific
Plan designation.

E. CEQA Status

In accordance with CEQA Guidelines, an Initial Study has
been conducted to assess the significant environmental
effects of the project. Based on the Initial Study, there
is not substantial evidence that the project will have a
significant effect on the environment. A Negative
Declaration is proposed for the project.

ANALYSIS

At the time the Residential Areas Specific Plan was adopted,
Central Avenue was proposed to go past Tracy Boulevard and end
at Sycamore Parkway, since then however, the route of Sycamore
Parkway has been changed and it now ends on the east side of
Sycamore Parkway. The Fire Chief states that this new route is
not as well suited to responding to emergencies, and therefore
has requested the new site be located at the northeast corner
of Tracy Boulevard and Valpico Road. This new site, because of
its proximity to the intersection of Tracy Boulevard and
Valpico Road as well as new and future development, will allow
easier access and quicker response times for the Fire
Department.
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RECOMMENDATION

Staff recommends that based on the following findings, the
Planning Commission recommend to the City Council:

1. Approval of a Negative Declaration based on the finding
that there is not substantial evidence that there will not
be significant effects on the environment.

2. Approval of General Plan Amendment Number 9-90-GPA,
amending the General Plan designation of a portion of
Assessor Parcel Numbexr 242-040-11 from Firehouse to Medium
Density Residential and a portion of Assessor Parcel
Number 246-130~01 from General Industrial to Fire House.

Findings

1. The proposal is consistent with the General Plan policies
and surrounding land uses. The proposal, therefore, will
protect the health, safety, welfare, and public safety of
persons residing and working in the area.

MOTION

Move that the Planning Commission recommend to the City
Council:

1. Approval of a Negative Declaration based on the finding
that there is not substantial evidence that there will not
be significant effects on the environment.

2. Approval of General Plan Amendment Number 9-90-GPA
amending the General Plan designation of a portion of
Assessor Parcel Number 242-040-11 from Firehouse to Medium
Density Residential and a portion of Assessor Parcel
Number 246-130-01 from General Industrial to Fire House.

ATTACHMENTS

1. Exhibit A - General Plan/Vicinity Map

2. Exhibit B - Present Location of Fire Station Designation
3. Exhibit C - Location Requested for New Fire Station

4. Exhibit D - Negative Declaration

5. Exhibit E - Initial Study

d

0816.90
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INITIAL STUDY

Date

July 10, 1990

File: 9-90-GPA

Lead Agency: City of Tracy

‘Project Title: Fire House Three Relocation and General Plan Amendment

California Environmental Qualityv Act (CEQA) Regquirements

In order to comply with the requirements of CEQA, this report has been
divided into eighteen major sections. Each section is composed of
three sub-sections. The purpose of a major section is to identify an
environmental attribute or process which could be affected by the
proposed development. The purpose of the subsections are to identify
the current environmental setting of that section, delineate possible
impacts within that section by use of a checklist, and lastly to
provide an explanation of the check list responses will include, where
possible, ways to mitigate the potential impact identified. 1In certain
cases, the evaluation of the check list items may not be able to
include methods to reduce possible impacts. These unmitigated
consequences, if any, will form a basis of a Focused Environmental
Impact Report, pursuant to Section 15063 (c) (3) (A) of CEQA.

Project Description

At the request of the Fire Chief for the City of Tracy the city is
applying to amend the General Plan and Residential Specific Plan
designation of a lot on the west side of Tracy Boulevard at the
intersection of Tracy Boulevard and Central Avenue from Fire Station to
‘Medium Density Residential, the Fire Chief has also requested that a
site at the northeast corner of the intersection of Tracy Boulevard and
Valpico Road have its General Plan designation and Industrial Specific
Plan designation amended from Light Industrial to Fire Station so that
a fire station may be located there in the near future. A conditional
use permit will be required to locate the Fire Station on industrially
zoned property.

The request to change locations was made because of changes made to the
routes of Central Avenue and Sycamore Parkway. The change in routes of
Central Avenue and Sycamore Parkway may slow emergency response time
and the Fire Chief feels that the location at Tracy Boulevard and
Valpico Road will improve emergency response time.

Currently Fire House Three is located in a converted house across Tracy
Boulevard from the site which is currently designated as a fire house
site in the General Plan. At the time of the opening of the new fire
house, this site will be converted to residential use which is
consistent with its General Plan designation and Residential Specific
Plan designation, therefore, this aspect of the project is exempt from
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CEQA pursuant to Section 15182 as a Residential Project Pursuant to a
Spec1f1c Plan.

The site currently designated as a fire house location will be
redesignated as Medium Density Residential and should be developed
accordingly, however at the time of this Initial Study no application
for its development has been submitted therefore evaluation of physical
impacts caused by development of this site are not addressed at this
time. XLand use issues can be evaluated at this time however, and when
appropriate this site will be addressed specifically in the text.

The site to be redesignated to fire house is currently a peach tree
orchard and development of the fire house is imminent, therefore this
site and the development of the fire house will be the main focus of
this initial study and all impacts, discussions and mltlgatlon measures
will apply to this site unless otherwise stated.

Proiject Location

The present General Plan site for the fire station is at the west edge
of Tracy Boulevard at the intersection of Tracy Boulevard and Central
Avenue, the new site would be at the northeast corner of the Tracy
Boulevard and Valpico Road.

I. GEOLOGY/EARTH

A, Description

1. Geology & Soils

Tracy lies in the upland valley portion of the central
valley geomorphic province. From the edge of the Delta,
the upland valley rises gradually in elevation toward
the west and the southwest. -Most of the area lies at
elevations between sea level and 100 feet (30 meters)
above sea level.

The upland valley, flat and featureless in most places,
is broken by the bottomlands of the major rivers and the
smaller streams. It has been extensively leveled and
graded in the course of cultivation and urban
development.

2. Seismic Activity

Faults which have historically been the source of
earthquakes felt in Tracy include the San Andreas,
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B.

.\ ‘

9-90-GPA

Calaveras, Hayward, Midland, Green Valley, and Tracy-
Stockton.

The Tracy area, itself, has a low to moderate seismic
history. In the past it has been subject mainly to
ground motions from several earthquakes at moderate to
great distance, perhaps up to more than 100 miles. None
of these earthquakes had a magnitude greater than 3.9 on
the Richter Scale within Tracy.

Subsurface data indicates that no appreciable movement
has occurred on the Tracy-Stockton Fault for five
million years or more. However, inconclusive evidence
of activity was found at the eastern edge of the fault
in 1881 and 1940. Therefore, it is not certain whether
this is an active fault and experts indicate the
possibility of a 5.0 magnitude earthquake along this
fault.

Soil

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

Prime soils within the Tracy Sphere of Influence are
generally located southeast of the City.

Environmental Impacts

Will the proposal result in: Yes Maybe No

1.

Unstable earth conditions
or in changes in geologic
substructures? X

Disruptions, displacements,
compaction, or overcovering
of the soil? : X

Change in topography or
ground surface relief
features? , X
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The destruction, covering or
modification of any unique
geologic or physical features? X

Any increase in wind or water
erosion of soils, either on or
off the site? X

Changes in deposition or

erosion of beach sands, or

changes in sedimentation,

deposition or erosion which

may modify the channel of a

river or stream or the bed of

the ocean or any bay, inlet or

lake? X

Exposure of people or property

to geologic hazards such as

earthquakes, landslides, mud-

slides, ground failure, or

similar hazards? X

Discussion of Evaluation

l.

2.

The site currently contains a peach tree orchard and
therefore has already been graded.

The construction of a fire station at the new site will
result in the covering and compaction of soil.

The topography of the site is flat and will remain so
after construction of the fire house.

The site does not have any unique geologic or physical
features.

The project has the potential to increase water and wind
erosion on and off site.

There are no bodies of water on or near the site which
might be effected by the project.

The project presents no potential to expose people to
geologic hazards.
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D.

II. AIR
A.

Mitigation
1. No mitigation necessary.

2. Grading and drainage designed to meet the City of Tracy
public works standards will reduce the effects of
overcovering and compaction to a level of
insignificance.

3-4. No mitigation necessary.
5. See mitigation measure number two.

6-7. No mitigation necessary.

Description

Climate may be the single most important factor influencing
smog concentrations in the San Joaquin Valley air basin.
Violations of smog standards in the basin have historically
occurred between April and October, with the worst violations
occurring when the temperatures approached or exceeded 100
degrees Fahrenheit.

Tracy is located approximately in the middle of the
Sacramento/San Joaquin Valley, which is about 500 miles long
and 100 miles wide. The trough-like confiquration of the
valley forms an ideal trap for pollutants. Mountain ranges
surrounding the valley restricts the horizontal airflow and
often present temperature inversion, which prevent the air
from rising vertically above the height of the mountains.
Despite the northwesterly prevailing winds, the areas
geographical features in effect form a bowl and the
inversions act as a lid on the bowl, preventing the escape of
pollutants that enter the valley’s atmosphere. As the level
of the inversion lowers, the pollutants are trapped in
smaller volume of air, increasing their concentration (Tracy
General Plan, 1982).

San Joaquin County has been identified by the California Air
Resources Board and the U.S. Environmental Protection Agency
as an area with an air pollution problem, and is designated
as being within the San Joaquin-Stanislaus County Air Quality
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Maintenance Area (AQMA) established in an effort to meet the
National Ambient Air Quality Standards (NAAQS).
B. Environmental Impacts
Will the proposal result in: Yes Maybe No
1. Substantial air emissions or
deterioration of ambient air
quality? X
2. The creation of objectionable
odors? X
3. Alteration of air movement,
moisture, or temperature, or
any change in climate, either
locally or regionally? X
C. Discussion of Evaluation
1-3. The fire house does not have the potential to create
strong or objectionable odors.
D. Mitigation
1-3. No mitigation necessary.
III. WATER
A. Description

The City of Tracy has as its primary source of water the
Delta Mendota Canal, running south and west of the City.
Tracy’s present entitlement will provide for 10,000 acre-feet
of water.

Present surface water supplies are of good to acceptable

quality and can be adequately treated by the Water Treatment
Plant.

The existing City of Tracy surface drainage systems is non-
existent or piece meals in the Specific Plan areas. Until
1978, only the older portions of the City had a continuous
storm drainage system. With new development in the southern
areas, a temporary system of detention basins was built.
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Since 1987, the City has been working toward implementing a
Master Storm Drainage Plan.

The ground water basin is quite extensive and has in the past
met the City’s needs. This water has been of marginal
quality, leading the City to construct the existing Water
Treatment Plant and to draw high quality water from the Delta
Mendota Canal. The six existing wells, primarily located in
the older portions of the demand periods during the summer
months in 1984 provided less than 20 percent of the annual
water demand, and their use was concentrated during the
summer months.

Environmental Impacts

Will the proposal result in:

r:
D
n
F
v
g
®
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o

1. Changes in currents, or the
course of direction of water
movements, in either marine
or fresh water? X

2. Changes in absorption rates,
drainage patterns, or the
rate and amount of surface
runoff? X

3. Alterations to the course or
flow of flood waters? X

4. Change in the amount of
surface water in any water
body? X

5. Discharge into surface waters,
or in any alteration of
surface water quality,
including but not limited to
temperature, dissolved oxygen
or turbidity? X

6. Alteration of the direction or
rate of flow of ground waters X
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Change in the quantity of

ground waters, either through

direct additions or with-

drawals, or through

interception of an aquifer by

cuts or excavations? X

Substantial reduction in the

amount of water otherwise

available for public water

supplies? X

Exposure of people or property
to water related hazards such
as flooding or title waves? X

C. Discussion of Evaluation

l.

The project is not located near any fresh or marine
bodies of water.

Completion of the fire house will result in the coverage
of soil with impermeable materials that will result in
changes in absorption rates on site.

The project will not change the course or flow of flood
waters.

The project is not located near any bodies of water and
therefore will not change the amount of water in any
surface body of water.

The project is not located near any surface bodies of
water and therefore will not effect the quality of such.

The project has no subterranean components and will
therefore not alter the flow or direction of any ground
water.

The project will neither draw nor contribute a
substantial amount of water to any bodies of ground
water.

The project will not require substantial amounts of
water in normal operations.
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9. The project does not have the potential to expose people
or property to water related hazards such as flooding or
title waves.

Mitigation

1. No mitigation necessary.

2. Grading and drainage designed to meet the City of Tracy
public works standards will reduce the effects of
changes in absorption rates and runoff to a level of
insignificance.

3-9. No mitigation necessary.

IV. PLANT/ANIMAL LIFE

A.

Description

The site currently is used to grow peaches, most naturally
occurring plant life has already been removed from the site.
Animal life is limited to those species that forage on
agricultural lands.

Environmental Impacts
Will the proposed result in: Yes Maybe No

1. Change in the diversity of
species, or number of any
species of plants
(including trees, shrubs,
grass, crops, and aquatic plants)? X

2. Reduction of the numbers of
any unique, rare or
endangered species of plants? - X

3. Introduction of new species
of plants into an area, or
in a barrier to the normal
replenishment of existing
species? X
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Reduction in acreage of any
agricultural crop? , X

Change in the diversity of

species, or numbers of any

species of animals (birds,

land animals including

reptiles, fish and shellfish,

benthic organisms or insects? X

Reduction of the numbers of
any unique, rare or endangered 4
species of animals? ‘ X

Introduction of new species

of animals into an area, or

result in a barrier to the

migration or movement of

animals? X

Deterioration to existing
fish or wildlife habitat? X

Discussion of Evaluation

1.

The project will result in the removal of the peach
orchard, however as this is a relatively small oxrchard
of domesticated and common trees and is not essential
for food, removal of the orchard is not significant.

The site contains no rare, unique or endangered species.

~ Site landscaping will introduce new species of plants to

the site, however careful selection of plant materials
will prevent any significant negative impacts.

The project will reduce the number of peach trees,
however this is a small site and the impact will be
insignificant.

The project will not alter the diversity of species or
number of species of animals.

The site contains no rare, unique or endangered species
of animals.
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7. The project will not introduce any new species of
animals or produce a barrier to the replenishment of any
existing species.

8. The project will reduce the foraging habitat of some
animals however the abundance.of adjacent vacant and
agricultural land will be able to sustain those animals
displaced by development therefore development will not
have a significant effect.

D. Mitigation-
1-8 No mitigation necessary.
V. NOISE
A Description

Noise levels within the City of Tracy on the major street
network were measured in 1981 and reported in the General
Plan. The data showed that on residential streets, the noise
levels are conditionally acceptable for residential use.
Noise levels along commercial streets were higher, but
generally acceptable.

Trains are also noise producers within Tracy. The two
Southern Pacific Railroad lines which cross the City together
average 1l trains per day (Tracy General Plan). The rail
spur which extends to the Owens-Broakway Plant southwest of
the City is used infreguently. A Western Pacific Railroad
line runs southeast of Tracy.

Environmental Impacts

Will the proposal result in: Yes Maybe No
1. Increases in existing
noise level? X

2. Exposure of people to
severe noise levels? X
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C. Discussion of Evaluation

1. Fire stations by necessity will occasionally create a
high level of noise from sirens.

2. Although sirens will occasionally be sounded, the noise
they produce would neither be frequent nor severe.

D. Mitigation
1-3. Sirens are necessary for the public safety and
mitigating their effects would present a greater harm
than the sirens.
VI. LIGHT AND GLARE

A. Description

Currently the site has some farm buildings on it which
produce little if any light and the design of surrounding
uses prevents light intrusion onto the site.

B. Environmental Impacts
Yes Maybe No
1. Will the proposal
' produce new light -
or glare? X
C. Discussion of Evaluation
1. Exterior lighting and light shining through windows will
produce new light and glare.
D. Mitigation
1. Directing lighting into the site and away from adjacent

properties will reduce the impact of new light to a
level of insignificance.
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VII. LAND USE

A.

Description

The City, of Tracy is characterized by established single-
family neighborhoods crossed by tree lined streets. While
some of the recent subdivisions do not have the extensive
landscaping which makes the older neighborhoods so
attractive, the City has reinforced their policies and
currently require street trees in new subdivisions. Several
of the newest areas are lined with concrete walls which form

‘barriers to the adjacent communities.

The central downtown district is composed of one and two-
story buildings which contain local serving retail
businesses. Eleventh Street is also a growing highway
serving commercial strip, and it has a number of new shopping
centers and fast food restaurants. At the intersection of
Tracy Boulevard and Grant Line Road, a complex of highway
serving restaurants and community oriented retail stores,
including K-Mart, makes another community focal point.

The southern portion of the city is characterized by new
residential development especially to the west of Tracy
Boulevard. East of Tracy Boulevard in the Valpico Road area
the land is zoned M1 however much of the land is still
undeveloped and rural in nature, this is the area that the
Fire Department is seeking to locate Fire house Three.
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Environmental Impacts

Will the proposal result in: Yes Mavybe No
1. A substantial alteration
of the present or planned X
land use of an area?
Discussion of Evaluation
1. Fire houses are necessary in all developed areas and

place an insignificant burden or imposition on
surrounding uses.

NATURAL RESOURCES

A,

Description

Sand and gravel are the primary extractive natural resources
in the Tracy planning area. Four gravel removal operations
are located in the Tracy General Plan area, all of them south
of Linne Road. Two are on sites near MacArthur Drive, one is
west of Tracy Boulevard, and one between Tracy Boulevard and
MacArthur Drive. The operations produce sand and gravel from
alluvial fan deposits. Fan Deposits of sand and gravel occur
with varying proportion of silt and clay, and require and
require extensive processing, including washing, screening
and crushing. Declining availability of sand and gravel
resources contributes to increasing building costs.

Because of limited supplies of and prohibitive transportation
costs, deposits close top expanding development areas must be
utilized to the fullest extent possible as suggested by the
Tracy General Plan. The State Division of mines and has
designated lands in the south area of Tracy, which are in the
existing City sphere of influence as areas of regional
significance for sand and gravel mining.

Environmental Impacts
Will the proposal result in: Yes Maybe No
1. Increase in the rate

of use of any natural
resources? : X
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2. Substantial depletion
of any natural resources? X

Discussion of Evaluation

1. The project is not expected to increase the rate of use
of any natural resources.

2. The project is not expected to create a substantial
depletion of any natural resources.

Mitigation

1-2. No mitigation necessary.

IX. RISK OF UPSET

A,

Description

The project will not result in an increase in the role of use
of any natural resources. As no explosive radioactive or
otherwise hazardous materials are a part of this project,
there will be no risk of explosion or release of hazardous
substances.

Environmental Impacts
Will the proposal involve: Yes Maybe No

1. A risk of an explosion
or the release of
hazardous substances
(Including, but
not limited to, o0il,
pesticides, chemicals
or radiation) in the
event of an accident
or upset conditions? X

2. Possible interference
with an emergency response
plan or an emergency
evacuation plan? X
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c. Discussion of Evaluation

1. The fire station will not pose a risk of explosion or
release of hazardous materials.

2. The intention of moving the fire station is to improve
emergency response time.

D. Mitigation
1-2. No mitigation necessary.

X. HOUSING/POPULATION

A. Description

The City of Tracy has grown steadily since 1960, experiencing
a surge of growth as the country pulled out of its economic
recession in the mid-1980‘s. From 1980 to 1987, the
estimated annual growth rate was approximately 5.75 percent.
The State Department of Finance, Population Research,
estimated the population of Tracy was 32,701 on January 1,
1990.

According to the 1980 Census, people of Spanish origin make
up 26.5 percent of the population of Tracy, compared with
19.2 percent of the state population. Minority racial groups
comprise 19 percent of the 1980 population total for Tracy
and account for 23 percent of the statewide population. Both
average household size and family size are larger in Tracy
than in California as a whole. The average household in
Tracy include 2.77 persons against the state’s 2.78 person
average; and the average family in Tracy in 1980 was 3.27
persons compared with the state average of 3.4 persons.

B. Environmental Impacts
Will the proposal involve: Yes Maybe ‘No

1. Will the proposal alter
the location, distribution
density, or growth rate of
the human population of an
area? X
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2. Will the proposal affect
existing housing, or create
a demand for additional
housing? X

Discussion of Evaluation

1. The project is not anticipated to alter location,
distribution or density of the human population of the
area as the employees who will be working in the Fire
House are already working in the area.

2. The project is not expected to affect or create an
additional demand for housing as all employees are
already employed by the Fire Department and will not
need to relocate to the area.

Mitigation

1-2. No mitigation is necessary.

CI. TRANSPORTATION/CIRCULATION

A.

Description

The project site is located at the intersection of Tracy
Boulevard and Valpico Road, this intersection ‘had a monthly
traffic volume of 5,580 trips as of February 1988.

Environmental Impacts

Will the proposal result in: Yes Maybe No
1. Generation of substantial

additional vehicular

movement? X
2. Effects on existing parking

facilities, or demand for

new parking? X
3. Substantial impact upon

existing transportation
systems? X
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Alterations to present

patterns of circulation or

movement of people and/or

goods? X

Alterations to waterborne,
rail or air traffic? X

Increase in traffic hazards
to motor vehicles,
bicyclists or pedestrians? X

C. Discussion of Evaluation

l.

The project is not anticipated to generate substantial
vehicular movement due to the small staff required by
fire house three.

The project will create a demand for new parking
facilities.

The project is not anticipated to create a substantial
impact on existing transportation systems due to the
limited number of employees on a given shift at the fire
house.

The project is not anticipated to alter present patterns

of circulation or movements of people and or goods.
There is no waterborne, rail or air traffic in the
immediate vicinity to be impacted.

The project is not anticipated to result in an increase
in traffic hazards to motor vehicles, bicyclists, or
pedestrians.

Mitigation
No mitigation is necessary.

New parking will be provided at the fire house reducing
the demand for new parking to a level of insignificance.

3-6. No mitigation is necessary.
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XII. PUBLIC SERVICES

A.

Description

The City of Tracy Police facility was occupied in 1979 and is
located within the City Hall complex at 400 East Tenth
Street. Originally built to provide space for 39 employees,
the current full-time staff of 45 and reserve and volunteer
staff of 35, has filled the facility to capacity. The
building includes a jail which sleeps six prisoners, and it
was built to federal correctional facility standards.

The City of Tracy Fire Department currently conducts
operations out of three fire stations: Station One is
located at Ninth Street and Central Avenue; Station Two is
located at Parker Avenue and Grant Line Road; Station Three
is temporarily located at Tracy Boulevard and West Central
Avenue. It is an interim facility to be in use until a
permanent facility is built at the intersection of Tracy
Boulevard and Valpico Road.

The Fire Department operation consists of three 24 hour
shifts. The Tracy Fire Department is service oriented and
responds to all fire, first aid, and rescue incidents, as
well as citizen service calls.

Solid Waste collection within the City of Tracy is presently
handled by the Tracy-Delta Disposal Service of Tracy. Their
operation is comprised of 12 trucks and 19 staff in the field
plus a small office staff with billing and payment collection
handled by the City of Tracy.
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Environmental Impacts

Will the proposal have an effect upon, or result in a need
for new or altered governmental sexrvices in any of the
following areas:

Yes Maybe No

1. Fire protection? X

2. Police protection? X

3. Schools? X

4. Parks or other
recreational facilities? X

5. Maintenance of public
facilities, including
roads? X

6. Other governmental
services? X

Discussion of Evaluation

1. The fire station will not require additional fire
protection.

2. The fire station will be occupied at all times and
therefore will not require any additional police
protection.

3. The limited number of employees and hence children will

not increase the burden on local schools.

4. The project is not anticipated to the burden on parks or
other recreational facilities.

5. The project is not anticipated to increase the burden of
maintenance of public facilities or roads.

6. The project is not anticipated to create a burden for
other government agencies
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Mitigation

1-6. No mitigation is necessary.

XIII. ENERGY

A.

D.

Description
The subject site is currently used for agriculture. There

will be an increase in current energy usage, however it will
be minimal and will not effect energy supplies.

Environmental Impacts

Will the proposal result in: Yes Maybe No
1. Use of substantial amounts

of fuel or energy? X
2. Substantial increase in

demand upon existing sources

of energy, or require the

development of new sources

of enerqgy? X

Discussion of Evaluation

1-2. The fire station will, except in cases of emergency
function much like a single family residence and
therefore will user substantial amounts of energy nor
create a substantial demand on existing sources of
enerqgy. ’

Mitigation

1-2. No mitigation is necessary.

XIV. UTILITIES

A.

Description

The City of Tracy maintains their own municipal water system
and treatment works. The City's water supply comes from
local wells and an entitlement for the Delta Mendota Canal of
10,000 acre feet annually.
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Currently the City has six wells that are operational, three
wells under construction, and four abandoned wells.

The existing wastewater collection system consists of both
gravity flow system and a pumped flow system. The sewer
plant is located in the northeast quadrant of Tracy, fronting
Holly Drive and Arbor Avenue. Existing capacity of the plant
is 10.0 million gallons per day.

Pacific Gas and Electric presently serves the entire City of
Tracy including the Specific Plan areas. There is a set of
electric transmission towers owned by Pacific Gas and
Electric, which runs across the City parallel to the railroad
in a southwesterly direction.

Gas is presently served to the densely developed portions of

/ the City by Pacific Gas and Electric. Extension of gas
services is reality available and will be provided undexr the
normal State Public Utilities Commission Regulations.

Telephone services to the entire area is by Pacific Bell-
Headquartered in Stockton.

B. Environmental Impacts

Will the proposal result in a need for new systems, or
substantial alterations to the following utilities:

Yes Maybe No
1. Power or natural gas? X
2. Communication systems? X
3. Water? X
4. Sewer? X
5. Storm water drainage? X
6. Solid waste and disposal? X
7. Recreational opportunities? X
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Discussion of Evaluation

1-7. As noted previously a fire station functions much as a
single family residence and therefore will not require
new utilities or require substantial alterations to
those already in place.

Mitigation

1-7. No mitigation is necessary.

XV. HUMAN HEALTH

AC

Description

There are no known health hazards at the site. Under normal
conditions, the project itself poses no threat to human
health, and does in fact enhance human health and safety for
the area it serves.

Environmental Impacts

Will the proposal result in: Yes Maybe No

1. Creation of any health
hazard or potential health
hazard (excluding mental

health)? X
2. Exposure of people to
potential health hazards? X

Discussion of Evaluation

1. The project will not have the potential to create any
health hazard or potential health hazard.

2. The project will not expose people to any potential
health hazards.

Mitigation

1-2. No mitigation is necessary.
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XVI. AESTHETICS

A.

XVII.

A.

Description
The site and surrounding areas are flat and provide no scenic

vistas nor does the site or any surrounding site provide any
visually offensive views. ’

Environmental Impacts

Will the‘proposallresult ins
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1. The obstruction of any
scenic vista or view open
to the public, or will
the proposal result in the
creation of any
aesthetically offensive
site open to public view? X

Discussion of Evaluation

1. The site is not located near any scenic vistas or views,
nor will it create any aesthetically offensive site open
to public view.

Mitigation

1. No mitigation is necessary.

CULTURAL RESOURCES

Description

According to the General Plan there are no historically or
culturally significant sites on the project sites.
Additionally, the project site has been well disturbed from
agricultural planting and grading and it is unlikely that any
site not previously known of still remains.
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Envircnmental Review

Will the proposal result in:
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1. Alteration of or the
destruction of a prehistoric
or historic archaeological -
site? X

2. Adverse physical or aesthetic
effects to a prehistoric or
historic building, structure,
or object? X

3. Does the proposal have the

potential to cause a physical

change which would affect

unique ethnic cultural

-values? X

4. Will the proposal restrict
existing religious or sacred
uses within the potential
impact area? X

Discussion of Evaluation

1. According to the City if Tracy General Plan The site
contains no prehistoric or historic archaeological
features.

2. According to the City if Tracy General Plan The site
contains no prehistoric or historic archaeological
features. ’

3. The project does not have the potential to cause a
physical change which would affect unique ethnic or
cultural values.

4. The project will not restrict any existing religious or
sacred uses within the potential impact area.

Mitigation

l1-4. No mitigation is necessary.
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

A.

Does the project have

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

Does the project have the
potential to achieve short-
term, to the disadvantage

of long-term, environmental
goals? (A short-term impact
on the environment is one
which occurs in a relatively
brief, definitive period of
time while long-term impacts
will endure well into the
future.)

Does the project have impacts
which are individually limited,
but cumulatively considerable?
(A project may impact on two
Or more separate resources
where the impact on each
resource is relatively small,
but where the effect of the
total of those impacts on the
environment is significant.)
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D. Does the project have
environmental effect which
will cause substantial adverse
effects on human beings,
either directly or indirectly? X

XX. DISCUSSION OF ENVIRONMENTAIL EVALUATION

No cumulative impacts are expected to result from development of
the project.

XXI. DETERMINATION

On the basis of the initial evaluation:

I find that the proposed project COULD NOT have significant effect
on the environment, and a NEGATIVE DECLARATION will be prepared.

I find that although the project could have a significant effect
on the environment, there will not be a significant effect in this
case because the mitigation measures described on an attached
sheet have been added to the project. A NEGATIVE DECLARATION WILL
BE PREPARED.

I find the proposed project MAY have a significant effect on the
environment, and an ENVIRONMENTAL IMPACT REPORT is required.

Date Signature
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RESOLUTION NO. 96-150

AMENDING THE URBAN MANAGEMENT PLAN
(GENERAL PLAN) AND THE RESIDENTIAL AREAS SPECIFIC PLAN
OF THE CITY OF TRACY
DESIGNATING 22.33 ACRES RESIDENTIAL LOW
LOCATED ON THE NORTHWEST CORNER OF LOWELL AVENUE

AND ORCHARD PARKWAY

THE APPLICANT IS BRIGHT DEVELOPMENT
APPLICATION 1-96-GPA

WHEREAS, The City of Tracy Planning Commission held a public
hearing on April 24, 1996 on a certain amendment to the City of Tracy
Urban Management Plan and Residential Specific Plan, and

WHEREAS, The Planning Commission did recommend denial of the Urban
Management Plan/Residential Specific Plan Amendment, and

WHEREAS, Bright Development did appeal the decision of the
Planning Commission, and

WHEREAS, The City Council of the City of Tracy held a public
hearing May 21, 1996 on said amendment, and

WHEREAS, The City Council of the City of Tracy determined that
said amendment was consistent with the Urban Management Plan and
Residential Areas Specific Plan;

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City
of Tracy does hereby approve Urban Management Plan/Residential Specific
Plan Amendment by redesigning 9.18 acres from Residential High and
13.15 acres from Residential Medium to Residential Low.

* *k Kk k Kk k k *k * k *k Kk k *k * %k %

The foregoing Resolution No. 96-150 was passed and adopted by the
City Council of the City of Tracy on the 21st day of May, 1996, by the
following vote:

AYES: COUNCIL MEMBERS: IVES, SERPA, STROUP, BILBREY

NOES: COUNCIL MEMBERS: NONE

ABSENT: COUNCIL MEMBERS: MATTHEWS
MAYOR l/

ATTEST:

Slaey, Sonutl

CITY CLERK




RESOLUTION 277061

AMENDING THE RESIDENTIAL AREAS SPECIFIC PLAN
AND GENERAL PLAN OF THE CITY OF TRACY
THE APPLICANT IS THE CITY OF TRACY
APPLICATION 4-96-GPA

WHEREAS, The City of Tracy Planning Commission held a public hearing on
amendments to the Residential Areas Specific Plan amending Chapter 3 The
Development Plan, said amendments are described in the staff report for City Council
dated February 18, 1997, and

WHEREAS, The City of Tracy Planning Commission forwarded said amendments to
the City Council recommending approval, and

WHEREAS, The City Council of the City of Tracy held a public hearing on February
18, 1997 on said amendments, and

WHEREAS, The City Council of the City of Tracy approved a Negative Declaration
for said amendments;

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy

does hereby approve amendments to the Residential Areas Specific Plan as described
in the City Council staff report dated February 18, 1997.

* k k kkkkkkhkkkkh*k

The foregoing Resolution 97-061 \as adopted by the Tracy City Council on the
18" day of February, 1997, by the following vote:

AYES: COUNCIL MEMBERS: IVES, MATTHEWS, STROUP, BILBREY
NOES: COUNCIL MEMBERS: NONE

ABSENT: COUNCIL MEMBERS: SERPA

ABSTAIN: COUNCIL MEMBERS: NONE W

Mayor U

ATTEST:

oo it

City Clerk
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RESOLUTION 277292

AMENDING THE RESIDENTIAL AREAS SPECIFIC PLAN
THE APPLICANT IS RICHARD CECCHI FOR THE POMBO FAMILY
APPLICATION 1-97-GPA

WHEREAS, The City of Tracy Planning Commission held a public hearing on an
amendment to the Residential Areas Specific Plan by redesignating .14 acres from
Residential Low to Commercial located on the northeast corner of Joseph Damon Drive
and Orchard Parkway, and

WHEREAS, The City of Tracy Planning Commission forwarded said amendment to
the City Council recommending approval, and

WHEREAS, The City Council of the City of Tracy held a public hearing on
September 2, 1997 on said amendment, and

WHEREAS, The City Council of the City of Tracy found said amendment consistent
with the Residential Areas Specific Plan;

NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of Tracy-

does hereby approve the amendment to the Residential Areas Specific Plan by -
redesignating .14 acres from Residential Low to Commercial located on the northwest
corner of Joseph Damon Drive and Orchard Parkway. . = ¢ . 210 2o o

*kkkkdkhkKhkkkhkhkkhkhkdk kK

The foregoing Resolution_97-292 was adopted by the Tracy City Council on the
2" day of September, 1997, by the following vote: - e

-AYES: COUNCIL MEMBERS: 1IVES, MATTHEWS, SERPA, 'STROUP, BILBREY

NOES: COUNCIL MEMBERS: NONE

ABSENT: COUNCIL MEMBERS: NONE
\

ABSTAIN: COUNCIL MEMBERS: NONE wmw

Mayor y

ATTEST:

L howen ymatl.

City Clerk




September 2, 1997

AGENDA ITEM

REQUEST

AMEND THE TRACY URBAN MANAGEMENT PLAN BY REDESIGNATING 10.19
ACRES FROM AGGREGATE MINERAL TO INDUSTRIAL, PREZONE THE
PROPERTY LIGHT INDUSTRIAL (M-1) AND ANNEX TO THE CITY OF TRACY

DISCUSSION

The site is designated by the General Plan as Aggregate Mineral which allows for
the extraction of sand and gravel. The site, however, may be to small for a full scale
sand and gravel operation. The mining operations in the area are moving as
deposits are depleted, to southeast San Joaquin County, primarily in the area where
Interstate 5 and 580 join. The primary reason for this movement is the urban
encroachment as Tracy grows.

The applicant is requesting that the site be designated and zoned Light Industrial
which is in keeping with surrounding land uses after mining operations are
completed and the sites have been reclaimed. The Tracy Municipal Airport which is
the abutting property is designated by the General Plan as Public but is'zoned Light
Industrial with Aggregate Mineral Overlay and Airport Overlay zone. The Plain View
Water District site will also have the Airport Overlay zone on top of the Industrial
zoning because of its proximity to the airport.

Plain View Water District will maintain their current office on the site for the
foreseeable future. The primary reason for requesting annexation at this time is to
obtain City services, i.e.: water and sewer. Water may be able to be extended from
the Water Treatment plant just north of the site. Sewer, however, will need to be
extended from Linne Road down Tracy Boulevard to the site a distance of
approximately one mile. The Plain View Water District will have to purchase
capacity for water and sewer, if available, from the City:-

Annexation

The site is currently under the jurisdiction of San Joaquin County, within the City's
Sphere of Influence. In order to utilize City services and develop the site for
industrial purposes, the property owner(s) have requested annexation to the City of
Tracy.

CEQA

An Initial Study was prepared to assess any environmental effects that the project
may cause and a Negative Declaration is proposed for adoption.
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CONDITIONS

1.

The applicant shall comply with all applicable requirements of the General Plan
and General Plan Environmental Impact Report.

2. All mitigations listed in the Initial Study/Negative Declaration for the Plain View
Water District, are hereby incorporated as conditions of approval.

3. The project when developed shall be in conformance with all applicable
standards and requirements of the City of Tracy including, but not limited to the
Tracy Municipal Code and Standard Plans.

FINDINGS

1. The proposed project, when combined with the mitigation measures listed in the
Plain View District Initial Study/Negative Declaration will not result in any
substantial adverse environmental impacts.

- 2. The proposal’s land use type and intensity is oonSIstent woth the Urban
a N Management Plan designation forlndustrlal S

3. The proposed project is consistent with the goals, policies and objectives set .:
forth in the Urban Management Plan. Approval of the project along with
conditions of approval will not be detrimental to the public health, safety or
general welfare or be inharmonious with properties in the vicinity.

4. The subject property is located within the City's Sphere of Influence.

5. The proposed project is in the publso interest because the surrounding-land use

- are industrial and the closeness of the Tracy MunICIpaI Airport.

FISCAL IMPACT

None. The proponents are funding the annexation process.

RECOMMENDATION

The Planning Commission and Staff recommend that the City Council:

1.

2.

Approve the Negative Declaration for the Plain View Water District.

Approve the General Plan amendment by redesignating 10.19 acres from
Aggregate Mineral to Industrial.

Prezone the 10.19 acres Light Industrial (M-1).
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4. Petition the San Joaquin County Local Agency Formation Commission (LAFCO)
to annex the 10.19 acre Plain View Water District area to the City of Tracy.

Prepared by Robert-Cortant, Senior Planner

L) s 7

Approved by: ‘
Qe éyfemstein, Interim Coﬁnunﬂf{Development Director

Attachment

Planning Commission staff report




RESOLUTION_ 99-127

APPROVING THE MUIRFIELD 8 GENERAL AND SPECIFIC PLAN AMENDMENTS,
TENTATIVE SUBDIVISION MAP, AND ADOPTING THE NEGATIVE DECLARATION
FOR A TEN-ACRE SITE LOCATED AT THE NORTHWEST CORNER
OF CENTRAL AVENUE AND TRACY BOULEVARD
APPLICATION NUMBERS 6-98-GPA, 5-98-SPA, AND 12-98-TSM

WHEREAS, The subject property is designated Neighborhood Shopping in the
1987 Residential Areas Specific Plan (RSP), and

WHEREAS, The Pianning Commission recommended approval of the project
after conducting a public hearing on February 10, 1999 to consider the project and the
Negative Declaration, and

WHEREAS, The City Council concluded a public hearing for the project on April
20, 1999, and

WHEREAS, The Amendment to the General Plan (Urban Management Plan)
Land Use Plan is consistent with the goals and policies of the General Plan, and

WHEREAS, The amendment to the RSP is consistent with the goals, actions and
policies of the Plan and with its purposes, standards and land use guidelines. The
redesignation of this ten-acre site from commercial to residential is consistent with the
RSP Design Guideline 4.1.2 which forms a basis for establishing commercial sites within
the plan area: easy access to convenience shopping for local residents will be
maintained due to existing, new commercially designed property in the south part of
town, and

WHEREAS, The RSP amendment will help to achieve a balanced community of
all races, age groups, income levels and ways of life. The proposed subdivision will
provide needed housing for a segment of the Tracy’s growing community, and

WHEREAS, The RSP amendment results in development of desirable character
which will be compatible with existing and proposed development in the surrounding
neighborhood. The project will be consistent with in terms of character, quality, and
scale with the existing houses of nearby neighborhoods, and

WHEREAS, The RSP Amendment contributes to a balance of land uses that will
enable local residents to work and shop within the Tracy Planning Area. The demand
for housing in Tracy is high, causing the market to support the construction of many
hundreds of houses per year. The proposed subdivision will help meet the housing
demand for residents employed locally or out of town, and

WHEREAS, The RSP amendment respects the environmental and aesthetic
assets of the community consistent with economic realities. An Initial Study/Nagative
Declaration was prepared for the project which identifies no significant environmental




City Council Resolution®mber 99-127 .
Muirfield 8

Application Numbers 6-98-GPA, 5-98-SPA and 1-99-TSM

Page 2

effects from the project. The project will meet all mitigation measures of the RSP EIR,
and

WHEREAS, The RSP amendment incorporates, where feasible, active and
passive energy conservation measures. Over one-half of the proposed lots have a
north-south orientation which allows the greatest access for solar heating and cooling,
and

WHEREAS, The proposed map is consistent with the General Plan, any
applicable specific plan, and Title 12, the Subdivision Ordinance, of the Tracy Municipal
Code. The General and Specific Plan Amendments and Rezoning applications which
are part of the project result in residential land use designations consistent with the land
use, density, and improvements proposed with the Vesting Tentative Subdivision Map,
and

WHERAS, The site is physically suitable for the type of development. The site is
virtually flat with a gentle slope from south to north. The characteristically high clay
content of Tracy’s soils may require amendments and treatment for proposed
landscaping, foundations, and other surface and utility work. The physical qualities of
the property make it suitable for residential development in accordance with City
standards, and

WHEREAS, The site is physically suitable for the proposed density of
development. The proposed residential use is consistent with the allowable land use
prescribed by the General Plan. The density is consistent with the residential
development allowed or existing adjacent to the subject property. Traffic circulation is
designed in accordance with City standards for the proposed density to ensure
adequate traffic service levels are met, and

WHEREAS, The design of the subdivision or the proposed improvements will not
cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat. An environmental impact report was certified for the RSP and a
Negative Declaration was approved for Muirfield 8 residential development. Significant
fish or wildlife or their habitat have not been identified on the site and no further
environmental documentation is required, and

WHEREAS, The design of the subdivision or the type of improvements will not
conflict with easements, acquired by the public at large, for access through or use of,
property within the proposed subdivision. The Preliminary Title Report submitted for this
project identifies no public easements associated with the property, and

WHEREAS, The project complies with all other applicable ordinances,
regulations and guidelines of the City, including but not limited to, the local floodplain
ordinance. The subject property is not located within any floodplain and the project, with
conditions, will meet all applicable City design and improvement standards;
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NOW, THEREFORE, BE IT RESOLVED, That the City Council of the City of
Tracy hereby adopt the Negative Declaration and approve the Muirfield 8 Vesting
Tentative Subdivision Map, General Plan Amendment, and Specific Plan Amendment,
Application Numbers 12-98-TSM, 6-98-GPA, and 5-98-SPA, subject to conditions
contained in Exhibits 1 and 2 to this Resolution.
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The foregoing Resolution 99-127  was adopted by the City Council on the

20th day of _April , 1999, by the following vote:
AYES: COUNCIL MEMBERS:  IVES, MATTHEWS, TOLBERT, TUCKER, BILBREY
NOES: COUNCIL MEMBERS:  NONE

ABSENT: COUNCIL MEMBERS:  NONE .

ABSTAIN:  COUNCIL MEMBERS:  NONE W
Mayor

ATTEST: .
vd - )
~ o !
OS5 W udnna %7 Lt
City Clerk

12-98-TSM CC Reso




RESOLUTION 2000-268

APPROVING AN APPEAL OF A PLANNING COMMISSION DECISION AND
THEREBY APPROVING A GENERAL PLAN AND SPECIFIC PLAN AMENDMENT
AND PRELIMINARY AND FINAL DEVELOPMENT PLAN OF A PLANNED UNIT
DEVELOPMENT.

THE APPLICANT IS RIMROCK ENTERPRISES
APPLICATION NUMBERS 51-99-00, 2-00-GPA AND 2-00-SPA.

WHEREAS, An application was submitted by Rimrock Enterprises to amend the General
Plan Land Use Designation from Residential High to Residential Low, and to amend the Tracy
Residential Areas Specific Plan Land Use Designation from High Density Residential (HDR) to
Low Density Residential (LDR) for the property located at the northwest corner of Corral Hollow
Road and Lowell Avenue, and

WHEREAS, The subject property is designated Residential High in the General Plan
(Urban Management Plan) and High Density Residential (HDR) in the 1987 Residential Areas
Specific Plan (RSP), and

WHEREAS, An Initial Study/Negative Declaration was prepared in accordance the
California Environmental Quality Act (CEQA) Guidelines for the project which identified no
significant environmental effects from the project, and

WHEREAS, On June 14, 2000 the Planning Commission held a public hearing to review
and consider the application, and on a split vote failed to pass a motion to recommend approval
to the City Council, thereby denying the project, and

WHEREAS, The applicant filed an appeal with the City Clerk on June 19, 2000, and

WHEREAS, The City Council held a public hearing to review and consider the appeal on
July 5, 2000 and determined that the findings for a Specific Plan Amendment could be made as
stated herein, and

WHEREAS, The Amendment to the General Plan (Urban Management Plan) Land Use
Plan is consistent with the goals and policies of the General Plan, and

WHEREAS, The Amendment to the Tracy Residential Areas Specific Plan is consistent
with the goals, actions and policies of the Plan and with its purposes, standards and land use
guidelines, and

WHEREAS, City Council recognizes that there is questionable safety with regard to the
existing traffic circulation in the vicinity of the subject property, and

WHEREAS, City Council recognizes that there is an inability to modify access to the site
that would otherwise improve the design of a high density development, and
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WHEREAS, The size and shape of the lot presents significant constraint to development
of a high density development, and

WHEREAS, The loss of a high density residential site, given the issues identified herein,
would not be a significant impact to the goals of the General Plan and Tracy Residential Areas
Specific Plan;

NOW, THEREFORE, BE IT RESOLVED That the City Council of the City of Tracy approves the
appeal, and thereby approves the General Plan Amendment 2-00-GPA and Specific Plan
Amendment 2-00-SPA and Planned Unit Development Preliminary and Final Development Plan
51-99-D based on findings contained herein.
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The foregoing Resolutionzooo_%swas passed and adopted by the Tracy City Council on

the _ 5th dayof_Jyly 2000, by the following vote:
AYES: COUNCIL MEMBERS: IVES, MATTHEWS, TOLBERT, TUCKER, BILBREY
NOES: COUNCIL MEMBERS: NONE
ABSENT: COUNCIL MEMBERS: NONE
ABSTAIN: COUNCIL MEMBERS: NONE
M\

MAYOR /

ATTEST:

Blonon ot

CITY CLERK




RESOLUTION 2010-004

AMENDING THE RESIDENTIAL AREAS SPECIFIC PLAN TO ADD COMMUNITY GARDEN
AS A CONDITIONALLY PERMITTED LAND USE ON COMMERCIAL PROPERTIES
APPLICATION NUMBER SPA10-0001

WHEREAS, The Residential Areas Specific Plan (RSP) was adopted by the City Council
on June 2, 1987 (Resolution 87-114), and

WHEREAS, The City Council has amended the Specific Plan from time to time in
" response to market changes or to improve implementation of the Residential Areas Specific
Plan, and

WHEREAS, The proposed RSP amendments to conditionally permit community gardens
on sites designated Neighborhood Shopping (NS) and General Highway Commercial (GHC)
and consider parking requirements on a case-by-case basis will allow the development of
community gardens on these sites upon Planning Commission approval of a Conditional Use
Permit, and

WHEREAS, Community gardens and their potential intensity is consistent with the
policies of the General Plan as it relates to commercial development, and therefore, the
proposal is consistent with the General Plan, and

WHEREAS, The project is consistent with the General Plan Environmental Impact
Report and RSP Master Environmental Impact Report, and therefore, in accordance with CEQA
Guidelines Section 15183, no further environmental assessment is required,;

WHEREAS, The Planning Commission conducted a public hearing to consider the
proposed amendment and recommended that the City Council approve the amendment on May
12, 2010, and A

NOW, THEREFORE, BE IT RESOLVED, The Planning Commission of the City of Tracy
hereby recommends that the City Council approve the proposed amendment to the Residential
Areas Specific Plan to conditionally permit community gardens on properties designated NS and
GHC and to consider parking requirements for community gardens on a case-by-case basis as
described in Exhibit “1.”
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The foregoing Resolution :2010-004 was adopted by the Planning Commission on the
12" day of May, 2010, by the following vote:

AYES: COMMISSION MEMBERS:Alexander, Johnson, Manne, Mitracos, Ransom
NOES: COMMISSION MEMBERS: None
ABSENT: COMMISSION MEMBERS: None .
ABSTAIN: COMMISSION MEMBERS: None \\ : )A
1 AN
Chair |

ATTEST:

Staff Liaison



Amendment to the Residential Areas Specific Plan
Exhibit “1” to Resolution 2010-004

Section 4.1.2.1 Neighborhood Shopping, fourth paragraph shall be amended to read:

“Conditionally permitted uses for NS sites include:
Auto service stations
Restaurants serving beverages with less than 14 percent alcohol
Community gardens”

Section 4.1.2.2. General Highway Commercial, fourth paragraph shall be amended to read:

“Conditionally permitted uses for GHC sites include:
Supermarkets
General merchandising retail
Community gardens”

Section 4.2.4.2 Off-Street Parking — Commercial shall be amended to read:

“The City of Tracy's code requirement of one parking space per 250 square feet for commercial
development also applies for the retail uses proposed for the Specific Plan area (i.e.,
neighborhood and general highway commercial shopping centers). The parking requirement for
community gardens shall be considered on a case-by-case basis, specifically, the location of
parking, the number of spaces, and the degree of parking improvements, including, but not
limited to, paving, lighting, and landscaping.”

Section 4.2.4.3 On-Street Parking shall be amended to read:
“Parking is permitted on residential and minor collector streets and prohibited on major collector

and arterial streets. This may include parking for community gardens if the Planning Commission
determines on-street parking is appropriate and sufficient to serve the community garden.”



