
-----Original Message----- 
From: Siva Saini <siva2311@yahoo.com>  
Sent: Tuesday, October 24, 2023 1:46 PM 
To: Alan Bell <Alan.Bell@cityoftracy.org> 
Cc: William Dean <William.Dean@cityoftracy.org> 
Subject: 115 acres @ Tracy Gateway/Westside  
 
Caution: This is an external email. Please take care when clicking links or opening attachments. 
 
Alan, 
 
On behalf of Rurka Capital, LLC, we are requesting that the 115 acres piece be added to the housing 
element . 
 
Thank You  
 
Siva Saini 
 
 

Public Comment – Agenda Item 5.A 



From: Tina Wehrmeister <Tina.X.Wehrmeister@kp.org>  
Sent: Monday, October 23, 2023 2:32 PM 
To: Alan Bell <Alan.Bell@cityoftracy.org> 
Cc: Web - City Manager <CM@cityoftracy.org>; William Dean <William.Dean@cityoftracy.org>; Kris 
Balaji <Kris.Balaji@cityoftracy.org>; Andrew . Mendoza <Andrew.Mendoza@kp.org> 
Subject: Draft Housing Element Update - Kaiser Permanente land 
 

Hi Alan – I’m following up on a voice mail I left you this afternoon.  The remainder of a 
developed parcel owned by Kaiser Permanente at 2185 W. Grant Line Rd. (APN 214-020-
290) is included in the draft 2023 – 2031 Housing Element.  Kaiser Permanente is 
preparing a comment letter that will request that the site be removed from the Housing 
Element as Kaiser Permanente’s intention is to maintain this land for future medical 
office expansion and there are no plans to dispose of this property.     
 
The letter will be submitted on or before the comment deadline of November 
6th.  Please feel free to contact me at the number below should you have any questions. 
 
-------- 

Tina Wehrmeister 

Pronouns: she, her, hers 

Senior Land Use Manager 

Kaiser Permanente 
National Shared Services Operations 
One Kaiser Plaza, 22nd Floor 
Oakland, CA 94612 
 
(341) 766-4284 (mobile) 
--------- 

kp.org/thrive 

 
NOTICE TO RECIPIENT:  If you are not the intended recipient of this e-mail, you are prohibited from sharing, copying, or otherwise 
using or disclosing its contents.  If you have received this e-mail in error, please notify the sender immediately by reply e-mail and 
permanently delete this e-mail and any attachments without reading, forwarding or saving them. v.173.295  Thank you. 
 

 Caution: This is an external email. Please take care when clicking links or opening attachments.  

Agenda Item 5.A 



Honorable Councilmembers & Commissioners of the City of Tracy, 

Meritage Homes and its subsidiary MLC Holdings are very excited about the update of the City of Tracy’s 
Housing Element.  With every adopted Housing Element (HE) comes the opportunity for city driven 
direction on where the community would like to locate housing and what types of housing would be 
most beneficial. Meritage has been actively participating as a stakeholder in the discussions with the HE 
consultant. We hope that this process can result in a HE that allows for new families of all income levels 
to be able to participate in homeownership and become citizens of Tracy. 

We believe that the project we have proposed for the Tracy Pavilion Site would be an excellent addition 
to the City’s Housing Element Site Inventory and would help ensure the HE is favorable reviewed by the 
state Department of Housing and Community Development (HCD).   Therefore, Meritage respectfully 
asks for the project to be included as a part of the Housing Element.  Attached to this letter is some 
information from our land use counsel addressing the project’s suitability for the City’s Housing Element 
and how it might help the City meet its Regional Housing Needs Allocation.   

Meritage and MLC Holdings have been working to add housing where it makes the most sense, adjacent 
to existing commercial areas with excellent access to transportation.  MLC submitted an application for 
Tracy Pavilion in June 2022 and has since been working with the city planning staff to design a mixed-use 
project that will meet the growing housing demand with a large-scale community made up of medium 
density housing to meet the needs of young families and first-time home buyers.  A Site Plan is attached 
to this letter for your review.   

The project has evolved over the past two years and currently includes nearly 1,000 residences ranging 
from small lot single family homes to townhomes and apartments.  The project would have robust parks 
and walking trails and integrate the housing into the surrounding retail and commercial.  Grant Line 
Avenue would be improved and expanded, opening the door for additional commercial and retail to be 
incorporated into the community. Furthermore, the density of many of the communities and the 
apartments would align with the HE goal of providing housing for moderate and low income buyers and 
renters.   

Given that the project has an application well underway to provide housing that would assist the City in 
meeting its RHNA allocation, we request that the City consider including Tracy Pavilion in its Housing 
Element Site Inventory.  At the very least we ask that the Council and Commission please provide 
Meritage and staff with some direction regarding the desire to see a project move forward.   

Thank you very much for your consideration. 

Sincerely,  

Justin Derby  
Vice President  
Meritage Homes 

Agenda Item 5.A
October 24, 2023





  

MLCI-58692\2798264.3    

1331 N. California Blvd. 
Fifth Floor 
Walnut Creek, CA 94596 

T 925 935 9400 
F 925 933 4126 
www.msrlegal.com 

Kenneth A. Stahl 
Direct Dial:  
ken.stahl@msrlegal.com 

Offices:  Walnut Creek / San Francisco / Newport Beach 

June 23, 2023 

VIA E-MAIL 
 
Alan Bell, Senior Planner 
City of Tracy 
333 Civic Center Plaza 
Tracy, California, 95376 
E-mail: alan.bell@cityoftracy.org 
 

 

Re: Proposed Inclusion of Tracy Pavilion Housing Development Site in City of Tracy 
Housing Element Site Inventory 

 
Dear Mr. Bell: 

This letter is written on behalf of MLC Holdings to propose that the City of Tracy consider the 
Tracy Pavilion site for inclusion in the City’s housing inventory as part of its 6th cycle Regional 
Housing Needs Assessment (“RHNA”) housing element update.  The site is a 129.7-acre 
property located in the City’s Sphere of Influence, west of the Pavilion Parkway and Power 
Road intersection, comprised of Assessor’s Parcel Numbers 212-040-13, 212-040-16, 212-040-
71, and 212-040-74.   

As you are aware, under the RHNA law, the City is required to identify sites that can realistically 
accommodate 8,830 homes over the eight year cycle from 2023-2031, including 2,994 in the 
very low income category and 1,879 in the low income category.  In recent years, state law has 
become much stricter regarding what sites cities may include in their housing element 
inventories as “realistic” sites for the development of housing.  For example, the state imposes a 
high bar for including nonvacant sites in the housing element inventory, and for re-using sites 
from a previous housing element.  Gov. Code sections 65583.2(c). In determining what sites are 
realistic, cities must consider a variety of factors such as typical densities for residential 
development at a similar affordability level in the jurisdiction, accessibility of utilities, and the 
cumulative effect of local land use regulations on a site’s development capacity.  Gov. Code 
section 65583.2(c)(2).  For all of these reasons, cities throughout the state are finding the 
process of identifying adequate sites to be a challenge.  In those areas that have already 
completed the 6th cycle RHNA process, the state Department of Housing and Community 
Development (“HCD”) has so far found the housing elements of nearly half of all jurisdictions to 
be inadequate.  See HCD Housing Element Compliance Report, available at: 
https://www.hcd.ca.gov/planning-and-community-development/housing-open-data-
tools/housing-element-review-and-compliance-report.  

https://www.hcd.ca.gov/planning-and-community-development/housing-open-data-tools/housing-element-review-and-compliance-report


Mr. Alan Bell, Senior Planner 
June 23, 2023 
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In order to assist the City in meeting its RHNA obligations, we suggest the City include the 
Tracy Pavilion site in its housing element inventory.  The site is a vacant 129.7-acre parcel 
located within the City’s sphere of influence that can accommodate hundreds of new homes.  It 
is surrounded by a variety of uses, including commercial and high density residential.  The site 
has been evaluated in the City's Municipal Service Review, which shows it can be served by the 
City public services and has been evaluated in the City's storm, water and park master plans.  
MLC, a developer with a proven track record of developing homes, has already engaged with 
the City through the submittal of Planning Applications for a tentative map, pre-zoning and 
annexation request.  In addition, MLC and the City have initiated the drafting of a CEQA 
document for a housing development project at Tracy Pavilion that calls for the development of 
approximately 1,000 homes.  The development would include on-site infrastructural 
improvements, as well as extensions of the City’s existing utility lines.  Though the site plan is 
still tentative and may be updated, it gives a general idea of what the Tracy Pavilion project may 
ultimately entail via a variety of residential densities. 

According to HCD’s Site Inventory Guidebook (attached as Exhibit A),1 cities may include sites 
outside their territorial borders in the site inventory if the housing element includes a program 
committing to annex the site within the first three years of the planning period and evaluates the 
suitability of the site for accommodating a share of the RHNA, including factors such as 
consistency of annexation with policies of the Local Agency Formation Commission (LAFCO), 
actions to pre-zone the property prior to annexation, and so forth.  (Dept. Of Housing & 
Community Dev., Housing Element Site Inventory Guidebook at 36 (June 10, 2020)).  In this 
case, the Tracy Pavilion Site is located within the City of Tracy’s sphere of influence, and as 
detailed above, MLC has initiated the entitlement processes to have the site pre-zoned and 
annexed by the City. 

Considering that the site is vacant, in a good location with access to utilities and compatible with 
surrounding uses, within the City’s sphere of influence, and already has a well-developed site 
plan proposed by a reputable developer, we think it is likely that HCD would consider the Tracy 
Pavilion site to be a realistic site for accommodating a significant share of Tracy’s RHNA 
allocation, if the City committed to undertaking the annexation of the site in the first three years 
of the planning period and conducted the evaluation described in the preceding paragraph.  
Therefore, we request that you consider adding Tracy Pavilion to the housing inventory.   

  

 
1 The Guidebook is also available online at: https://www.hcd.ca.gov/community-
development/housing-element/docs/sites_inventory_memo_final06102020.pdf.   

https://www.hcd.ca.gov/community-development/housing-element/docs/sites_inventory_memo_final06102020.pdf
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If you have any questions about the contents of this letter or desire additional information, I am 
happy to discuss the project with you at any time.  I can be reached by e-mail at 

, or by phone at . 

Sincerely, 

 

MILLER STARR REGALIA 

Kenneth A. Stahl 

Kenneth A. Stahl 
 
 

KAS/kli 
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