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RESOLUTION NO.
88-

2l3 MAKING FINDINGS RELATIVE TO AND

APPROVING THE INDUSTRIAL AREAS SPECIFIC PLAN FOR THE CITY OF

TRACY WHEREAS, Sections 65450 through 65457 of the California

Government Code authorizes 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 implement the goals of

the General Plan, and WHEREAS, The Industrial 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 preparation of a Industrial

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 jointly met to consider alternatives

and issues for the Industrial Areas Specific Plan and the
joint Council/ Commission Meeting was duly noticed in

the Tracy Press, and WHEREAS, The Tracy Industrial

Areas Specific Plan and accompanying General Plan Amendment

and Master Environmental Impact Report were considered by the Tracy Planning
Commission ata duly noticed public hearing on

June 1, 1988, and WHEREAS, Testimony was taken at

said public hearings and amendments were made to

the Specific Plan, and WHEREAS, On June 1, 1988, the

Planning commission recommended that the Master Environmental Impact Report be
certified and approveed by

the City Council, and WHEREAS, The City Council of the City of Tracy

held a duly noticed public hearing on June 21, 1988, to

consider said Tracy Industrial Areas Specific Plan accompanying General Plan

Amendment

and Master EIR,and WHEREAS, All parties wishing to be heard

and/or submit comments and recommendations were given an opportunity to do

so after which the public
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WHEREAS, 

The City Council considered the report and recommendation of

the Planning Commission regarding the Master Environmental Impact Report, 

the Tracy Industrial Areas Specific Plan and the accompanying General
Plan Amendment at it' s meeting of June 2' 1, 1988, 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 Industrial Areas Specific Plan Text and

Map and amends the Tracy General Plan to incorporate the Specific Plan
as an addendum. The

foregoing Resolution No. 88- 213

City Council of the City of Tracy on the

1988, by the following vote:

was passed and adopted by the

2lstday of June

AYES:

NOES:

ABSENT:

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

COUNCIL MEMBERS: NONE

COUNCIL MEMBERS: NONE

cJ. -~ "
MAYOR '

ATTEST:

CI~~ ;:

L.~'

02-
0618. 88
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RESOLUTION NO. 89-523

MAKING FINDINGS RELATIVE TO AND APPROVING AN AMENDMENT 
TO THE INDUSTRIAL AREAS SPECIFIC PLAN 

FOR THE YELLOW FREIGHT PROJECT. 

WHEREAS, Chapters 3 and 4 of Division One of Title 7 of 
the California Government Code authorize the preparation and 
amendment of General Plans and Specific Plans, and 

WHEREAS, The Industrial Areas Specific Plan was adopted 
by the Tracy City Council on the 21st day of June, 1988, and 

WHEREAS, An application has been received and processed 
for an amendment to the Industrial Areas Specific Plan and 
the General Plan, a prezoning and annexation to the City and 
an increase in the sphere of influence of the City, and 

WHEREAS, on November 15, 1989, the Planning Commission 
held a duly noticed Public Hearing to consider the 
application and recommended approval to the City Council, 
and 

WHEREAS, on December 19, 1989, the City Council of the 
City of Tracy held a duly noticed Public Hearing to consider 
amending the Tracy Industrial Areas Specific Plan, prezoning 
the area, the annexation and the enlargement of the sphere 
of influence as well as the supplement to the Environmental 
Impact Report for the Industrial Areas Specific Plan, and 

WHEREAS, All parties wishing to be heard and/or submit 
comments and recommendations were given an opportunity to do 
so after which the Public Hearing was closed, and 

WHEREAS, The City Council considered the report and 
recommendation of the Planning Commission regarding the 
Environmental Impact Report, the amendment to the Industrial 
Area Specific Plan and General Plan and the prezoning 
annexation and sphere of influence enlargement at its 
meeting of December 19, 1989, and 

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

NOW, THEREFORE, BE IT RESOLVED That the City of Tracy 
City Council approves General Plan/Industrial Areas Specific 
Plan Amendment, Application 16-89-GPA, changing the Land Use 
Designation from Agricultural to Urban Reserve and Limited 
Industrial - Industrial Specific Plan and amending the text 
of the General Plan to include the policy regarding the 
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Resolution No. 8 9 -523 
Page 2 

• 

Right To Farm Ordinance and the definition of "Urban 
Reserve" and the amendment to the text of the Industrial 
Areas Specific Plan and an amendment to the Industrial Areas 
Specific Plan designating Eleventh Street east of MacArthur 
Drive as a permanent truck route, and other changes are as 
described in the staff report to the City Council dated 
December 19, 1989. 

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

The foregoing Resolution No. 89-523 was passed and 
adopted by the City Council of the City of Tracy on the 19th 
day of December, 1989, by the following vote: 

AYES: 

NOES: 

ABSENT: 

ATTEST: 

CITY CL 

MB:css 
Misc C-3 
03-1222.89

COUNCIL MEMBERS: 
COUNCIL MEMBERS: 
COUNCIL MEMBERS: 

BLAND, MORELOS, SCHUBERT, SCOTT 

NONE 

ZANU
&

--;,::_:-:- A

£?, 

�� 
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Exhibit "A" 

Page 1 of 2.,--__ _ c• (. 
CS89010/114 

September 20, 1989j 4 
Revised October 23, 19891 

BACHETTI, WOLFE, VELLOW FREIGHT ANNEXATION 
TO THE CITV OF TRACY 

San Joaquin County, California 

That certain real property situated in Rancho El Pescadero, County of San 
Joaquin, State of California, described es fallows: 

Beginning at the southwest corner of that parcel of land described in the 
deed to Pacific Guano Company, a California Corporation, recorded November 17, 
1966 in Book 3088 Page 58 and 62, San Joaquin County records, said comer 
being the intersection of the north line of Pescadero Avenue (60' wide) and the 
east line of MacArthur Drive (60'wide), said corner also being on the City Limit 
line; thence along said east line of MacArthur Drive and said City Umit line 
North 0° 22· sr East 1302.65 feet to the northwestern corner of Lot 25, as said 
lot is shown on the map entitled ·pescadero Colony Unit No. 1, recorded 
November 10, 1921 in Volume 1 O of Maps, Page 44, San Joaquin County Records; 
thence along the north line of said Lot 25, said line also being the City limit 
tine South 89° 37' 09" East 282.00 feet; thence leaving said City Limit line 
continuing along said north line of said Lot 25 South 89° 37' 09" East 348.31 
feet to the northeastern corner of said Lot; thence along the east line of said 
lot South 0° 22· s 1 • West 376.54 feet to a point on the southern line of the land 
known as Interstate 205, as said land is described in the Final Order of 
Condemnation in favor of the State of California, recorded December 4, 1968 in 
Book 3260 at Page 197, San Joaquin County Records; thence running 
northeasterly and easterly along said southern •'line of Interstate 205 the 
following six (6) courses: ( 1) North 73° 55' 29· East 173.12 feet, (2) North 78°

O 1 · 55· East 298. 1 O feet, (3) North 85° 25' 20" East 394. 71 feet, ( 4) South 89°

38' 2a· East 1598.27 feet, (5) South 89° 26'25. East 1600.01 feet and South 89°

37' 09· East 573.41 feet to a point on the eastern line of Lot 60, as said lot is 
shown on said map of Pescadero Colony Unit No. 1; thence southerly along the 
eastern line of said Lot 60 and said Lot 48 South 1128.64 feet to a point on the 
southern line of Pescadero Avenue (60' wide); thence westerly along soid 
southern line North 89° 37' 09" West 3961.47 feet to a point on the City, Limit 
line; thence along said City Limit line North 0° 22· 51 • East 60.00 feet and North 
89° 37' 09" West 1289.97 feet to the point of beginning. 

Containing 129.51 O acres, more or less.' 
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staff report 

November 15, 1989 

NEW BUSINESS NO. 2-B 

OWNER/APPLICANT: L.B. & Mary Bacchetti & Ken Wolfe/Yellow Freight 
Systems

APPLICATION NO.: 16-89 GPA, 3-89-A/P & 13-89-R

I. INTRODUCTION

A. Request

An amendment to the City of Tracy General Plan and
Industrial Areas �p�cific Plan from Agriculture designation
to Urban Reserve designation (52 acres) and to Limited
Industrial-Industrial Specific Plan (78 acres) and an
amendment to the City of Tracy sphere of influence and
annexation to the City (130 acres); and a prezoning from
Agricultural Zone to Light Industrial Zone (M-1) and from
Agricultural Zone to City of Tracy Agricultural (A) Zone (52
acres); and an amendment to the text of the General Plan and
Industrial Areas Specific Plan to allow the development of a
truck terminal with office building, workshop, truck wash,
and fuel tanks.

B. Project Location

C 

The property is located on the north side of Pescadero
Avenue and east of MacArthur Drive, and on the south and

north side of Interstate 205 Freeway; Assessor Parcel Number
213-060-15, 19, 20� 16, and a portiofi of the I-205 right-of­
way.

Applicant 

Yellow Freight Systems 
10990 Roe Avenue 
Overland, KS 66207 

Owner/Applicants 

L.B. & Mary Bacchetti
1"9455 S. MacArthur Dr.
Tracy, CA 95376

Ken Wolfe 
1399 YgnafiO Valley Rd 
Suite 29 
Walnut Creek, CA 94598 
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II. REQUIRED FINDINGS

1) That the applications have been reviewed and processed in
accordance with applicable state and local laws.

2) That consistency between the General Plan and Zoning are

maintained.

3) That the Environmental Impact Report has been completed, and

a. Change or alterations have been required in or
incorporated into such projects which mitigate or avoid
significant environmental effects thereof as identified
in the completed Environmental Impact Report.

b. Such changes or alterations are within the
responsibility and jurisdiction of another public
agency, and such changes have been adopted by such
other agenci�s. or carr and should be adopted by such
other agency.

c. Specific economic, social, or other considerations,
make infeasible mitigations measures or project
alternatives identified in the Environmental Impact
Report.

III. GENERAL INFORMATION

A. General Plan, Zoning, and Land Use

The existing Land Use, General Plan designation, and Zoning 
of the subject property and adjacent properties are as 
follows: 

Site: S.J County
Agriculture

North: Agricultural 
Thoroughfare 
Commercial 

East: Agricultural 

Zoning 

Agricultural 

S.J County 
Agricultural &

City of Tracy 

S.J County
Agricultural

Land Use 

Crop Farming 
Fruitilizer 
Shed 

Farming 

Crop Dusting 
Air Field 
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South: 

General Plan 

Industrial 
Specific Plan 
Light Industrial 
& S�T County 
Agricultural 

Thoroughfare 
Commercial 

November 15, 1989 

Zoning 

M-1 & s.J County
Agricultural

Highway Service 

Land Use 

Farming & 
Grocery 
Warehouse 
Distribution 

Farming 

B. Applicable General Plan and Specific Plan Policies

The Tracy General Plan discusses the issues of quality of
life, quality of the environment, and economic balance
within Tracy.

The Plan calls for the provision of a diverse community
through a variety" of land uses and implements that policy by
specifying the maintenance of a balance between growth of
the residential population and an increase in local jobs of
approximately 0,8 new jobs per household (General Plan
Policy Area 1). The General Plan calls for the provision of
an adequate supply of industrial land appropriately buffered
from residential areas (General Plan Areas Policy 7).

In the area of circulation, the General Plan calls for safe,
well maintained, and integrated circulation and
transportation systems, including limiting large trucks to a
system of truck routes. The Plan also calls for the
enhancement of the appearance of major traffic-ways (General
Plan Policy Area 16). To provide a safe and attractive
environment, the General Plan encourages bicycling, walking,
and transit service (General Plan Policy 15).

In the area of conservation, the General Plan calls for the
protection of agricultural resources and the minimizing of
the conflicts between agricultural and urban lands (General
Plan Policy Area 25). It also calls for the preservation of
the City's wildlife resources.

In regards to air quality, the Plan calls for the prevention
of any significant deterioration (General Plan Policy Area
35)

The General Plan states that community development should
occur with minimal impact between the adjacent uses and that
new commercial and industrial projects should be designed to
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minimize noise impacts on neighboring noise sensitive area 
(General Plan Policy 28). 

Finally, in the area of growth, the General Plan emphasizes 
the maintenance of a balance between the growth of 
residential population and an increase in local jobs. In 
this regard, the Plan states that agricultural land should 
be preserved to the extent that is feasible without 
restricting the amount of urban growth {General Plan Policy 
Area 2). 

C. Related Actions

On June 21, 1988, the City Council adopted the Industrial 
Areas Specific Plan by Resolution No. 88-213. The project 
includes land immediately to the north and east of the 
Industrial Areas Specific Plan and is an amendment to the 
Industrial Areas Specific Plan. The project is an amendment 
to the Industrial"A�eas Specific Plan not just in terms in 
the addition of land but also in terms of changes to the 
Industrial Areas Specific Plan Policy and the Environmental 
Impact Report prepared for the Industrial Areas Specific 
Plan. 

In May of 1989, the City of Tracy approved the formation of 
Community Facilities District (CFO) 89-1 to finance 
$23,000,000 of improvements to the northeast portion of the 
Industrial Areas Specific Plan. These improvements include 
the development of MacArthur Drive and Pescadero Road to 
Specific Plan Standards as well as traffic signals at 
MacArthur intersection with Eleventh Street, Grant Line, and 
I-205. Property labeled 1-0A and 1-08 on Pages six and nine 
of the EIR Supplement are included in CFD 89-1, however, 
they may not be taxed until annexed to the City. 

D. Project Description

The project is an amendment to the Industrial Areas Specific 
Plan to add 130 acres, approximately. This involves the 
reclassification of 78 acres from Agricultural designation 
to Limited Industrial Land Use designation and 52 acres from 
Agricultural designation to Urban Reserve Land Use 
designation. 

The project includ�s the enlargement of the sphere of 
influence to include 100 acres of the project which are 
currently outside the sphere, and the annexation of 6 acres 
of I-205 right-of-way. The project includes the rezoning of 
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78 acres from Agricultural to Light Industrial (M-1) Zoning 
and 52 acres from Agricultural to City of Tracy 
Agricultural. The project includes an amendment to the map 
of the City's General Plan and Industrial Areas Specific 
Plan, as well as amendments to the text of the Industrial 
Specific Plan and the General Plan. The area proposed to be 
designated Urban Reserved and zoned City of Tracy 
Agriculture will be subject to further environmental 
assessment and documentation and review, prior to a specific 
Urban use. The project will not change the character of the 
6 acres of the I-205 freeway proposed for annexation. 

The project is to permit the development of a truck terminal 
on 78 acres by the Yellow Freight Systems Corporation as 
well as the necessary improvements to private and public 
property to service the development. The 78 acres includes 
property that will be in the public road right-of-way on 
Pescadero Road. The proposed truck terminal would include 
an 87,433 square foqt dock 'building with 159 doors, although 
there is a potential plan for eventually increasing the size 
of the facility to a dock of 172,000 square feet with 312 
doors. Also included in this project is a two-story office 
building with basement containing 22,750 square feet, a 
42,000 square foot vehicle maintenance facility with a 
potential expansion capability to 60,000 square feet, a 
truck washing facility, and two 80,000 gallon diesel fuel 
storage tanks. A 702 space employee parking area with a 
separate entrance is also provided. 

The terminal will operate continuously 7 days a week 24 
hours per day. The facility would initially employ 
approximately 300 people with potential expansion to 
approximately 900 employees. The terminal would serve as 
the transfer point for trucking from outside the area for 
delivery in Northern California. 

E. Development Standards

The Development Standards applicable to the project would be 
implemented through the Development Review Process of 
specific applications, including the truck terminal. The 
Development Standards applicable to the project will be 
those established by the Industrial Areas Specific Plan. 

F. CEQA Status

The project is an amendment to the Industrial Areas Specific 
Plan, for which an Environmental Impact Report has been 
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approved. Section 15163, of the CEQA Guidelines, provides 
for the preparation of a supplement of an existing EIR. The 
environmental document accompanying the project is a 
supplement to the existing EIR for the Industrial Areas 
Specific Plan. The supplement to the EIR is only required 
to contained the information necessary to make the previous 

EIR adequate for the project as revised by the addition of 
this area to the Industrial Areas Specific Plan. Thus, in 
reviewing the Draft Supplement to the Master Environmental 
Impact Report for the Tracy Industrial Areas Specific Plan, 
it is necessary to refer to the original Environmental 
Impact Report for the Industrial Areas Specific Plan. A 
supplement to an EIR is processed in the same way as any 
EIR. 

A notice of preparation as a supplement to the EIR was 
distributed along with the Initial Study at the end of June 
for a 30 day review period. The draft supplement to the EIR 
was completed on September '22nd beginning a 30 day public 
review period to October 26, 1989. Notice of availability 
of the EIR was distributed to property owners within 300 
feet of the subject property, LAFCO, San Joaquin County, 
Pescadero Irrigation District, Tracy School District, Air 
Pollution Control District for San Joaquin County, the 
Council of Governments of San Joaquin County, the 
Agricultural Department for San Joaquin County, and the 
Airport Land Use Commission of San Joaquin County. 

Comments on the EIR Supplement were received and responded 
to by the consultant, EDAW. This combination of the 
supplement to the EIR and the response to comments 
constitutes the final EIR when approved by the City Council. 
The required action of the Planning Commission is to 
recommend approval of the Supplement to the Environmental 
Impact Report to the City Council based on the appropriate 
findings, 

IV. ANALYSIS

Fifty-two acres of the project site are proposed to be designated 
Urban Reserve and zoned Agricultural. These 52 acres are 

included in the I-205 Specific Plan Study, which will be 
completed during 1990. The Urban Reserve designation proposed is 
an interim zoning indicating that the best use of this area is 
for Agriculture until necessary urban services are available and 
conversion to urban uses appropriate. The Agricultural Zone, 
defined by Article 15 of the Municipal Code, states " the A Zone 
may also be utilized in locations which have an ultimate urban 
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use designation but will be best use for agriculture purposes 
until necessary urban services are available, and conversion to 
urban uses is timely and appropriate. 

The General Plan text of the City is proposed to be amended, 
Section 2.0., the Land Use and Circulation Section, Subsection 
General Plan Map, a new designation between Agriculture and Very 
Low Density Residential would be inserted. 

The designation would be Urban Reserve with the following 
definition: "Land that is recognized as intended to be developed 
in the future to urban uses, such as residential, commercial, or 
industrial development, but currently lacks sufficient planning 
and development to determine the.appropriate specific urban land 
use designation. The designation is an interim land use 
designation which allows agricultural uses until necessary urban 
services and planning are completed to allow for the conversion 
to a specific urban use to be timely and appropriate.'' 

-

The analysis of the project is described in detail in the 
supplement to the Environmental Impact Report (EIR), attached to 
this staff report. The staff report will not attempt to 
duplicate that information but simply to highlight the relevant 
issues. Throughout the following discussion, ''EIR" refers to the 
Supplement to the EIR prepared for this project. 

Land use compatibility is described as a relevant issues in the 
EIR. Page 37 of the EIR states that the west frontage of 
MacArthur is Residential and thus the mitigation should be 
addressed regarding the truck terminal. The impacts of the truck 
terminal on the property west of MacArthur Drive is an increased 
number of truck trips and employee trips traveling south on 
MacArthur Drive. The trips generated by the Yellow Freight 
Project traveling north on MacArthur from Pescadero Drive will be 
traveling through nonresidential areas. No land use interference 
is anticipated with these Commercial and Agricultural uses as a 
result of the Yellow Freight Development. 

South of Pescadero Drive on the west side of MacArthur, the 
current General Plan designation is Medium Density Residential, 
and the current Zoning is Residential Mobile Home Zoning allowing 
for the development of a mobile home such as exists further to 
the south of MacArthur. It is projected that 40 percent of the 
truck trips generated at the site will travel south on MacArthur 
Drive to Eleventh Street in order to connect to I-5 at Kasson 
Road. The Industrial Areas Specific Plan Figure 4.3 indicates 
that the treatment of a major arterial such as MacArthur Drive 
should include the construction of an 8 foot masonry soundwall 
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along residential frontage and that the soundwall should be 
setback 25 to 35 feet from the face of curb. 

This method of mitigating the noise, dust, and other adverse 
impacts of heavy traffic on arterial streets, is used 
consistently throughout the Industrial and Residential Areas 
Specific Plans. The distance provided by the Landscape Zone 
behind the curb, the attenuation provided by the 8 foot masonry 
wall, and the distance provided by the rear yard setbacks of 
houses, provides adequate buffering from the interference caused 
by heavy traffic on arterial streets. Therefore, the first 
sentence of Page 37 of the Supplement to the EIR calls for 
mitigation measure of rezoning the frontage along MacArthur Drive 
south of Pescadero Road to non-residential uses. Such an action 
is not necessary due to the arterial streets traffic being 
already mitigated by the Design Guidelines included in the 
Industrial Areas Specific Plan. 

Land use compatibility·between the truck terminal development and 
surrounding agriculture fs an issue that must be addressed in 
order to minimize the conflict between Agriculture and Urban 
uses. Nuisance suits and complaints registered against farmers 
by urban uses are odisincentive to farm operations on the edge of 
an urban area. In order to minimize the impact of such nuisance 
complaints, the EIR recommends a mitigation measure of adopting a 
"Right to Farm" Ordinance. 

A "Right to Farm'' provision would require the owner of a property 
which is receiving a discretionary permit, such as a Subdivision 
or Conditional Use Permit from the City, to place on the public 
record a notice of potential inconvenience or discomforts from 
residing or working next to a farming operation. This recorded 
notice would appear on the Title Report of the property when it 
was sold and thus place on notice all future buyers of the 
existence of farming surrounding the site and the high priority 
given farming operations by the City of Tracy. 

Although such a notice on the public record does not prevent the 
filing of nuisance complaints against farm operations, it does 
weaken the argument of the complaining party because it 
establishes that he was notified of the existence of agricultural 
operations prior to his purchase of the property or commencement 
of the use of the property. The project also mitigates the 
adverse impact of interference with agriculture through the 
provision of landscaped areas around the perimeter of the project 
site where the most intense activity will take place. Such 
landscape buffering provides a buffer to dust, glare, and visual 
impacts of the urban development of the agricultural development. 
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The mitigation measure to this impact is the amendment of the 
Land Use Element of the General Plan, Section 2.1, Policy Area 2, 
with the addition of a new Implementing Policy 2-4; would state 
"Require public notification of potential inconvenience or 
discomfort from residing or working next to a farming operation 
or farmland due to noise, dust, odors, hours of activity, and 
other aspects of farming. Require the notification on public 
record of this ''Right to Farm" Policy that it is a policy of the 
City of Tracy General Plan to preserve agricultural land to the 
extent feasible without restricting the amount of urban growth 
and to minimize conflicts between the two uses avoiding a 
premature disinvestment in agriculture. Require this 
notifications for all discretionary approvals on land abutting 
agriculturally zoned lands". Further implementation of this 
General Plan Policy will be the adoption of a ''Right to Farm" 
Ordinance requiring such public notification for all 
discretionary approvals given by the City to property abutting 
Agriculturally Zoned land. 

The third land use compatibility issue has to do with the 
location of an agricultural crop dusting airstrip to the east of 
the proposed truck terminal. Haley's Flying Service is located 
immediately east of the project site with an airstrip 
which runs approximately parallel to Pescadero Road, providing 
for the take-off of crop dusting airplanes over the Yellow 
Freight Truck Terminal site. Two alternatives for solving the 
potential conflict between Haley's Flying Service and the truck 
terminal are 1) for Yellow Freight Systems alone, or in 
cooperation with the City, to relocate Haley's Flying Service to 
a more suitable location such as New Jerusalems Airport, or 2) 
for the Yellow Freight site plan to be revised showing the future 
expansion of the truck terminal to be at the far east end of the 
site, rather than the far west end of the site; thus adding an 
additional 900 feet between the air strip and any buildings or 
development on the truck terminal site. The future expansion is 
not anticipated for a period of 5 to 7 years. Over the course of 
time, the air strip may be located as a function of the market 
alone. If not, at the time that the truck terminal was proposed 
for further expansion; the mitigation of the air strip would be 
dealt. 

Transportation impacts of the proposed development are an issue. 
The truck terminal will generate approximately 210 trips per day 
and 20 truck trips at peak hour. In order to accommodate truck 
trip movement on Pescadero Avenue and MacArthur Drive, it is 
necessary to provide left turn lanes on those streets. 
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February 16, 1999

AGENDA ITEM 6

REQUEST

PUBLIC HEARING TO CONSIDER AN AMENDMENT TO THE INDUSTRIAL

AREAS SPECIFIC PLAN BY AMENDING CHAPTER 4, DESIGN GUIDELINES, BY
ADDING A NEW SECTION 4.1.1.5 RESIDENTIAL USES. THE APPLICANT IS

THE CITY OF TRACY, APPLICATION 4-98-SPA

DISCUSSION

The City Council adopted the Industrial Areas Specific Plan (ISP) on June 21, 1988.
The City Council adopted a General Plan Amendment for the Bank of America on
June 2, 1998. The General Plan Amendment amended the Urban Management
Plan (UMP) by redesignating 91.1 acres from Industrial to Residential Low on
property located on the east side of the Union Pacific Railroad spur line on the
northeast corner of Linne Road and Tracy Boulevard (see attached location map).
The City Council certified the Environmental Impact Report for the Bank of America
project on June 2, 1998. A project condition of approval required an amendment to
the ISP to reflect the new UMP land use designation. The Planning Commission
held a public hearing and reviewed the project on December 16, 1998,
recommending approval.

On June 2, 1998 the City Council certified the Environmental Impact Report and
amended the General Plan (Urban Management Plan) by redesignating 91.1 acres
from Industrial to Residential Low and rezoned the property to Planned Unit
Development, for the Bank of America. The project consists of 386 dwelling units, a
15 acre school site and 11 acres of parkland. Project conditions of approval also
require the development of the adjoining 64.57 acres of land to the north for light
industrial businesses, and 26.6 acres of land to the west along Tracy Boulevard for
office use. Further, at least 70,000 square feet of the office development must occur
in phases prior to completion of the residential component of the project. These
terms are to be further clarified through a Development Agreement between the
Bank of America and the City.

The Industrial Areas Specific Plan does not permit residential development nor does
it set guidelines for such development. The proposed ISP Amendment will make
such provisions, while limiting residential development specifically to the Bank of
America property.

The proposed Amendment is as follows:

Amend the Industrial Areas Specific Plan Chapter 4, Design Guidelines,
Section 4.1 Land Use, subsection 4.1.1 Permitted and Prohibited Uses, by
adding a new subsection 4.1.1.5 Residential Uses.
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4.1.1.5 Residential Uses

Residential Uses are permitted by the Urban Management Plan (General Plan)
Amendment 3-94-GPA and rezoning Application 2-94-R. The property
consists of 91.1 acres located on the east side of the Union Pacific Railroad

spur line, on the northeast corner of Linne Road and Tracy Boulevard. The
design and construction standards shall be set forth in the Preliminary and
Final Development Plans for the Planned Unit Development.

This proposed amendment will not result in any internal policy or implementation
inconsistencies with the remainder of the ISP document. Issues of land use

compatibility were fully addressed through the staff reports and EIR prepared in
conjunction with the UMP amendment in June, 1998.

CEQA

The project is consistent with the Environmental Impact Report certified by the City
Council on June 2, 1998, for the Bank of America project; no further environmental
analysis is necessary. Mitigation measures of the EIR will remain applicable to the
proposed ISP amendment.

Findings

1. The project is consistent with the Urban Management Plan provision of providing
a diverse housing stock within the City.

2. The proposal's land type and intensity is consistent with the Urban Management
Plan designation of Residential Low.

3. The project will not cause any inconsistencies with internal policy or
implementation of the remaining undeveloped land within the Industrial Areas
Specific Plan.

RECOMMENDATION

The Planning Commission and staff recommend that the City Council approve the
Amendment to the Industrial Areas Specific Plan as described in the staff report
dated February 16, 1999.

Prepared by Robert Conant, Senior Planner

Approved by;_
Brian Millar, Community Development Director

Attachments

1. Area Map
2. City Council Resolution
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April 6, 1999

AGENDA ITEM 6

DISCUSSION

PUBLIC HEARING TO CONSIDER AN AMENDMENT TO THE URBAN
MANAGEMENT PLAN REDESIGNATING A 48,266 SQUARE FOOT (1.1 ACRE)
PARCEL LOCATED ON THE SOUTHWEST CORNER OF GRANT LINE ROAD
AND MACARTHUR DRIVE FROM INDUSTRIAL TO COMMERCIAL, TO REZONE
FROM LIGHT INDUSTRIAL TO GENERAL HIGHWAY COMMERCIAL, AND TO
AMEND THE INDUSTRIAL AREAS SPECIFIC PLAN, CHAPTER 4, DESIGN
GUIDELINES, BY ADDING A NEW SECTION 4.1.1.6, COMMERCIAL USES. A
NEGATIVE DECLARATION IS PROPOSED FOR ADOPTION. THE APPLICANT
IS LEPRINO FOODS, APPLICATIONS 4-98-GPA AND 6-98-R

DISCUSSION

The City Council adopted the Industrial Areas Specific Plan (ISP) on June 21, 1988
and the Tracy Urban Management Plan on July 19, 1993. Leprino Foods purchased
the 2.59 acre site of which the subject 48,266 square foot parcel to be created is a
part, for an employee parking lot, because proposed plant expansion on the existing
site will reduce employee parking. The proposed use requires an amendment to the
Urban Management Plan and the ISP and site rezoning. The surrounding land uses
are industrial. The Planning Commission, at its regular meeting of February 10,
1999 recommended approval of the General Plan Amendment, Rezone and
amendment to the ISP.

The Industrial Areas Specific Plan does not make any provision for commercial j,
development within the boundaries of the plan. The proposed General Plan
Amendment to Commercial, rezone to General Highway Commercial and the ISP
amendment would allow uses such as a mini-market and service station on the
corner of Grant Line Road and MacArthur Drive.

The north area of the ISP along MacArthur Drive is primarily built out with
warehousing and some manufacturing facilities. The nearest service commercial
facility for employees in this area is located at the intersection of Tracy Boulevard
and Grant Line Road over a mile away. The proposed project would allow more
employees in the industrial area to remain along MacArthur Drive during working
hours.

The project would convert 48,266 square feet of industrial land to commercial use.
Service commercial uses in this industrial area will be beneficial because of the
convenience it creates for both employees and visitors to the area. Further the size
of any commercial operation would be limited because of the lot size, and the
potential for any land use incompatibilities with industrial uses In the area is also
limited.
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The intent of Leprino Foods is to sell the 48,266 square foot site to a developer, who
in turn would build a mini-market service station.

The Industrial Areas Specific Plan does not permit commercial development nor ?
does it set guidelines for such development. The proposed ISP amendment will i
make such provision, limiting commercial development specifically to the Leprino j
property.

The proposed Amendment is as follows;

Amend the Industrial Areas Specific Plan Chapter 4 Design Guidelines,
Section 4.1 Land Use, subsection 4.1.1 Permitted and Prohibited Uses,

by adding a new subsection 4.1.1.6 Commercial Uses.

4.1.1.6 Commercial Uses

Commercial Uses are permitted by the Urban Management Plan
(General Plan) Amendment 4-98-GPA and rezoning Application 6-98-R.
The property consists of 48,266 square feet located on the southwest
corner of Grant Line Road and MacArthur Drive. The design and
construction standards are set forth in the Tracy Municipal Code, Title 10,
Planning and Zoning, Chapter 10.08 Zoning Regulations, Article 19
General Highway Commercial (GHC) Section 10.08.2490 et seq. The
Tracy Municipal Code Title 10 Planning and Zoning, Chapter 10.08,
Article 30 Development Review Section 10.08.3920 et seq. shall govern
the processing of any development.

CEQA

Pursuant to the California Environmental Quality Act (CEQA), staff has prepared an
Initial Study addressing the anticipated impacts of the General Plan Amendment,
Zone change and ISP Amendment. A Negative Declaration is proposed for
adoption.

FINDINGS

1. The proposed project when combined with the mitigation measures listed in the
Initial Study/Negative Declaration, will not result in any substantial adverse
environment impacts.

2. The proposal's land use type and intensity is consistent with the Urban
Management Plan designation of Commercial.

3. The proposed project is consistent with the goals, policies and objectives set
forth in the Urban Management Plan and the Industrial Areas Specific Plan.
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Industrial Areas Specific Plan Amendment Exhibit 1

The Villae Center Zone of the Industrial Areas Specific Plan is amended as follows:

The use shown as "Eating and drinking establishments (excluding drive-thru

establishments)" in the list of permitted uses in the Village Center Zone is amended as
follows

Eating and/or drinking establishment (with or without entertainment without
serving alcohol and providing entertainment after 11:00 p.m. Establishments
with drive-thru are notpermitted.

Note 1 is added below the list of permitted and conditionally permitted uses in the

Village Center Zone to state the following:

Note 1: The definition of "entertainment" is such uses as live music, disc

jockeys, dancing, karaoke, comedy shows, modeling, or live performances.

The following use is added to the list of uses that require a Conditional Use Permit in the

Village Center Zone:

Eating and/or drinking establishment that serves alcohol and provides

entertainment after 11:00 p.m.

The Flex Office Zone of the Industrial Areas Specific Plan is amended as follows:

The use shown as "Eating and drinking establishments with beer and wine sales only" in

the list of permitted uses in Building 1 only of the Flex Office Zone is amended as follows:

Eating and/or drinking establishment with beer and wine sales only (with or

without entertainment without serving alcohol and providing entertainment
after 11:00 p.m.

Note 1 is added below the list of permitted and conditionaly permitted uses in the Flex

Office Zone to state the following:

Note 1: The definition of "entertainment" is such uses as live music, disc

jockeys, dancing, karaoke, comedy shows, modeling, or live performances.

The following use is added to the list of uses that require a Conditional Use Permit in the

Flex Office Zone:

Eating and/or drinking establishment that serves alcohol and provides
entertainment after 11:00 p.m. (Building J only)
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RESOLUTION 2021-142 

APPROVING OF AN AMENDMENT TO THE INDUSTRIAL AREAS SPECIFIC PLAN -
PERMITTED USES WITHIN THE GENERAL INDUSTRIAL LAND USE DESIGNATION­

SECTION 4.1.1.2. 

WHEREAS, The City Council adopted the Industrial Areas Specific Plan (ISP) on June 
21, 1988 (Resolution No. 88-213), and 

WHEREAS, Since 1988, the City Council has amended the ISP from time to time to 
incorporate new land uses and improve implementation of the ISP, and 

WHEREAS, Alex Weber has submitted an application to amend the ISP to allow animal 
boarding facilities within the General Industrial land use designation of the ISP in conjunction with 
an application for a Condition Use Permit for animal boarding facilities located at 3508, 3608, and 
3708 Shamrock Way (APNs 248-470-07, 248-470-08, and 248-470-09), and 

WHEREAS, The proposal is consistent with the General Plan designation of Industrial, 
which provides areas for consumer services, parks, or potentially noise-generating uses that 
would not be suitable in commercial or residential areas, and 

WHEREAS, The General Industrial land use designation of the ISP is well suited for 
animal care facilities as the ISP includes a broad range of industrial uses and some commercial 
uses with consistent parking, hours of operation, and other similar characteristics as animal 
boarding facilities, and 

WHEREAS, The project does not increase the development density established by the 
City's General Plan (regarding traffic, parking, utilities, or other impacts), and therefore, in 
accordance with CEQA Guidelines Section 15183, no further environmental assessment is 
required, and 

WHEREAS, The Planning Commission conducted a public hearing to review the Project 
on July 28, 2021 and voted 5-0 to recommend approval to the City Council, and 

WHEREAS, The City Council conducted a public hearing to review the Project on 
October 5, 2021; 

NOW, THEREFORE, BE IT RESOLVED, That the City Council hereby approves an 
amendment to the Industrial Areas Specific Plan, Section 4.1.1.2 General Industrial Zones 
Conditionally Permitted Uses, adding the following conditionally permitted use in the General 
Industrial Zone: "(c) Animal Boarding Facility," as indicated in the attached Industrial Areas 
Specific Plan Land Use List Amendment, Exhibit 1. 

************ 
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The foregoing Resolution 2021-142 was adopted by the Tracy City Council on the 5th 

day of October 2021, by the following vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

COUNCIL MEMBERS: ARRIOLA, BEDOLLA, DAVIS, VARGAS, YOUNG 
COUNCIL MEMBERS: NONE 
COUNCIL MEMBERS: NONE 
COUNCIL MEMBERS: NONE 
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Excerpt from Industrial Areas Specific Plan 

(beginning on page 4-1) 

Exhibit 1 

to CC Reso 

Bolded line at bottom of page 2 is Proposed to be Added 

Permitted Land Uses within the ISP: 

4. 1.1. 1 Limited Industrial Zones

Permitted Uses 

Subject to compliance with the Environmental Performance Standards (Section 4.1.2.1 ), the 
following uses are permitted: 

(a) Laboratories, including chemical, physical material testing, electronic, agriculture,
photographic film processing and general research.

(b) Administrative, executive, research offices.
(c) Manufacturing, repair, assembly or packaging of products from previously prepared

materials, such as cloths, plastic, leather, or semi-precious metals or stones, but not
including such operations as saw or planning mills, any manufacturing uses involving
primary production of wood, metal, or chemical products from raw materials.

(d) Manufacture, repair of optical electronic, timing and measuring instruments.
(e) Manufacture, repair of industrial, communication, transportation and utility

equipment.
(f) Manufacture, of food products, pharmaceuticals, biotechnology products and the like,

but not including fish or meat products, sauerkraut, vinegar, or the like, or rendering
or refining of fats and oils.

(g) Warehousing and distribution facilities.
(h) Agricultural, except raising of fowl and animals for commercial purposes and except

for sale of any products at retail on the premises.
(i) Machine shops.

0) Electrical industrial apparatus manufacturing, service, and repairs, including motors,
generators, welding equipment, electrical transmission and distribution equipment,
and turbines and pumps.

(k) Heating equipment manufacturing, servicing, and repairs.
(I) Furniture and cabinet assembling whose activities are carried on entirely within an

enclosed building and which have no construction yards on the lot.
(m) Parcel delivery service and vehicle storage inside and outside the building.
(n) Refrigerator, furnace, water heater, and other household appliance manufacturing,

service and repairs.
(o) Truck Terminals.
(p) Equipment Storage.
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Conditionally Permitted Uses 

The following uses will require a Conditional Use Permit: 

(a) Wholesale trade business

(b) Consumer and business services

(c) Repair of automotive, motorcycle and farm machinery

Exhibit 1 

(d) Intermediate manufacturing uses involving the processing of raw materials, including

food and paper processing, wineries, concrete mixers.

(e) Mining and Quarrying (Added by Resolution No. 89 -375)

(f) Above ground fuel Storage Tanks (Added by Resolution No. 91-037)

(g) Places of public assembly such as education, cultural, institutional, religious, and

recreational uses, excluding uses that are classified within Tracy Municipal Code

Use Group 48. (Added by Resolution 2003-268)

Prohibited Uses 

The following uses are not allowed within a Limited Industrial Zone boundaries: 

(a) Residential of any type

(b) Junk or auto wrecking yards

(c) Petroleum storage yards

(d) Mining and quarrying

(e) Very heavy industrial uses, including blast furnaces, cement factories, distillation of

bones, stockyards, slaughtering houses, smelting, tanneries, rock crushers or rubber

factories. 

(f) Dumping, disposal, incineration or reduction of garbage, sewage, or refuse. 

4.1.1.2 General Industrial Zones 

Permitted Uses 

Subject to compliance with the Environmental Performance Standards, the following uses are 

permitted: 

(a) Those uses permitted and conditionally permitted in the Limited Industrial Zone,

except places of public assembly (g) above, which will only be permitted upon

approval of a Conditional Use Permit (Amended by Resolution No. 2003-268)

(b) "The conditions of Parcel 8 create an opportunity for a multi- stage development

process of the site, with a sand and gravel mining operation as an initial use and

subsequent land reclamation to allow a distribution of light manufacturing use. This

would enable the gravel under the ground to be used productively and for the site to

house an appropriate and compatible use after reclamation process. Stipulations

should be incorporated into the development permit to provide guidelines for the site

reclamation process."

21Page 
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Conditionally Permitted Uses 

The following uses are conditionally permitted: 

Exhibit 1 

(a) Heavy and Very Heavy Manufacturing Uses listed Uses Groups Nos. 62 and 63

of the Tracy Municipal Code Sections 10-2.503.62-.63.

(b) Places of public assembly such as educational, cultural, institutional, religious,

and recreational uses, excluding uses that are classified within Tracy Municipal

Code Use Group 48. (Added by Resolution No. 2003-268)

(c} Animal Boarding Facility

3IPage 
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