NOTICE OF A REGULAR MEETING

Pursuant to Section 54954.2 of the Government Code of the State of California, a Regular
meeting of the City of Tracy Planning Commission is hereby called for:

Date/Time: Wednesday, August 22, 2018
7:00 P.M. (or as soon thereafter as possible)

Location: City of Tracy Council Chambers
333 Civic Center Plaza

Government Code Section 54954.3 states that every public meeting shall provide an opportunity
for the public to address the Planning Commission on any item, before or during consideration
of the item, however no action shall be taken on any item not on the agenda.

REGULAR MEETING AGENDA

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

MINUTES - 07/25/18

DIRECTOR’S REPORT REGARDING THIS AGENDA

ITEMS FROM THE AUDIENCE - In accordance with Procedures for Preparation, Posting and
Distribution of Agendas and the Conduct of Public Meetings, adopted by Resolution 2015-052
any item not on the agenda brought up by the public at a meeting, shall be automatically

referred to staff. If staff is not able to resolve the matter satisfactorily, the member of the public
may request a Commission Member to sponsor the item for discussion at a future meeting.

1. NEW BUSINESS

A. PUBLIC HEARING TO CONSIDER AN APPLICATION FOR A CONDITIONAL USE
PERMIT AND DEVELOPMENT REVIEW PERMIT TO ALLOW CONSTRUCTION
OF A PRIVATE COURTYARD FOR OUTDOOR DINING, PARTIES, AND SOCIAL
GATHERINGS, LOCATED BEHIND THE COMMERCIAL BUILDING AT 624 N.
CENTRAL AVENUE. THE PROJECT HAS BEEN DETERMINED TO BE
CATEGORICALLY EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT PURSUANT TO CEQA GUIDELINES SECTION 15332, WHICH
PERTAINS TO CERTAIN IN-FILL DEVELOPMENT PROJECTS. APPLICANT IS
DALE COSE AND THE PROPERTY OWNER IS DON COSE. APPLICATION
NUMBERS CUP18-0002 AND D18-0001
THIS ITEM WILL BE RE-NOTICED FOR A FUTURE PLANNING COMMISSION
MEETING.
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B. PUBLIC HEARING TO CONSIDER APPROVAL OF THE AVENUES SPECIFIC
PLAN, CREATION OF THE AVENUES SPECIFIC PLAN ZONE, PREZONING
THE PROJECT SITE TO AVENUES SPECIFIC PLAN ZONE, SUBMISSION OF
AN ANNEXATION APPLICATION FOR THE PROJECT SITE LOCATED ON
12650 AND 12500 W. VALPICO ROAD (ASSESSOR’S PARCEL NUMBERS 240-
140-05 AND 240-140-06), AND THE APPROVAL OF A MITIGATED NEGATIVE
DECLARATION FOR THE PROJECT.

2. ITEMS FROM THE AUDIENCE

3. DIRECTOR’S REPORT

4. ITEMS FROM THE COMMISSION
5. ADJOURNMENT

Posted: Auqust 16, 2018

The City of Tracy complies with the Americans with Disabilities Act and makes all reasonable
accommodations for the disabled to participate in public meetings. Persons requiring
assistance or auxiliary aids in order to participate should call City Hall (209-831-6000) at least
24 hours prior to the meeting.

Any materials distributed to the majority of the Planning Commission regarding any item on this
agenda will be made available for public inspection in the Development Services Department
located at 333 Civic Center Plaza during normal business hours.



MINUTES
TRACY CITY PLANNING COMMISSION
JULY 25, 2018, 7:00 P.M.
CITY OF TRACY COUNCIL CHAMBERS
333 CIVIC CENTER PLAZA

CALL TO ORDER

Vice Chair Hudson called the meeting to order at 7:00 p.m.
PLEDGE OF ALLEGIANCE

Vice Chair Hudson led the pledge of allegiance.

ROLL CALL

Roll Call found Vice Chair Hudson and Commissioners Gable, Kaur, and Wood present, Chair
Orcutt absent. Also present were: Andrew Malik, Development Services Director, Karin
Schneider, Finance Director; Bill Dean, Assistant Development Services Director; Leticia
Ramirez, Assistant City Attorney; Alan Bell, Senior Planner; Kimberly Matlock, Associate
Planner; Genevieve Fernandez, Assistant Planner; Kenny Lipich, Assistant Planner; Al Gali,
Associate Civil Engineer; and Gina Peace, Recording Secretary.

MINUTES

Vice Chair Hudson introduced the Minutes from the June 13, 2018, meeting.

ACTION: It was moved by Commissioner Wood, and seconded by Commissioner Kaur, that
the Planning Commission meeting minutes of June 13, 2018, be approved. A voice
vote found all in favor; 4-0-1-0; passed and so ordered.

DIRECTOR’S REPORT REGARDING THIS AGENDA

None.

ITEMS FROM THE AUDIENCE

None.

1. NEW BUSINESS
A. PUBLIC HEARING TO CONSIDER A CONDITIONAL USE PERMIT AND A
DEVELOPMENT REVIEW PERMIT FOR THE EXPANSION AND REMODEL OF AN
EXISTING AUTOMOTIVE SERVICE STATION (VALERO) LOCATED AT
153 E. ELEVENTH STREET. THE APPLICANT IS RAMAN BAINS AND THE
PROPERTY OWNER IS BFS TRACY, INC. APPLICATION NUMBERS
CUP17-0004 AND D17-0010

Kimberly Matlock presented the staff report.

Raman Bains, applicant and owner of the Valero since February 2015, addressed the
commission.

Vice Chair Hudson opened the public hearing at 7:15 p.m.
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ACTION:

Darryl Sutton, owner and operator of the feed store adjacent to the car wash on the
opposite side of Eleventh Street, had a question about the adjacent vacant lot, and
pedestrian safety at the crosswalk.

Kimberly Matlock said this project does not plan to encroach on the adjacent lot.

Bill Dean advised that traffic circulation safety was previously thoroughly evaluated
and the Engineering Division is conducting a prioritization study on pedestrian safety,
city-wide. This area may or may not be included in that study.

Frederik Venter, traffic consultant on behalf of the City from Kimley-Horn, reiterated
that the expansion was not anticipated to increase traffic, since the number of pumps
were remaining the same.

Cindy Alton owns a home across from this project, and has experienced lots of litter,
loitering, drug activity, loud music, and homeless people in the area. Ms. Alton is
concerned that if this expansion is approved, parking will cause problems, especially
since there is only permit parking on 12" Street, so F street parking will increase, and
litter will also increase. She fears these problems will intensify.

Vice Chair Hudson closed the public hearing at 7:22 p.m.
Commission comments and questions followed.
It was moved by Commissioner Wood that the Planning Commission:

1) Approve Conditional Use Permit Application Number CUP17-0004 for the
expansion of an automotive service station at 153 E. Eleventh Street, based on
the findings contained in the Planning Commission Resolution dated July 25,
2018, and

2) Approve Development Review Permit Application Number D17-0010 for the
expansion and remodel of an automotive service station at 153 E. Eleventh
Street, subject to the conditions and based on the findings contained in the
Planning Commission Resolution dated July 25, 2018, as amended.

A roll call vote found all in favor, 4-0-1-0; passed and so ordered.

PUBLIC HEARING TO CONSIDER AN APPLICATION FOR BROOKVIEW WEST
TENTATIVE SUBDIVISION MAP TO SUBDIVIDE THE 5.6-ACRE PARCEL INTO 22
RESIDENTIAL LOTS AND A DEVELOPMENT REVIEW PERMIT TO BUILD 22
SINGLE-FAMILY DWELLING UNITS. THE PROJECT IS LOCATED AT 4005 S.
TRACY BOULEVARD BETWEEN SYCAMORE PARKWAY AND WHISPERING
WIND DRIVE, ASSESSOR’S PARCEL NUMBER 244-020-03. THE APPLICANT IS
BROOKVIEW WEST PROPERTIES AND THE PROPERTY OWNER IS JB LAND
HOLDINGS LLC. APPLICATION NUMBERS D18-0007 AND TSM18-0001

Genevieve Fernandez presented the staff report.
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ACTION:

Jerry Finch, 2406 Merced Street, San Leandro, president of Brookview West
Properties, addressed the commission. Mr. Finch introduced Ron Jones, with Hunt
Hale Jones Architects, 444 Spear Street, San Francisco, who was the architect on the
project. Mr. Finch and Mr. Jones presented a PowerPoint presentation about the
project.

Vice Chair Hudson opened the public hearing at 7:45 p.m.

Alice English asked how many single-story homes are planned to be built, as single-
story homes are currently in high demand in Tracy.

Genevieve Fernandez responded four (4) single-story homes are planned.

Ms. English expressed concern regarding traffic on Cherry Blossom. Ms. English
advised that there should be another entrance, with direct access to Tracy Boulevard,
and asked staff and commission to reevaluate the traffic. Ms. English inquired if the
Fire Department has looked at this project proposal.

Bill Dean, Assistant Development Services Director, advised Ms. English on the City's
review process, and ensured that all departments thoroughly reviewed the application.

Alice English asked if this would go before City Council for approval. Genevieve
Fernandez advised that no, the tentative map would not go to Council, as the
Development Review process is approved at the Planning Commission level.

Vice Chair Hudson closed the public hearing at 7:52 p.m.

A brief discussion followed. Alan Bell, Senior Planner, and Al Gali, Associate Civil
Engineer, answered questions from the commission.

It was moved by Commissioner Wood, and seconded by Commissioner , that the
Planning Commission approve the Brookview West Tentative Subdivision Map
Application TSM18-0001 and Development Review Application D18-0007 for the 5.6-
acre parcel located at 4005 S. Tracy Boulevard, subject to the conditions and based
on the findings contained in the Planning Commission Resolution dated July 25,
2018, as amended. A roll call vote found all in favor, 4-0-1-0; passed and so
ordered.

PUBLIC HEARING TO CONSIDER A RECOMMENDATION TO THE CITY
COUNCIL TO APPROVE AN AMENDMENT TO SECTION 10.08.3196 OF THE
TRACY MUNICIPAL CODE REGARDING ESTABLISHING ZONING AND
LOCATION REQUIREMENTS FOR CANNABIS (MARIJUANA) NON-
STOREFRONT RETAILERS, APPLICATION NUMBER ZA18-0002

Commissioner Wood recused himself from this item, and left the dais at 8:06 p.m.
Karin Schnaider, Finance Director, presented a PowerPoint presentation.

Bill Dean, Assistant Development Services Director, presented a series of slides of
maps in the PowerPoint.
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Commission questions and discussion followed.
Vice Chair Hudson opened the public hearing at 8:46 p.m.

Seeing as no one came forward, Vice Chair Hudson closed the public hearing at 8:46
p.m.

ACTION: It was moved by Commissioner Gable, and seconded by Commissioner Kaur, that
the Planning Commission recommend that the City Council approve the Tracy
Municipal Code amendment regarding the proposed zoning amendment to Section
10.08.3196, as indicated in the Planning Commission Resolution dated July 25,
2018. Aroll call vote found all in favor, 3-0-1-1; passed and so ordered.
2. ITEMS FROM THE AUDIENCE
None.

3. DIRECTOR'S REPORT

Bill Dean, Assistant Development Services Director, reminded the commissioners to
finalize travel plans for the APA Conference in San Diego with Gina Peace.

4. ITEMS FROM THE COMMISSION
None.
5. ADJOURNMENT
It was moved by Vice Chair Hudson, and seconded by Commissioner Kaur, to adjourn.

Voice call vote found all in favor, 3-0-2-0; passed and so ordered. Chair Orcutt, and
Commissioner Wood were not present.

Time: 8:48 p.m.

CHAIR

STAFF LIAISON



August 22, 2018

AGENDA ITEM 1.B
REQUEST

PUBLIC HEARING TO CONSIDER APPROVAL OF THE AVENUES SPECIFIC PLAN,
CREATION OF THE AVENUES SPECIFIC PLAN ZONE, PREZONING THE PROJECT
SITE TO AVENUES SPECIFIC PLAN ZONE, SUBMISSION OF AN ANNEXATION
APPLICATION FOR THE PROJECT SITE LOCATED ON 12650 AND 12500 W.
VALPICO ROAD (ASSESSOR’S PARCEL NUMBERS 240-140-05 AND 240-140-06),
AND THE APPROVAL OF A MITIGATED NEGATIVE DECLARATION FOR THE
PROJECT.

DISCUSSION

Background, Project Location, and Project Description

The Avenues site is located at 12650 and 12500 W. Valpico Road, within unincorporated
San Joaquin County on the south side of Valpico Road, approximately 1,500 feet west of
Corral Hollow Road and north of the Ellis residential development, within Tracy's Sphere
of Influence (SOI) and adjacent to the current City limits. The proposed Avenues project
would annex the approximately 95-acre project site (plus the Valpico Road right-of-way
adjacent to the project site) into the City of Tracy. The Avenues site is designated
Residential Low by the City of Tracy General Plan. The zoning for the Avenues site
would be a new zone classification, the Avenues Specific Plan (ASP) Zone, and the
Avenues Specific Plan would serve as the zoning of the site.

The Avenues site is bounded to the north by Valpico Road, to the east by places of
worship and undeveloped and unincorporated land in San Joaquin County, to the south
by the Ellis residential development, and to the west by several residential uses and
undeveloped and unincorporated land in San Joaquin County.

The project proponent is Greystone Land Investment Partners. In order for the Avenues
project to be eligible for residential development within the City, several actions require
approval, including the following, which are the subject of this agenda item:

e Approval of a Specific Plan, Pattern Book, and Master Sign Program for the
Avenues development site (SPA16-0003)

¢ Establishment of the ASP Zone in the Tracy Municipal Code (ZA16-0001)

¢ Annexation and prezoning of the Avenues development project site (Assessor’s
Parcel Numbers 240-140-05 and 240-140-06) currently in unincorporated San
Joaquin County to ASP Zone (A/P16-0001)

¢ Approval of a Mitigated Negative Declaration

Following approval of the above items and annexation of the Avenues project area into
the City of Tracy by LAFCo, and before residential construction may begin, the City must
also approve a Tentative Subdivision Map to subdivide the project site into individual
residential lots. No subdivision map is currently proposed. In addition, the applicant
must comply with the City’'s Growth Management Ordinance (GMO) by applying for and
securing a Residential Growth Allotment (RGA) for each residential unit in the project, as
further discussed below. Although the Avenues Specific Plan has provided some very
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detailed components, all these components shall meet the requirements set forth in Title
9 of the Tracy Municipal Code and the California Code of Regulations Title 24.

General Plan Analysis

There are many General Plan policies applicable to the proposed project, including (but
not limited to):

Objective LU-1.1 Establish a clearly defined urban form and city structure.
Objective LU-1.2 Comprehensively plan for new development in the City’s
Sphere of Influence.

Goal LU-4 Neighborhoods that support Tracy’s small-town character.

The Avenues project area is approximately 95 acres located within the City of
Tracy Sphere of Influence and designated Residential Low by the City of Tracy
General Plan. The Avenues Specific Plan proposes detached single-family
development at a density range of 4 to 5 units per gross acre, which is consistent
with the Residential Low land use designation. Dwelling units are proposed to be
a mix of traditional front-loaded houses and alley-loaded houses that front onto
the main thoroughfare through the project area. The proposed Pattern Book
contains design guidelines for a number of residential styles to achieve a variety
of high quality architecture throughout the project.

Objective CC-5.2 Size and design neighborhoods to be walkable.

The project contemplates streets in a grid pattern with sidewalks on both sides
and that are separated from the travel lanes by six-foot wide park strips. The
main thoroughfare through the project area will have a multi-use path that
connects the project area to Valpico Road and to the Ellis subdivision to the
south. Block lengths are envisioned to be short and walkable, not to exceed
1,200 feet in length

Goal OSC-4 Provision of parks, open space, and recreation facilities and
services that maintain and improve the quality of life for Tracy residents.

A four-acre neighborhood park and Class 1 bike paths are proposed within the
project area. The park is planned to be located generally in the center of the
project area, within a one-quarter mile distance from each portion of the project
area.

Objective PF-1.1 Policy P2 The City provides fire and emergency response
facilities and personnel necessary to meet residential and employment growth in
the city.

Emergency response services will be provided by the City and the South County
Fire Authority, as explained below.

Objective LU-6.3 Ensure that development near the Tracy Municipal Airport is
compatible with airport uses and conforms to safety requirements.

The entire annexation area is located within the Tracy Municipal Airport Influence
Area, with a small southeast portion of the project also located within the Traffic
Pattern Zone, and the proposed project is consistent with the land use
restrictions established by the San Joaquin County Airport Land Use Plan. San
Joaquin Council of Governments staff review concluded that the project is
compatible with the 2009 SJCOG Airport Land Use Compatibility Plan.
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Residential Development

The Avenues is a proposed detached single-family residential neighborhood ranging
from 380 to 480 dwelling units and a neighborhood park four-acres in size (Attachment A
— Avenues Specific Plan with Pattern Book and Master Sign Program). The project
proposes front-loaded lots at a minimum of 4,500 sq ft in size and rear-loaded lots at a
minimum of 3,600 sq ft in size. According to the land use exhibit in the Specific Plan, the
majority of the lots are contemplated to be front-loaded onto internal residential streets,
with rear-loaded lots lining the two collector streets contemplated through the
neighborhood. The Summit Drive collector street is proposed to run north-south,
connecting Valpico Road to Summit Drive, recently constructed within the Ellis
development. The other collector street is proposed to run east-west and adjacent to the
planned neighborhood park. The Specific Plan contemplates an additional street stub
on the west to allow for a secondary connection pursuant to the City's Roadway Master
Plan concepts of connectivity. Lands to the west of the Avenues site are outside of the
City's SOI.

The Specific Plan includes a Pattern Book (similar to design guidelines) that describes a
series of design styles for the project, which would be utilized in guiding development of
each lot through process of Development Review Permits in the future. According to the
project developer, it is their intent for the Avenues to look and feel like an extension of
the Ellis residential development located to the south of the Avenues project area.
These architectural patterns are identical to those in the Ellis Specific Plan, and the
colors proposed by the Avenues Pattern Book refer to the Ellis Color Palette dated
received by the City on November 24, 2015. The plan styles include:

= Avenues Craftsman

= Avenues Farmhouse Victorian

= Avenues Revival

= Avenues European Country

= Avenues Mediterranean Revival

= Avenues Spanish Colonial
Residential architecture will be subject to the Development Review Permit ordinance in
accordance with the Tracy Municipal Code.

Compliance with Growth Management Program

Objective LU-1.4 of the General Plan calls for the City to promote efficient and orderly
residential growth. To achieve that Objective, Policy LU-1.4 P.3 prohibits the City from
considering applications for new residential development unless the development site is
in one of the following three areas: (1) an area designated as a “Secondary Growth
Area” on Figure 2.3 of the General Plan; (2) an area that is subject to a recorded
Development Agreement that allows for the allocation of RGAs and building permits; or
(3) an area or Urban Reserves that primarily contains land uses focused on the
generation of jobs with ancillary residential development. The Avenues project site is not
in an area with land uses focused on job generation, so pursuant to Policy LU-1.4 P.3,
before the City can consider residential development applications for the project, the site
must either be designated as a Secondary Growth Area or come within the coverage of
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a recorded Development Agreement that allows for the allocation of RGAs and building
permits.

For purposes of Policy LU-1.4 P.3, a residential tentative subdivision map application is
considered an application for new residential development. Therefore, before the City
can consider a tentative subdivision map application for the project, the site must either
be re-designated as a Secondary Growth Area pursuant to a subsequent General Plan
amendment, or be subject to a recorded Development Agreement (DA) allowing for an
allocation of RGAs and building permits. The City’s DA procedures (City Council
Resolution 2016-115) requires a two-step process to consider a DA, the first step being
an application and request to negotiate a DA. No application has been filed for either of
the two approaches.

Parks

In accordance with the Parks Master Plan, the Avenues project is obligated to provide a
minimum four-acre neighborhood park to satisfy the requirement of 3 park acres per
1,000 people and pay the Community Parks fee based on 1 park acre per 1,000 people.

The neighborhood park is proposed to be located generally in the center of the
subdivision, accessible from streets around the entire perimeter of the park, including
Summit Drive and the east-west collector street. Parking will be provided on all fronting
streets of the park. However, parking on the east-west collector street, Samuel James
Way (Street 7), located along the southerly boundary of the neighborhood park, is
recommended to be removed in the future when this street is extended to connect to
Corral Hollow Road. Samuel James Way (Street 7) is designated as a collector street
with a raised median, and parking is prohibited on collector streets per the
Transportation Master Plan.

Section 4.4 in Chapter 4 of the Specific Plan, Infrastructure Funding and Phasing
proposes that the project shall provide bonds in the amount of $500,000 per acre at
approval of final map and with Park Improvement Agreement, and that no neighborhood
park fees shall be collected for any units within the Avenues Specific Pan. This
approach does not comply with the requirements of Tracy Municipal Code, and the City’s
practice of collection of fees at the time of issuance of building permits. This portion of
the Specific Plan may not be enforceable, and so Staff is working with the Developer to
clarify the City’s requirements.

The concept for the Neighborhood Park was reviewed by the Parks Commission at the
April 5, 2018 Parks Commission meeting. The Commission asked for clarification on
ADA compliancy issues and other park features and recommended that the City Council
approve the park design. It should be noted that park amenities would be required to
demonstrate compliance with California Building Code requirements for disabled access.

Circulation Considerations

The main entry into the Avenues site would be from Valpico Road onto Summit Drive,
the main street through the project area. Summit Drive would bisect the project area
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and continue to a secondary access at the southern boundary of the Specific Plan area
directly connecting to the Ellis residential subdivision to the south. Future entry and exit
points into the subdivision would come off of Samuel James Way (Street 7), which runs
east and west. Sidewalks are proposed on all streets, and a multi-purpose path is
proposed on Summit Drive and along the project area frontage of Valpico Road. All
streets would be publicly owned and maintained and would be built to the standards
established by the Avenues Specific Plan.

An entry monument and a gateway structure are proposed to be constructed by the
project developer and located in the right-of-way. These will be maintained by a private
property owner’s association under an agreement with the City.

The Specific Plan contemplates two large “special landscape areas” as separate
parcels. These are not intended to be part of the right-of-way and it is staff’'s
understanding that these will be privately owned and maintained by the private property
owner’s association.

Infrastructure

The Avenues project would be served by the City of Tracy for water, wastewater
services, and stormwater collection upon annexation, as summarized below:

Water: The proposed water improvements for the ASP area would consist of a
conventional on-site water system with mains, services and fire hydrants designed
in accordance with the City of Tracy Design Standards.

The Avenues project will install new 8-inch and 12-inch diameter pipelines to
provide potable water service within the project area, with one connection to the
existing 24-inch diameter pipeline on Valpico Road, and one connection to the 12-
inch diameter pipeline currently under construction in Summit Drive as part of ESP
Phase 1. The project will be served solely from Zone 2 under normal operating
conditions. As discussed above, a pressure reducing valve (PRV) will be installed
at the connection to ESP Phase 1, which is served from Zone 3. Under emergency
conditions, such as in the event of a fire within the project area, this PRV can
activate to allow the Avenues to be supplied from Zone 3.

A Hydraulic Evaluation of the Avenues Specific Plan area was completed by West
Yost Associates, which concluded that proposed pipelines are sufficient to supply
peak hour demand and maximum day demand plus fire flow demand to the
Avenues area.

Recycled Water: The proposed recycled water improvements would consist of an 8"
recycled water main in Summit Drive that would provide a connection from the 8"
recycled water main at the southern end of the Plan Area, under construction by the
Ellis Specific Plan development, to the proposed recycled water main in Valpico
Road. The recycled water main would be connected to the potable water system
until recycled water is available.
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Wastewater: The proposed wastewater improvements for the Plan Area would
consist of a conventional on-site gravity sanitary sewer system with mains,
manholes, and laterals designed in accordance with the City of Tracy Design
Standards. The proposed wastewater improvements would also include an off-site
sanitary sewer main in Valpico Road that would convey wastewater from the
proposed project and connect to the extension of the proposed Corral Hollow Road
Sewer as described in the Tracy Wastewater Master Plan. Both Phase 2 and
Phase 3 of the Corral Hollow Sewer Upgrade must be completed for this
development to connect to the Corral Hollow sewer system.

Wastewater discharge from the Avenues Specific Plan area will be treated at the
City’'s Wastewater Treatment Plant (WWTP). The City has identified a limited
wastewater treatment capacity in the WWTP until current and future capital
expansion projects are completed and operational. As of January 2015, the City
has an unused capacity of approximately 4,200 equivalent dwelling units (EDUS)
within its wastewater treatment plant available to serve development within AS, but
as other development projects within the City come forward and building permits are
issues, the remaining capacity will be reduced.

Storm Drain: The proposed storm drain system for the ASP would consist of a
conventional onsite storm drain system with mains, catch basins, and manholes
designed in accordance with the City’s Storm Drain Master Plan and City of Tracy
design standards. Existing storm drain in Summit Drive recently constructed as part
of the Elli Specific plan development south of the ASP area will be extended with
new 60" SD extending north from the Ellis Specific Plan area to Valpico Road
discharge into future DET 3A proposed to be located between the WSID Upper
Main Canal an Schulte Road.

The Avenues Specific Plan is proposing to provide permanent storm water quality
measures to meet the requirements of the City’'s Multi-Agency Post-Construction
Stormwater Standards Manual (Stormwater Standards Manual) offsite within future
DET 3Ainstead of within the development areas for the Avenues Specific Plan.

Other Urban Services

Solid Waste

Solid waste from Avenues will be accommodated at the Tracy Materials Recovery
Facility (MRF transfer facility), and would then be hauled to the County Foothill
landfill east of Tracy. On a designated day, the City’s solid waste franchisee
(currently Tracy Delta Solid Waste Management, Inc.) will collect solid waste and
take it to their disposal facilities.

Utilities
PG&E provides electricity and natural gas to the Avenues site. Transformers would

be located above ground as per PG&E requirements. This above-ground
transformer would likely be placed in between the front yards of residential units and
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screened if possible. Where feasible, PG&E will locate the transformers within the
common areas. Gas pressure regulators will be placed within common areas;
however, individual gas meters will be placed in the side yards of each home.

AT&T will provide telephone service. Comcast provides television cable for Tracy
and unincorporated areas. It is anticipated that electric, gas, telephone, and cable
services to the proposed development will be provided through extension of existing
facilities adjacent to the community. Overhead lines located on the north side of
Valpico Road will be placed underground.

Emergency Services

Fire protection will be provided by the Tracy Rural Fire Protection District (TRFPD)
through the South San Joaquin County Fire Authority (SSJCFA). The TRFPD is a
member agency of the recently formed SSJCFA, which replaces the former South
County Fire Authority. Currently, the closest fire station to the ASP project is Fire
Station No. 97, located at 595 West Central Avenue. A Standards of Coverage
study completed in May 2017 by the former South County Fire Authority concluded
that a new fire station will need to be located on Valpico Road, west of Corral
Hollow Road, to serve new developments on the west side of Tracy. The TRFPD
Board of Directors has determined that this fire station will be needed to service the
Project area within the performance standard of a 4:00 travel time from a fire
station. The project applicant would be required to deposit with the City funds
sufficient to pay its full and actual fair share of the costs of the construction and
equipping of a new fire station based on costs set forth in the City of Tracy Public
Services Master Plan, updated as of the date of such final inspection, prior to the
final inspection of the first building permit. Therefore, although the development of
the ASP neighborhood would increase demand on fire services, potential impacts
would be mitigated by the construction of new fire service facilities pursuant to the
City’'s Master Plan for Public Facilities. The design of the proposed street cross
sections have been reviewed by the South County Fire Authority to ensure
adequate physical access is available to emergency response vehicles and
personnel. The design of the proposed street cross sections has been reviewed by
SSJCFA. Adequate unobstructed physical access for emergency response
vehicles and personnel has not been incorporated into the proposed street cross
section designs, in accordance with the California Fire Code and the Tracy
Municipal Code. All street cross section designs shall be required to meet all state
and local requirements.

Police protection is provided by the Tracy Police Department, serviced from their
headquarters at 1000 Civic Center Drive, approximately 3.5 miles north of the site.
Funding of police services will come from annual payment of property taxes (a
Community Facilities District for services), along with sales taxes and other
revenues generated by future development.

Overview of the Zoning Ordinance Amendment

The purpose of the Zoning Ordinance Amendment is to add the Avenues Specific Plan
Zone to the list of zone districts in the City. All property in the Avenues Specific Plan
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Area would be zoned Avenues Specific Plan (ASP) Zone and the City’s Zoning Map
would be amended to reflect this change. The zoning regulations for the ASP Zone
would be contained in the Avenues Specific Plan. This administrative step is similar to
the approach used for the zoning of the Cordes Ranch Specific Plan area, Northeast
Industrial Specific Plan area, the Tracy Hills Specific Plan area, the Tracy Village
Specific Plan area, and the Ellis Specific Plan area.

Roadway Network Changes Recommended

The neighborhood character and certain streetscape development standards for the
Avenues, according to the developer, was envisioned to consistent with the Ellis
development located to the south. For example, many of the streetscape elements (bike
paths, intersection bulb outs, alleys, etc.) within the Ellis project are also being proposed
to be implemented in the Avenues. Summit Drive is an example of a street section that
will extend from Corral Hollow through Ellis to Valpico through the Avenues project.

While it is the intent of the developer to replicate the exact Summit Drive cross section in
Ellis through the Avenues, staff has some concerns with the design as proposed. More
specifically, the amount of traffic projected through the Avenues on Summit Drive is
estimated at approximately 2,000 and 5,000 daily trips. Both the City’'s 2007 and
updated 2012 Transportation Master Plan (TMP), would classify this roadway segment
as a Collector and, as such, would typically require an additional median travel lane to
accommodate two-way left turning movements for improved circulation. Staff and the
developer have had numerous discussions regarding this design standard and the
developer wishes to keep the current cross section to be a minor collector street. Staff
recommends that the modified cross section (see Figure 1 in Attachment B) for a portion
of Summit Drive be changed in the Specific Plan to show a collector street with an
additional median travel lane to maximize circulation options for the neighborhood in the
future. Should Planning Commission and Council wish to leave the street sections as
proposed, staff would monitor the roadway as the Avenues and other projects in the
area develop and would review future mitigations, if necessary. An example of a future
mitigation, should circulation become compromised in the future, could be to eliminate
parking on certain sections of the street. Such mitigation would have to be City initiated
and funded in the future and may be difficult to explain to adjacent property owners.

Environmental Review

Consistent with California Environmental Quality Act (CEQA) provisions, the City
prepared an Initial Study to evaluate the potential environmental impacts associated with
the proposed Avenues Specific Plan, annexation and establishment of the new ASP
Zone. Based on the findings of this evaluation, prepared by the City’s environmental
consultant, Kimley-Horn and Associates, it was determined that that the project would
not result in any significant impact which could not be reduced to levels of insignificance,
and a Mitigated Negative Declaration has been prepared (Exhibit 1 to Resolution).

Less than significant impacts with mitigation measures were identified for Aesthetics,
Agricultural and Forestry Resources, Air Quality, Biological Resources, Cultural
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Resources, Geology and Soils, Hazards and Hazardous Materials, Hydrology and Water
Quiality, Land Use and Planning, Noise, Public Services, and Transportation/Traffic.

A 30-day public review period for the Mitigated Negative Declaration/Initial Study
commenced on July 19 and ran through August 20, 2018 for interested individuals and
public agencies to submit written comments on the document. The comments received
by the publication date of this agenda item have been addressed in the Errata attached
to the Planning Commission Resolution as Exhibit 2.

RECOMMENDATION

Staff recommends that the Planning Commission recommends that the City Council do
the following:

1. Introduce and waive the full reading of an ordinance for the following:
a. Adopt the Avenues Specific Plan
b. Amend the Tracy Municipal Code to add the Avenues Specific Plan (ASP)
Zone
c. Prezone the Avenues project site as ASP Zone

2. Adopt a Resolution approving the following:

a. Annexation of the Avenues project site (Assessor’'s Parcel Numbers 240-
140-05 and 240-140-06) and the fronting right-of-way (Valpico Road) to the
City of Tracy

b. Adopt the Mitigated Negative Declaration and Mitigation Monitoring Report
Plan for the project

c. Direct staff to prepare and submit an application for Approval of the
Annexation request to the San Joaquin LAFCo for the Project site and the
right-of-way (Valpico Road) into the Tracy City Limits

POTENTIAL MOTION

Move that the Planning Commission recommends that the City Council do the following:

1. Introduce and waive the full reading of an ordinance for the following:
a. Adopt the Avenues Specific Plan
b. Amend the Tracy Municipal Code to add the Avenues Specific Plan (ASP)
Zone
c. Prezone the Avenues project site as ASP Zone

2. Adopt a Resolution approving the following:
a. Annexation of the Avenues project site (Assessor’s Parcel Numbers 240-
140-05 and 240-140-06) and the fronting right-of-way (Valpico Road) to the
City of Tracy
b. Adopt the Mitigated Negative Declaration and Mitigation Monitoring Report
Plan for the project
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c. Direct staff to prepare and submit an application for Approval of the
Annexation request to the San Joaquin LAFCo for the Project site and the
right-of-way (Valpico Road) into the Tracy City Limits

Prepared by: Kimberly Matlock, Associate Planner
Dan Doporto, Special Counsel
Nanda Gottiparthy, PE, Engineering Consultant
Kevin Jorgensen, Building Official
Richard Joaquin, Parks Planning & Development Manager
Amy Ray, Fire Marshal

Reviewed by: Robert Armijo, PE, City Engineer / Assistant Development Services Director
Bill Dean, Assistant Development Services Director
Don Scholl, Public Works Director
Brian MacDonald, Parks and Recreation Director
Kul Sharma, Utilities Director
David A. Bramell, Interim Fire Chief, South County Fire Authority
Karin Schnaider, Finance Director

Approved by: Andrew Malik, Development Services Director

ATTACHMENTS

Attachment A — Avenues Specific Plan with Pattern Book and Master Sign Program (see binder)
Attachment B — Figure of Collector Street from the Transportation Master Plan
Attachment C — Planning Commission Resolution
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Avenues Specific Plan
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01 Introduction and Site Context

1.1 Vision

The Avenues Specific Plan (ASP) is the regulating document implementing a residential neighborhood.
The Avenues Specific Plan pertains to a 95.3-acre parcel identified as Residential Low (RL) in the City of
Tracy General Plan referred to herein as the ASP Area. The ASP Area is located between Lammers Road
and Corral Hollow Road along the southern side of Valpico Road.

Drawing from the City’'s past and looking to the City's future,
the Avenues project represents an opportunity for the City
of Tracy to create an integrated addition to the community
based on the principles of a pedestrian-friendly, connected,
planned development.

In order to achieve this vision, the ASP establishes a context
for the orderly and efficient development of the ASP Area.
The purpose of the ASP is fourfold:

» To incorporate the goals and objectives of the City
of Tracy General Plan which provides a vision for how
development should look, feel, and function in an effort
to maintain the City of Tracy’s unique character and sense
of place.

» To fulfill the vision, implement the principles, and land
uses set forth in the General Plan;

» To set forth the community character and imagery envi-
sioned for the Avenues and to define the supporting
development standards and design guidelines which will
be necessary to achieve the Avenues vision; and

»  To establish development standards for the Avenues that
are tailored to achieve the vision.

1.1.1 Guiding Principles
Principles that have guided the development of the Avenues
Specific Plan include:

» Develop and implement the Specific Plan in a way that
allows the Avenues to become a unigue community with
a distinct character and style.

» Base development guidelines on the precedents found
in traditional towns of northern California to ensure that
the Avenues becomes a place of memorable beauty and

lasting urban quality.

1.1.2 Objectives

The following objectives have been identified for the ASP
Area and have guided preparation of the Avenues Specific
Plan and its implementation program:

» Create a new public recreation space.

»  Utilize a variety of architectural styles.

1.2 Project Description

The Avenues project creates a residential village. The ASP
includes a comprehensive land use plan for the development
of approximately 95.3 acres. The ASP includes residential
and recreational uses. The plan will accommodate a maxi-
mum of 480 residential units (minimum 380 units) not includ-
ing accessory dwelling units (ADU) and a neighborhood park.

Neighborhood

The plan contains a compact, well-organized, pedestrian-
friendly neighborhood, linked by a comprehensive system
of local streets, and pedestrian and bicycle paths. The ASP
includes a mix of housing types.

Neighborhood Park
Public space is fundamental to the ASP. A park serves a mix
of recreational needs essential to the daily life of residents.
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Figure 1.1 Image of existing site looking south.

1.3 Specific Plan Authorization

1.3.1 State Authority
Specific Plans are authorized by Section 65450 et seq. of the
California Government Code.

As set forth in the Government Code, Specific Plans must
contain the information outlined below. The location of this
information in the ASP is shown in bold following each item.

»  The distribution, location, and extent of the uses of land
within the area covered by the ASP. (Section 2: Land
Use and Development Standards and Section 3:

Infrastructure)

»  The proposed distribution, location, and extent and inten-
sity of major components of public and private transpor-
tation, wastewater conveyance, water drainage, solid
waste disposal, energy, and other essential facilities
needed to support the land uses proposed in the ASP.

(Section 3: Infrastructure)

» Standards and Criteria by which development will pro-
ceed and standards of conservation, development, and
utilization of natural resources. (Section 2: Land Use
and Development Standards and Appendix A: Ave-

nues Pattern Book)

» A program of implementation measures including regula-
tions, capital improvements, public works projects, and
financing measures. (Section 2: Land Use and Devel-
opment Standards and Section 4: Infrastructure

Funding and Phasing)

The ASP has two appendices:

»  Appendix A:

Avenues Pattern Book (Appendix A: Pattern Book)

Appendix B:
Avenues Additional Landscape Features/Character Ele-
ments And Sign Program (Appendix B: Sign Program)

1.3.2 City of Tracy Authority

Under Section 10.20.010 Authority for Specific Plans of the
Tracy Municipal Code under the California Planning and Zon-
ing Law, the City Council is authorized to prepare, adopt and
implement a Specific Plan for any area covered by the City
of Tracy General Plan. This includes areas within the City
boundaries, the City's sphere of influence, or the General
Plan planning area ...As set forth in the General Plan, the
Avenues Specific Plan’s General Plan designation is RL. The
Residential Low designation applies to all of the Avenues
Specific Plan, which is located along the southern edge of
Valpico Road, and consists of residential units and a park.

1.4 Relationship to Other Plans

1.4.1 County and City Airport Plans

The Tracy Municipal Airport is located to the southeast of
the Avenues community. Land uses within certain zones in
the vicinity of the airport are regulated by the San Joaquin
County Airport Land Use Commission (ALUC). The San Joa-
quin Council of Governments serves as the ALUC and has
adopted the San Joaquin County Airport Land Use Plan, the
latest version of which was adopted in 2009. In 1998, the
City of Tracy adopted the Master Plan for the Tracy Municipal
Airport (Tracy Airport Master Plan).

It is a policy of the Safety Element of the General Plan that
new development be consistent with the County and City
plans. As set forth in greater detail herein, the ASP complies
with all applicable sections of the City of Tracy Airport Mas-
ter Plan and is in compliance with the San Joaquin County
Airport Land Use Plan.

1.4.2 Zoning
This document serves as the zoning document for the prop-
erty within the ASP area.



1.5 How to Use the Specific Plan, Pattern Book, and
Sign Program

The Specific Plan serves as a regulatory tool in the devel-
opment of the Avenues. The Specific Plan incorporates a
Pattern Book that sets forth standards for the development
of buildings on lots. It also incorporates a Sign Program that
establishes standards for additional landscape features/char-
acter elements and signs in the ASP area. Together, the Spe-
cific Plan with the Pattern Book and Sign Program comprise
the administrative document governing the development
of the Avenues community. The body of the Specific Plan
generally governs horizontal development of lots with their
land uses, development standards, parks, public landscaping,
roads, utilities, special landscape features, and character ele-
ments; the Pattern Book generally governs the vertical devel-
opment on established lots, including exterior architecture of
buildings; the Sign Program generally governs the design of
landscape features, character elements, and signs. Section
5: Plan Review describes the process of developing the Ave-
nues community using the Specific Plan, the Pattern Book,
and Sign Program from site design through building permit.

01 Introduction and Site Context

1.6 Project Location

The ASP Area is in the City of Tracy bounded by Valpico Road
on the north and Ellis subdivision on the south, Corral Hollow
Road on the east, and agricultural land to the east and west.
The parcel is proximate to the interstate highway system,
with direct access to San Jose, San Francisco, Stockton, and
Los Angeles.

1.7 Existing Land Use

The Avenues is situated on relatively flat property just north
of the Coastal Range, in the heart of the Northern San Joa-
quin Valley. The proposed Specific Plan Area is in agricultural
use and is undeveloped. North of the plan area, across Val-
pico Road, the area is also characterized by agriculture. Ellis,
a vibrant mixed-use development, is located to the south.

West 11th Street

Union Pacific Railroad Line
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02 Land Use and Development Standards

2.1 Land Use Concept

The Avenues neighborhood has its distinct sense of place, reinforcing the General Plan goal of creating a
hometown feel. The Avenues employs traditional neighborhood design principles, utilizing a pedestrian-
friendly network of streets and a centrally located park. The park is positioned to provide the neighborhood
and the community with a central focus, with both active and passive recreational opportunities. Blocks are
sized to support a mix of housing types and to promote walkability. Along the main thoroughfare through
the neighborhood, garages will be kept off the street and will be accessed by way of rear driving lanes,
also known as alleys. The architecture of buildings will represent a number of residential styles historically
popular in the Tracy region, further discussed in Appendix A: Avenues Pattern Book.

2.2 Land Use Plan

The General Plan Land Use Designation for the Avenues Spe-
cific Plan area is Residential Low (RL), which permits 2.1 to
5.8 dwelling units per acre. The zoning designation is Ave-
nues Specific Plan. The Avenues Specific Plan and Pattern
Book provide the development regulations for the Avenues.
Development topics not covered by the Specific Plan or the
Pattern Book are regulated by Title 10 of the Tracy Municipal
Code (TMC) and other City standards as applicable (See Sec-
tion 5: Plan Review).

The Avenues Specific Plan area is approximately 95.3 gross
acres designated for residential uses. The overall site den-
sity is between 4 and 5 units per gross acre. The range is
provided to allow flexibility in designing and subdividing the
Avenues project area. The minimum number of residential
units in the Avenues shall not be lower than 380 and shall
not exceed 480. These figures do not include second units.

Figure 2.1 shows the Avenues Specific Plan area, anticipated
street pattern, and neighborhood park location. The precise
location of such facilities will be determined in the Tentative
Map (see Section 5.4). All of the streets, including alleys,
will be publicly owned and maintained. Refer to Chapter 4
Infrastructure for street standards.

The Residential land use designation applies to the entire
Avenues Specific Plan area and permits the following:

»  Single-family detached residential

» Accessory Dwelling Units, attached or detached
» Parks and other public recreation facilities

» Community centers, senior centers, teen centers

» Community service buildings, such as Fire Stations,
Police Stations, Post Offices, or other public facilities

» Public educational and institutional facilities

Consistent with City requirements, the ASP includes a park
obligation of 4 acres per 1,000 people. Avenues will feature 3
park acres per 1,000 population generated of Neighborhood
Parks dedication and 1 park acre per 1,000 population gener-
ated of Community Parks obligation (4 park acres per 1,000
population generated total). Population will be based on City
of Tracy Parks Master Plan (new development), April 2013.
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2.3 Development Standards
2.3.1 Lot development

Development standards for residential uses are established in
Table 2.1. Development standards for ADUs, vision clearance
for corner lots, ordinary projections into yards and courts, and
pools and pool equipment shall be consistent with the TMC
and the Low Density Residential (LDR) zone.

2.3.2 Parking

Off-street parking shall be provided in accordance with the
TMC requirements and City standards for off-street parking.
Driveways for front-loaded residential lots may be grouped
together or separated.

2.3.3 Fences, Walls, and Hedges

Fences, walls, and hedges shall be permitted in accordance
with the ASP and TMC requirements for residential lots,
except that no fence, wall, or hedge shall be located within 5
feet from the back of any public sidewalk. Maximum height of
front yard fencing is 3 feet. Fencing facing street sides is per-
mitted on the rear half of the lot only. Maximum height of the
side and rear yard fencing is 8 feet (6 feet preferred), except
in a P.U.E., where the maximum height is 6 feet. Minimum
of top 1 foot of 6-foot fences or top 1 foot 4 inches of 8-foot
fences facing streets and/or public space requires lattice.

Temporary model home fencing may extend into the public
right of way to include public sidewalks. Sidewalks on oppo-
site side of street must remain open for public use.

A screening fence or boundary wall, separating the Avenues
from adjacent undeveloped properties is permitted. This
includes temporary gates at streets to be extended off-site
in the future (see 3.7.5 Agricultural Edge). The Avenues is not
intended to be a gated community.

2.3.4 Landscaping
The builder shall landscape all publicly visible areas.

2.3.5 Subdivision design

The conceptual subdivision layout is shown in Figure 2.1.
Typical blocks are approximately 200 feet wide by a range
of approximately 400 feet to approximately 700 feet long.

For blocks containing front-loaded detached houses, the
block length shall be no longer than 1,200 linear feet without
a break. For rear-loaded blocks containing detached houses,
the block length shall be no longer than 950 linear feet with-
out a break. A break is defined as a physical interruption, such
as a street or alley, park, public open space, or a change in lot
type comprised of at least 200 linear feet. Perimeter blocks
are exempt from the block length requirement.

2.3.6 Private Property Signs

Signs in the Avenues Specific Plan Area on private property
shall be regulated by Title 10, Article 35 of the Tracy Munici-
pal Code, except as specified in Section 2.3.6 of the Ave-
nues Specific Plan and Appendix B: Sign Program. The signs
included in this Avenues Sign Program shall be permitted as
shown. The approval process shall include only a building per-
mit, and a sign permit processed in accordance with Title 10,
Article 35 of the Tracy Municipal Code. Regulatory signs not
approved as part of the ASP shall comply with City Standards
or California Department of Transportation (Caltrans/Califor-
nia Manual on Uniform Traffic Control Devices (CA-MUTCD)
standards where applicable.

In addition, the design of the landscape features/character
elements in Appendix B: Sign Program shall be permitted
as shown.

2.3.7 Utilities

All utility distribution facilities (including, but not limited
to, electric, gas, water, communication, and cable televi-
sion lines), including utility service laterals and equipment,
installed in and for the purpose of supplying service to any
building or property shall be vaulted, except equipment
appurtenant to the underground facilities, such as risers from
concealed ducts and poles supporting street lights.



02 Land Use and Development Standards

AVENUES SPECIFIC PLAN RESIDENTIAL DEVELOPMENT STANDARDS

DEVELOPMENT STANDARDS FRONT-LOADED LOTS, DETACHED REAR-LOADED LOTS, DETACHED
Lot Size 4,500 sq ft min 3,600 sq ft min.
Lot Width 45 ft min.; provided, however, lots on cul- 38 ft min.; provided, however, lots on cul-
de-sacs or knuckles shall have a minimum de-sacs or knuckles shall have a minimum
width of 35" at the front property line width of 35" at the front property line
Lot Depth 90 ft min. 80 ft min.
Front Yard Setback 10 ft. min. 10 ft min.

Face of garage: 18 ft min.

Garages shall be within rear 1/3 of the lot
accessed from alley

Interior Side Yard Setback

5 ft min.

5 ft min.

Street Side Yard Setback

10 ft min.

10 ft min.

Rear Yard Setback

House: 10 ft min.

Garage: 5 ft min.

House: 10 ft min.

Garage: 5 ft min.

Height 2 stories or 3b feet, whichever is less 2 stories or 3b feet, whichever is less
Lot Coverage 55% max 55% max
Open Space in Rear of 750 sq ft min. 550 sq ft min.

front-loaded lots and Inte-
rior Yard of rearloaded lots

Distance Between
Accessory Buildings

No requirement

No requirement

Distance Between
Main Buildings

No requirement

No requirement

Shade Structures

Shade structures and detached accessory
buildings shall meet the front, side, and
rear yard setbacks unless located on the

rear 1/3 of lot or 70 ft back from front prop-
erty line, in which case minimum rear set-

back and interior side yard setback is O ft. 2

Shade structures and detached accessory
buildings shall meet the front, side, and
rear yard setbacks unless located on the

rear 1/3 of lot or 70 ft back from front prop-
erty line, in which case minimum rear set-

back and interior side yard setback is O ft. 2

Encroachment |

Porches and/or balconies: 5' into Front Yard
and Street Side Setback

Bay Windows: 2" into Front Yard and Street
Side Setback

Fireplace and/or media nook: 2" into Side
Yard and Street Side Setback

Air Conditioning (A/C) units: 4" into the Side
Yard Setback, provided that at least one

side of the lot maintains the minimum set-

back for access to the front and rear yards.

Porches and/or balconies: 5' into Front Yard
and Street Side Setback

Bay Windows: 2" into Front Yard and Street
Side Setback

Fireplace and/or media nook: 2" into Side
Yard and Street Side Setback

Air Conditioning (A/C) units: 4" into the Side
Yard Setback, provided that at least one

side of the lot maintains the minimum set-

back for access to the front and rear yards.

1 Only permitted if not encroaching into a public utility easement.
2 This exception to minimum setbacks does not apply to garages.

Table 2.1 Residential Development Standards
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Figure 2.1 ASP Subdivision Layout/Zoning - RESIDENTIAL LOW (RL)

* CONCEPTUAL PARK LOCATION

Note 1: Pursuant to the City of Tracy General Plan, parks and special landscape features are allowed within residential land use
designations. For an illustration showing the prescribed location of the park and special landscape features, see Section 3, Figure 3.18.
Note 2: Pursuant to the City of Tracy General Plan, lanes are allowed within residential land use designations. The precise location of such
facilities will be determined upon the approval of detailed plans. Diagrams in the ASP are illustrative and not intended to indicate the
percent or location of lane loaded lots. In general, lanes are encouraged parallel to higher traffic interior streets and along view corridors.
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3.1 Vehicular Access

03 Infrastructure

The Avenues is located in the southeastern area of the City of Tracy, south of Valpico Road and west of
Corral Hollow Road. The Avenues is in close proximity to Interstate 580, which connects the Central Valley
with the East Bay and the Bay Area farther to the west. The Avenues also has access to Interstate 205,
running east/west, and has access to Interstate 5, running north to Sacramento and to Los Angeles and
other points south. More immediate to the Avenues parcel, the area is connected to the City of Tracy by
Valpico Road and Summit Drive. Urbanization of the Avenues will require improvements to streets both
within and beyond its boundary, particularly Valpico Road.

The Avenues contains a framework for circulation consisting
of both a Community and a Neighborhood Streets Network
(Figure 3.3). Primary access to the community is provided by
the main entrance at Valpico Road. Summit Drive connects
this entrance to the Ellis subdivision to the south.

3.1.1 Street Network and Hierarchy

A grid pattern of different street types (see Figure 3.3 Street
Hierarchy), each with a different character and function,
serves the transportation needs of the community. With
sidewalks on all streets and a multi-purpose path on some,
the streets are the armature for the pedestrian and bicycle
network as they connect the residential neighborhoods and
park within the Avenues.

The Avenues street network includes pedestrian/bicycle
safety and traffic calming measures. Roadways are designed
to reduce motor vehicle speeds and encourage pedestrian
and bicycle trips by featuring traffic calming measures. The
menu of ASP traffic calming measures includes traffic sig-
nals, all-way stop signs, two-way stop signs, on-street park-
ing, bulb-outs at intersections, knockdowns, etc. Figure 3.2
illustrates some of these techniques. The final type and loca-
tion of all traffic-calming elements will be determined at the
time of Tentative Map approval, with bulb-outs being as per
the ASP. All streets will be publicly owned and maintained.
Streets will be built to the standards established by applica-
ble City Engineering Design and Construction Standards and
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Standard Plans, except as modified by the ASP. All landscap-
ing, medians, and special landscape features shall be main-
tained by the Ellis Property Owners Association (EPOA) and
funded by the Ellis Community Facilities District (ECFD). The
park shall be maintained by the City and funded by the ECFD.

Figures 3.4 through 3.13 identify streets by type: Regional
Arterial, Entry, Community, Neighborhood, and Lanes. The
lengths shall be established through the approvals of a Tenta-
tive Map and Final Map.

Figure 3.1 Multi-purpose path
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Controlling Vehicle Movement

Traffic Signal All-way Stop Sign Two-way Stop Sign

Narrowing the Street

On-street Parking Bulb-out Intersection
(intersection of Summit Drive
and a Neighborhood Street)

Bulb-out
Bulb-Out Dimensions Bulb-Out Dimensions

for all Community for all Neighborhood
Street A Intersections Street Intersections

o™~ o~
o o~
22’
Bulb-out/Community Street A Bulb-out/Neighborhood Street

Figure 3.2 Traffic-Calming Measures
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Figure 3.3 Street Hierarchy

The precise location of streets will be determined upon the
approval of detailed plans. Diagrams in the ASP are illustrative
and not intended to indicate the percent or location of lane
loaded lots. In general, lanes are encouraged parallel to higher
traffic interior streets and along view corridors.

03 Infrastructure

4:way/Stop Signs

(Community/Street/A)

3-way/Stop Signs

4-way/Stop Signs

Samuel James Way:
(Community Street/A),

- REGIONAL ARTERIAL STREETS

- ENTRY STREETS
- MMUNITY STREETS
B s

- NEIGHBORHOOD STREETS
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3.1.2 Regional Arterial: Valpico Road Velpiao

Designation: A (Final Build-out)

Definition

Valpico Road is an existing roadway that serves as a major
east/west connection for the City of Tracy. Along the north-
ern boundary of the ASP, Valpico Road is an undivided two-
lane roadway with curb, gutter, and multi-use path along
the southern edge. The posted speed limit along the project
frontage is 45 miles per hour. Valpico Road is designated as a
major arterial in the City of Tracy General Plan. Major arterials
are intended to serve as the major routes of travel within the
city. Arterials can provide some direct but limited access to
adjacent parcels. These limitations can include restrictions on
spacing and turn movements into and out of driveway loca-
tions. Major arterials can also serve as bicycle and pedestrian
routes. In its final build-out, this road has dedicated left and
right turn lanes in both directions. A turn out may be installed
along the south side of Valpico road for potential future ser-
vice of Tracy Transit, and would be located in the general area
of the street section marker show on Figure 3.4 of Valpico
Road. Only street improvements would be provided.
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Figure 3.4 Key Plan: Regional Arterial - Valpico Road,
Designation A (Final Build-out)

Movement Free
Design Speed 45 MPH

Travel Lanes Two-way divided roadway, four lanes with
dedicated turn lanes at intersection

Parking None

R.0.W.Width 99 feet

Travel Lane Width 11 to 13 feet
CurbType Raised

Sidewalk Width 10-foot multi-use path on the south
side, b-foot sidewalk on the north side

Park Strip 7 feet at the curb and 20-foot dedicated land-
scape zone behind sidewalk on the south side, existing
park strips on the east side are of variable width

Landscape Street trees with a row of evergreen back-
ground trees; underplanted with low water use grasses,
shrubs, and/or groundcover (irrigated); planted median
with trees (irrigated); see Section 3.7 and Tables 3.2 to 3.5

—14-
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See Section 3.7 Special
Landscape Features
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3.1.3 Entry Street
Designation: A

Definition

The Summit Drive Entry is the primary access point accom-
modating moderate traffic volumes entering and exiting the
community from Valpico Road. Large trees in both the medi-
an and the park strips help mark the entrance. No on-street
parking is permitted.

~16-

Valpico Road
L

Summit Drive

Ellis Community

Figure 3.6 Key Plan: Entry Street A

) 2

Movement Free

Design Speed 25 MPH

Travel Lanes Two-way divided roadway, three lanes
Parking None

R.0.W.Width 91 feet

Travel Lane Width 12 feet minimum

Curb Type Raised

Sidewalk Width 10-foot multi-use path on one side;
5-foot sidewalk on other side

Bicycle Lane Class 1, one side

Park Strip 10 feet, both sides

see Section 3.7 and Tables 3.2 t0 3.5

Landscape 20-foot special landscape strip (irrigated);
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3.1.4 Community Street
Designation: A

Definition

As a street running along the edges of neighborhoods and
through the community, its adjacent land uses include various
types of residences, as well as a park and special landscape
features. In addition to providing connectivity, the Summit
Drive extension links Ellis to Valpico Road. On-street parking
is provided on both sides of Community Streets. A Class 1
bicycle lane on one side is provided along the length of the
street as part of the multi-purpose path network.
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Figure 3.8 Key Plan: Summit Drive

- COMMUNITY STREET A
V
/% PARK ALTERNATIVE COMMUNITY STREET A

Movement Free
Design Speed 25 MPH
Travel Lanes Two-way, two lanes

Parking Parallel, both sides; offset by park strip on
opposite side

R.O.W.Width 65 feet
Travel Lane Width 11 feet
CurbType Raised

Sidewalk Width 5 feet on one side; 10-foot multi-use
path on the other

Bicycle Lane Class 1, one side as part of the multi-
purpose path

Park Strip 6 feet, both sides, except park alternative

Landscape Single row of street trees with low water
use grasses, shrubs, and groundcover (irrigated); pedes-
trian access through landscape strip to be provided as
necessitated by parking; see Tables 3.2 to 3.5
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3.1.5 Neighborhood Street

Designation: A

Definition

A moderate-scale street providing local access throughout the
community. It accommodates on-street parking on both sides.
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Figure 3.10 Key Plan: Neighborhood Street A

- NEIGHBORHOOD STREET A

2
/% PARK ALTERNATIVE NEIGHBORHOOD STREET A

Movement Free

Design Speed 25 MPH

Travel Lanes Two-way, two lanes
Parking Parallel, both sides
R.0.W.Width 56 feet

Travel Lane Width 10 feet

Curb Type Raised

Sidewalk Width 4 feet, both sides; except park
alternative

Bicycle Lane None

Park Strip 6 feet, both sides; except park
alternative

Landscape Single row of street trees with low water use
grasses, shrubs, and groundcover (irrigated); pedestrian
access through landscape strip to be provided as neces-
sitated by parking; see Tables 3.2 to 3.5
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3.1.6 Lane
Designation: A

Definition

Primary access to residential off-street parking. Lanes are
designed to accommodate trash collection and dry utilities.
Dead-end lanes may not extend farther than 150 feet from a
public street. Fire hydrant spacing shall be 500 feet maximum
for all streets and lanes. The curb on each side of the lane
entrance shall be painted red 10 feet in both directions.

-22 -
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Figure 3.12 Key Plan: Lane A

Pursuant to the Citywide Transportation Master Plan, alleys are a
permitted street type. The precise location of such facilities will
be determined upon the approval of a tentative map. Diagrams in
the ASP are illustrative and not intended to indicate the percent
or location of lane loaded lots.

Movement Yield

Design Speed 10 MPH

Travel Lanes One-way
Parking None

R.0.W.Width 22 feet

Travel lane width 14 feet
CurbType Spill

Sidewalk Width None
Bicycle Lane None

Park Strip 3.5 feet, both sides

Landscape Low water use grasses, shrubs, and ground-
cover in park strip (irrigated)




CURB AND GUTTER

\

SPILL CURB AND GUTTER

Bundlng to Bundmg
Distance {
Garage

Garage
0.5 — L —0.5'
3 3
2 Bs5| 14" [B5S
<] Kl 4l <]
@ % Travel Lane % @
2] (Yield) @
x x
g o220 £
Right-of-Way
—_— - _—— _—— —+
|
5
Garage : “
) {
—
indighoN .
=

L G

* Garage

Garage

S
B
i

:J
a8

\/’

-

Garage

wW

24

Figure 3.13 Proposed Section and Plan: Lane A

cu

03 Infrastructure

Section Cut



03 Infrastructure

3.2 Pedestrian System Plan

The streets, blocks, and park of the Avenues are designed to
accommodate the needs of pedestrians and cyclists (Figure
3.14).

The Avenues has a diverse and well-developed pedestrian
circulation network. All streets in the community have side-
walks on both sides. The network of sidewalks connects
all areas of the residential neighborhood. This system is
enhanced by multi-use paths (trails) along primary streets
that link residents to the park and the regional network.

The pedestrian network is enhanced by traffic-calming strate-
gies at critical locations. Traffic calming elements are placed
to help mitigate pedestrian/automobile conflicts. Landscape
strips between back of curb and multipurpose path and/or
sidewalk shall have designated pedestrian crossings retained
on either side with steel headers.

The ASP shall provide sidewalks for pedestrian connection to
Ellis with the first phase of construction.

—24-
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Figure 3.14 Pedestrian and Trail Systems Plan - SIDEWALKS
- MULTI-USE PATHS (TRAIL SYSTEM)

APPROXIMATE LOCATION OF
BIKE RACKS IN THE PARK
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3.3 Bicycle System Plan

A 10-foot, multi-use bike /pedestrian path (trail) forms a cross
in the community to facilitate and encourage non-vehicular
travel. Bike racks will be located in the park.

Canopy trees will be planted the length of paths for shade.

The bicycle network will link to the broader City of Tracy and
San Joaquin County Bikeway Systems.

Figure 3.15 Avenues as it relates to existing bikeways in the City
of Tracy

SOURCE: City of Tracy
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- CLASS 1 (BIKE PATHS)
- CLASS 2 (BIKE LANES)
- CLASS 3 (BIKE ROUTES)
- CITY LIMIT
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- CLASS 1 (BIKE PATHS)

APPROXIMATE LOCATION OF PROPOSED
BIKE RACKS IN PARK

Figure 3.16 Bicycle Systems Plan
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3.4 Public Transportation

The Avenues is served by a variety of public transportation
options.

At a regional scale, the community is served by the Altamont
Commuter Express (ACE) which is a passenger rail line run-
ning between Stockton and San Jose, with a BART connection
to the Bay area from Pleasanton. Regional bus service is also
available within San Joaquin County, through the San Joaquin
Regional Transit District, Greyhound, and Amtrak California.

Transit access to the Avenues subdivision may be provided
in the future by the City’s TRACER bus system. The TRACER
provides service to the City of Tracy Transit Station with con-
necting service to the Altamont Commuter Express (ACE)
rail, San Joaquin Regional Transit District (SJRTD) regional
bus service including connections to BART, Greyhound, and
the proposed future high-speed rail service and BART con-
nections to the Bay Area and beyond.

Corral Hollow Road

Lammers Road

Figure 3.17 Regional Transit Map
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Future updates to the City of Tracy’s Short Range Transit
Plan (SRTP) may take into account providing future public
transportation access to this development. A turn out in Val-
pico Road may be provided as per the ASP 3.1.2 in Regional
Arterial: Valpico Road (see Figure 3.4).

3.5 Parking Network

Residential parking is on and off-street, some parking may be
accessed by way of residential driveways and the proposed
rear lane network. Most street types include on-street visitor
parking as well. To encourage walking and biking to parks, no
additional parking shall be provided over and above on-street
parking on neighborhood streets.

AVENUES SITE ROUTE A
ROUTE 90 — SJRTD ROUTE B
ROUTE C

TRANSIT STATION

ROUTE D (CLOCKWISE)

ROUTE E (COUNTER CLOCKWISE)

m m POTENTIAL ROUTE EXTENSION



3.6 Parks Network

The Avenues park is designed to provide a wide array of
active and passive recreation opportunities to meet the range
of needs within the community. Consistent with City require-
ments, the ASP is subject to park obligation of 4 acres per
1,000 people. Avenues will feature 3 park acres per 1,000
population generated of Neighborhood Parks dedication and
1 park acre per 1,000 population generated of Community
Parks obligation (4 park acres per 1,000 population generated
total). Population will be based on City of Tracy Parks Master
Plan (new development), April 2013.

The intention in the design of the park is to create a public
space that offers:

1. Avariety of active and passive recreational opportunities

for all age groups;

2. Recreational amenities within walking distance of resi-
dents’ homes;

3. Integration with the adjacent multi-use path (trail) system;
and

4. Access to multiple public streets.

The park shall be maintained by the City. All other open
space, landscape strips, parkways, medians and special
landscape features accepted by the City will be maintained
through the funding provided by the ECFD with maintenance
implemented by the EPOA. ASP parks shall be designed and
developed in conformance with the Specific Plan and shall
be maintained as prescribed in the Ellis Maintenance Agree-
ment (EMA) between the City and the EPOA. Park design
and amenities were first reviewed by the Parks Commission
prior to approval by City Council.

Homes front on the park creating a unique and desirable
residential design. To enhance park safety, the project shall
endeavor to have streets surrounding all sides of the park so
that more eyes are viewing the park. Group mailboxes may
be located in or adjacent to the park but will not be counted
as part of Neighborhood Park credit.

The park has an individual character and distinct features
designed to create a strong sense of place. The extensive
multi-use path system encourages residents to walk or bicy-
cle between the park and neighborhoods. On-street parking
is provided. The park name shall be “Central Park.”

The lllustrative Parks Plan (Figure 3.18) shows the general
location of the park.

_29-
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The park as a part of this Specific Plan which includes neigh-
borhood park concept plans (park components, elements,
size, name, theme) for the neighborhood park, shall be built
by the project, according to the specific plan concept plan
as approved by City Council, with no other modifications.
Any additional cost caused by project proponent such modi-
fication shall be the responsibility of the project, and funded
by the project. To encourage walking and biking to parks,
no additional parking shall be provided in excess of typical
neighborhood street parking within the residential neighbor-
hood. Where monolithic sidewalks are provided along street
frontage, landscape strips are removed to facilitate access,
no structured soil is required in tree wells in these areas.
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Valpico Road

Summit Drive

Ellis Community A

Figure 3.18 lllustrative Park Plan @ CENTRAL PARK

-30-



3.6.1 Central Park

Central Park is the visual and recreational focal point of
the neighborhood. Enhanced planting in bulb-outs creates
a strong and inviting presence on Summit Drive. Two park
sign entry features are placed on the northern and southern
corners of the park (see Appendix B: Sign Program). Uses
are oriented around two tree-lined promenades and include
a picnic area with shade structure, play areas for both 2- to
5-year-olds and 5- to 12-year-olds, a basketball court and a
multi-use youth soccer/ballfield. The Central Park shall be a
minimum of 4 acres.

Additional smaller lawn areas are available for informal play,
picnicking, and relaxation. Low berms planted with shade
trees enclose the park and provide a comfortable viewing
area for games and activities. Below is an illustration of the
Central Park design.

SUMMIT DRIVE

Figure 3.19 lllustrative plan
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Type
Neighborhood Park

Uses/Features

1.

2
3
4.
5

10.
1.

Entry portal

2- to b-year play
5- to 12-year play
Bike parking

Trash/recycling/
dog waste station

Restroom (2 unisex stalls)
and drinking fountain

Group picnic with shade
structure

Basketball/multi-purpose
Connectivity path
Park entry sign

Multi-purpose field
» Youth soccer
» Infield practice baseball

12.
13.

14.
15.
16.
17.
18.

19.

20.

03 Infrastructure

Low berms

Mail pick up (two
10-minute parking spots)

Concrete stepped wall
Outdoor workout station
Seat wall

Fence at playground

Special landscape feature
(not included as part of
Neighborhood Park credit)

Light pole at all main
walkways

Planting buffer (no spray
irrigation)
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Figure 3.20 Multi-purpose field

Figure 3.23 Undulating, rubber-surfaced

mounds

Figure 3.26 Multi-purpose field

Figure 3.29 Restrooms

Figure 3.21 Connectivity path

Figure 3.24 Multi-purpose field

Figure 3.27 2-to 5-year play

Figure 3.30 Seat wall
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Figure 3.22 5- to 12-year play

Figure 3.25 Seat wall

Figure 3.28 Workout station

Figure 3.31 Seat wall



3.7 Special Landscape Features

The ASP includes an enhanced iconic entry at Valpico Road,
generously landscaped street frontage and carefully designed
interfaces with agricultural edges. These will contribute to
both the desirability and livability of the new community. The
character of these features reflects the agrarian heritage of
the site. No fee credit or park credit will be given for these
amenities.

3.7.1 Summit Drive at Valpico Road

The Summit Drive entry at Valpico Road is an inviting gate-
way to the community. A stone entry building on the west
side and a walk-through portal on the east are surrounded
by flowering orchard trees and create a rustic, agrarian feel.
Stone columns, accent planting at corners, enhanced paving
at crossings, and columnar trees in the median provide for-
mality to the entry. Broadleaf evergreen trees in a triangulat-
ed pattern soften the theme wall along Summit Drive, while
more informal evergreen masses screen the wall along Valpi-
co. Street trees and groundcovers or grasses in the parkway
strips create a comfortable, pedestrian-scaled streetscape.

03 Infrastructure

Temporary banner poles and banners may be located along
Valpico Road and Summit Drive to be used for home sales
banners. This signage will be maintained by project propo-
nent. See Appendix B: Sign Program for additional details.

Conceptual Program
1. Entry monument building with lighted signage

2. Entry column

3. Walk-through entry portal and low stone wall (may have
lighted signage)

4. Accent planting

5. Orchard-like trees

6. Columnar trees

7. Broadleaf evergreen trees

VALPICO ROAD

Figure 3.32 Key plan

t ot
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Figure 3.33 lllustrative plan
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Figure 3.34 Avenues Entry at Valpico Road and Summit Drive

Figure 3.35 Entry Monumental Building (Pump House)

Figure 3.36 Pump House character precedent
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Photo: Gates & Associates



3.7.2 Valpico Road Streetscape

The Valpico Road streetscape includes a parkway strip with
street trees underplanted with drought tolerant, groundcov-
ers, shrubs and/or grasses. The landscape strip on the south
side includes informal masses of trees, shrubs, hedges, and/
or vines to screen the 8-foot masonry wall. For graffiti protec-
tion, coating should be applied to all visible sides of the theme
walls. The median is planted with trees and drought tolerant
shrubs, grasses, and/or groundcovers.

Figure 3.37 Street tree and median tree with shrubs and
groundcovers

Figure 3.38 Key plan
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Conceptual Program

1.
2.

3.

Street trees
Tree and/or shrub masses
Median tree with shrubs and groundcovers

Eight-foot theme wall

Figure 3.39 Valpico Road section

Figure 3.40 Valpico Road plan
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3.7.3 Valpico Road Streetscape — Interim Condition
Valpico Road will initially be installed in an interim condition.
At this time, a landscape strip will be planted between the
multipurpose path and the street. When the ultimate con-
dition is installed, the temporary landscape strip will be
reduced to the 7-foot parkway strip shown for the permanent
Valpico Road condition. The plantings will be consistent with
the design described for the final Valpico condition. Plant-
ings include tree masses along the theme wall with drought-
tolerant shrubs, groundcovers and grasses as understory. No
trees will be planted in the temporary landscape area.

Conceptual Program
1. Street trees

2. Tree and/or shrub masses
3. Eight-foot theme wall

4. Temporary landscape strip

Figure 3.41 Illustrative plan

—-36-

Figure 3.42 Key plan



3.7.4 Summit Drive

The 6-foot landscape strips on Summit Drive are planted
with street trees and low, drought tolerant groundcovers
and grasses. Trees are spaced at minimum 30 feet on-cen-
ter where there are no conflict with utilities for an inviting
streetscape aesthetic. Pedestrian walk-throughs are provided
in planting strips to facilitate access from on-street parking to
alley loaded lots and at key locations where crossings would
be needed to access the park or multi-purpose path. Pedes-
trian walk-throughs may include stepping stones, pavers, or
decomposed granite.

Bulb-outs enhance key intersections, slowing traffic and cre-
ating a more intimate, neighborhood feel. Enhanced pavers
at crosswalks further emphasize crossings, slow traffic, and
create a visually appealing streetscape.

Conceptual Program
1. Street trees, drought-tolerant planting in landscape strip

2. Pedestrian access through landscape strip
3. Bulb out with accent planting at intersection

4. Decorative pavers at pedestrian crossings

Figure 3.43 Key plan
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Figure 3.44 Decorative pavers at crosswalks
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3.7.5 Agricultural Edge

The edges of the community adjacent to existing agricultural
uses will be defined with 8-foot wood privacy fences or bound-
ary walls. Where streets terminate at site boundaries, barriers
shall be City standard (guard rails), or at the developer's option,
temporary gates for enhanced visual effect and to minimize
the intrusion of dust from undeveloped properties. Gates will
be designed to allow for emergency vehicle access if needed.
Gates may be wood, metal, or comparable material.

Temporary gates shall be removed at the time development
occurs adjacent to the Specific Plan area, when roadways are
connected to these streets. The subdivision is not intended
to be a gated community.

Figure 3.45 Eight-foot privacy fence

GATE LOCATIONS

Figure 3.46 Key plan

—-38-

Conceptual Program
1. 8-foot privacy fence or boundary wall

2. 8-foot rolling temporary gate

Figure 3.47 Eight-foot rolling gate



3.8 Lighting, Signage, and Furnishings

3.8.1 Lighting

Ornamental street lights shall be traditional in character and
at a pedestrian-scale. They are used for all streets, parks,
trails, bike paths, and walkways. The style of street lights
shall be the same as street lights found in Ellis. Maintenance
will be in accordance with the ECFD and EMA. All streets and
parks shall be lit to provide safe evening passage.

Special ornamental lighting may also be incorporated into
thematic monuments and signs at park entries.

All fixtures will be cut-off luminaires to control light and glare.
The lighting specified, although traditional in appearance,
shall have state-of-the-art luminaires for lighting efficiency
and glare reduction.

Light fixtures shall direct lighting patterns downward in either
a symmetrical or asymmetrical lighting pattern on the ground
with very little glare. The post lights, specified to be mounted
at the height of 14 feet, are scaled to pedestrians. This is an
optimal height which balances lighting efficiency and per-
formance, while providing direct illumination of pedestrian
areas for facial illumination, thereby providing a safe night-
time environment.

The lighting shall be spaced along the street and between
the street trees. Street trees are specified to have a minimum
10-foot clearance to street lights in order to provide adequate
room for the proper lighting performance.

Figure 3.48 Sign Type J
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3.8.2 Public Property Signs

Signs in the Avenues Specific Plan Area in the public right-
of-way, the public parks, or on public property, shall be regu-
lated by Title 10, Article 35 of the Tracy Municipal Code and
CalTrans regulations, except as specified in Section 3.8.2 of
the Avenues Specific Plan and Appendix B: Sign Program.
The signs included in this Avenues Sign Program shall be
permitted as shown. The approval process shall include only
building permit, and a sign permit processed in accordance
with Title 10, Article 35 of the Tracy Municipal Code. For
purposes of indemnifying the City, all temporary signage to
be located within street right-of-ways, as approved in the
ASP, will require one all-inclusive encroachment permit. Reg-
ulatory signs not approved as part of the ASP shall comply
with City Standards or California Department of Transporta-
tion (Caltrans/California Manual on Uniform Traffic Control
Devices (CA-MUTCD) standards where applicable.

In addition, the design of the landscape features/character
elements in Appendix B: Sign Program shall be permitted
as shown.

Figure 3.49 Regulatory signage and Flag signs

Figure 3.50 Wall Sign — Sign Type H
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3.8.3 Furnishings

Site furnishings shall include a simple palette of durable
traditional street and park furnishings, including bike racks,
trash receptacles, and benches. The selection of site furni-
ture should incorporate elements found throughout Ellis, to
provide a visual connection between the Avenues and the

Park furnishings and equipment should be thoroughly evalu-
ated for durability, ADA compliance, and consistency with
visual character. Maintenance of furnishings will be the
responsibility of the EPOA except in the park which shall be
maintained by the City, and shall be funded by the ECFD.

Ellis community.

AVENUES SPECIFICATIONS

ELEMENTS

DESCRIPTION

MANUFACTURER,MODEL, FINISH, COLOR

Street Lighting

Ornamental Traditional
Acorn

Sternberg Birmingham series, Dark Bronze Textured, LED

Street/Wayfinding Poles

Ornamental Traditional

Sternberg Richmond and/or Lexington series, Dark Bronze
Textured, LED

Street/Wayfinding Signs

Custom metal panel

Custom artwork on aluminum panel; Panel: reflective to match
Pantone 155C; Lettering: 4", Gill Sans MT Condensed, black

Regulatory Sign Poles

Ornamental

Sternberg Richmond or Lexington series, Dark Bronze Textured

Banner Poles

Ornamental Traditional

Sternberg Birmingham series with Sternberg Banner Arms,
Dark Bronze Textured

Enhanced Crosswalk Paving

Decorative Unit Pavers with
Colored Concrete Band

Ackerstone, Holland Stone1, Carmel with CA del Mar aggregate
FM mix, grind finish. Concrete accent band in Davis color 8084
(Silversmoke), sandblast finish

Stone Elements (Buildings,
Walls, Portals, Signage)

Stone Veneer

El Dorado Natural Stone - Profile: Cliffstone; Color: Montecito;
Stone Variety: Pennsylvania Fieldstone; Grout Style: Dry Stack

Pet Station/
Other Community Signs

Decorative metal panel

Custom artwork on aluminum panel with vynl letters. Panel
color; SW2912 Chanticlear (PMS 7623c) Lettering color:
SW6385 Dover White, Text per City Standards

Benches

Ornamental Traditional

Dumor 140/144 series, black powdercoat with custom lettering

Trash/Recycling

Ornamental Traditional

Dumor 148 series, trash and recycle separate

Bike Rack Traditional Maglin MBR200 series with custom lettering, black powdercoat
Bike Rack Decorative Huntco, The VELO or approved equal, color RAL 3003 Ruby Red
Tree Guard Ornamental Iron Age Designs Basic, Powdercoat, Special Rust #47

Drinking Fountain

Ornamental Traditional

MDF Most Dependable Fountains, 2008SM w/valve faucet, black

Picnic Tables Ornamental Dumor, 448 and 443 series, black

Shade Structure Decorative May be prefabricated or custom; materials will may be metal,
stone or stone veneer, may include logo or lettering, may be
solid or perforated as necessary to provide adequate shade.

Restroom Prefabricated Public Restroom Company; model PS 111; ADA accessible with

enhanced finishes: board and batten with ledgestone, standing
seam hip roof

Play Equipment/Elements

Thematic,Educational,
Innovative Play Elements

Play equipment and elements may be themed, custom or prefab-
ricated; primary materials to be metal with steel, steel-reinforced
cables, GFRC or other with limited use of water, sand or wood
for play value.

Table 3.1 Avenues specifications (or equal as approved by the developer)
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Figure 3.51 Bench Figure 3.52 Bike rack Figure 3.53 Picnic table

Figure 3.54 Trash Figure 3.55 Bike rack Figure 3.56 Tree grate Figure 3.57 Pet station
Figure 3.58 Shade structure Figure 3.59 Play equipment Figure 3.60 Play equipment

Figure 3.61 Shade structure Figure 3.62 Play equipment Figure 3.63 Play equipment
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3.8.4 Streetscape Types

The streetscapes of the Avenues vary. Primary streets will
have landscaped park strips between the sidewalk and curb.
These park strips shall be planted with ornamental, drought-
tolerant landscape materials, the park strips or landscape
strips will be planted with trees which shall be counted as a
City tree for each lot/residence, no residential front yard City
trees shall be required. Where parking is provided on streets
with alley-loaded homes, pedestrian access through the park
strips must be provided at a minimum of every residence.
Where parking is provided along park frontage, park strips
may be eliminated or limited to facilitate access.

Sustainable Landscape Design

The landscape system shall comply with the current Depart-
ment of Water Resources Water Efficient Landscape Ordi-
nance and CalGreen Building Code. Landscape should be
designed to reflect current best practices in landscape sus-
tainability, including some or all of the following:

» Emphasize drought tolerant, native or climate-adapted
plants

» Use California native plants where possible

»  Minimize the use of lawn, except for recreational pur-
poses

»  Group plants by water use, i.e., hydrozones.
» Design high efficiency, weather-based irrigation systems

» Space plants to avoid the need for shearing

» Choose diverse plant palettes
»  Design high-efficiency landscape lighting systems

»  Minimize light pollution and trespass

3.8.5 Street Trees

The landscape system is designed to honor the small-town
agrarian history of the area with shady, pedestrian-friendly
streets and a diverse, drought tolerant plant palette which
complements the architectural character of the houses. It is
expected that recycled water will be available for irrigation of
public streets, including Summit Drive, and common areas
in the future. Street trees have been carefully selected for
recycled water tolerance. Street trees located in landscape
strips shall meet the requirement of a City tree located in
residential lot/home front yards. Proponent may adjust street
tree spacing to avoid constraints, such as utilities.

» Large canopy trees will line the community streets.
Medium-sized canopy trees will enclose the neighbor-
hood streets.

» Accent trees will be used to define the community, neigh-
borhood intersections, and pedestrian street crossings,
as well as identify entries to the park.

» Orchard-like grid tree planting may be used in the entry
areas to reinforce the agrarian theme. Trees in the orchard
may be flowering, non-fruit-producing trees.

»  The park will be planted with a diversity of trees to pro-
vide shade and seasonal interest, as well as to define
outdoor rooms within the parks.

TREES

STREET USE BOTANICAL NAME COMMON NAME
Valpico Road Street Tree Pistacia chinensis ‘Keith Dave' Chinese Pistache
Quercus agrifolia Coast Live Oak
Background Trees Quercus ilex Holly Oak
Accent Tree Lagerstroemia indica Crape Myrtle
Entry at Valpico Street Tree Ulmus parvifolia Chinese EIm
Lagerstroemia indica Crape Myrtle
Accent Tree Chitalpa tashkentensis Pink Dawn Chitalpa
Columnar Tree Carpinus betulus ‘Fastigiata’ Southern Live Oak
Evergreen Arbutus ‘Marina’ Arbutus Marina
Summit Drive Street Trees Quercus palustris Pin Oak
Accent Trees Lagerstroemia indica Crape Myrtle
Chitalpa tashkentensis Chitalpa
Neighborhood Streets | Street Tree Ulmus parvifolia Allée’ Chinese EIm
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TREES

STREET | USE

BOTANICAL NAME

COMMON NAME

Park And Special Landscape Feature Trees

Aesculus x. carnea 'Briotii’

Red Horse Chestnut

Carpinus betulus

European Hornbeam

Catalpa speciosa

Western Catalpa

Cedrus deodara

Deodar Cedar

Chionanthus retusus

Chinese Fringe Tree

Cinnamomum camphora

Camphor Tree

Crinodendron patagua

Lily of the Valley Tree

Fagus sylvatica

European Beech

Magnolia grandiflora

Southern Magnolia

Melaleuca quinquenervia

Cajeput Tree

Nyssa sylvatica Sour Gum
Olea europaea ‘Swan Hill’ Olive
Podocarpus species Fern Pine
Quercus sp. Oak

Quercus rubra

Northern Red Oak

Sapium sebiferum

Chinese Tallow Tree

‘Swan Hill’ Swan Hill

Tipuana tipu TipuTree

Ulmus parvifolia Chinese Evergreen Elm
Ulmus sp. Elm

Zelkova '‘Green Vase'

Japanese Zelkova

Zelkova 'Village Green'

Japanese Zelkova

Zelkova serrata

Sawleaf Zelkova

Table 3.2 Tree List (to be adapted to respond to the specifics of each individual site and use)
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SHRUBS AND PERENNIALS

BOTANICAL NAME

COMMON NAME

Abelia sp. Abelia
Acacia species Acacia
Acanthus mollis Bear’s Breech
Agapanthus species Lily-of-the-Nile

Arbutus unedo ‘Compacta’

Dwarf Strawberry Tree

Arctostaphylos species

Manzanita

Buxus species Boxwood
Calamagrostis ‘Karl Foerster’ Reed Grass
Callistemon ‘Little John' Weeping Bottlebrush
Camellia species Camellia

Carex

Berkeley Sedge

Carpenteria californica

Bush Anemone

Ceanothus species Wild Lilac

Cistus species Rockrose
Coleonema species Breath of Heaven
Dietes sp. Iris

Erigeron karvinskianus Fleabane
Escallonia sp. Escallonia
Euonymus sp. Euonymus

Euryops pectinatus

Golden Bush Daisy

Festuca californica

‘Elijah Blue’ California Fescue

Galvezia speciosa

Island Bush Snapdragon

Gazania sp.

Geranium sp. Cranesbill
Helictorichon sempervirens Blue Oat Grass
Hemerocallis sp. Day Lily
Heteromeles arbutifolia Toyon
Heuchera sanguinea Coral Bells
Hydrangea sp. Hydrangea

llex aquifolium Holly

Iris douglasiana Douglas Iris
Juncus patens ‘Elk Blue' California Gray Rush
Lantana species Lantana
Lavandula sp. Lavender

Leymus 'Canyon Prince’

Canyon Prince Wild Rye

Liriope muscari

Big Blue Lilyturf

Lomandra longifolia

Draft Mat Rush

Loropetalum chinense

Red Fringe Flower

Mahonia repens

Mimulus sp.

Monkey Flower

Miscanthus sinensis ‘Adagio’

(no common name)

Muhlenbergia rigens Deer Grass
Myrica californica Pacific Wax Myrtle
Myrtus communis Myrtle

Nandina sp. Heavenly Bamboo
Nerium oleander Oleander

Phormium tenax

New Zealand Flax
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SHRUBS AND PERENNIALS

BOTANICAL NAME

COMMON NAME

Pittosporum crassifolium

Pittosporum tenuifolium

Polystichum muniturm

Western Sword Fern

Rhamnus ‘Eve Case’ Coffeeberry
Rhododendron Rhododendron
Rosa sp. Rose
Rosmarinus sp. Rosemary
Salvia sp. Sage

Santolina sp. Lavender Cotton
Senecio cineraria Dusty Miller
Sollya heterophylla Australian Creeper
Spirea sp. Spirea

Syringa vulgaris Lilac

Teucrium sp. Germander
Viburnum sp. Viburnum

Wistringia fruticosa

Coast Rosemary

Xylosma congestum

Shiny Xylosma

Table 3.3 Recommended Shrubs/Perennials

GROUNDCOVERS

BOTANICAL NAME

COMMON NAME

Bergenia crassifolia

WinterBloomingBergenia

Ceanothus species

Wild Lilac

Convolvulus mauritanicus

Ground Morning Glory

Coprosma ‘Verde Vista’

Dymondia margaretae

VINES

BOTANICAL NAME

COMMON NAME

Campsis radicans

(no common name)

Clematis armandii

Evergreen Clematis

Clytostoma callistegiodes

Lavender Trumpet Vine

Festuca sp. Fescue

Fragaria chiloensis Wild Strawberry
Gazania sp. —
Helictotrichon sempervirens | Blue Oat Grass
Hemerocallis sp. Day Lily

Iris douglasiana Douglas Iris
Lantana sp. Lantana

Liriope muscari Lily Turf

Myoporum parvifolium

Osteospermum fruticosum

Trailing African Daisy

Rosmarinus officinalis
'Prostratus’

Prostrate Rosemary

Scaevola ‘Mauve Clusters'

Stipa pulchra

Purple Needlegrass

Trachelospermum asiaticum

Vinca minor

Dwarf Periwinkle

Table 3.4 Recommended Groundcovers

Distictis sp. Trumpet Vine
Hardenbergia violacea Happy Wanderer
Jasminum polyabthum Jasmine
Parthenocissus tricuspidata | Boston lvy
Solanum jasminoides Potato Vine

Wisteria sinensis

Chinese Wisteria

Table 3.5 Recommended Vines
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3.9 UTILITIES

The City of Tracy Master Plans identify the improvements
required for the maximum buildout of the Avenues. Existing
utility systems that are of adequate capacity will be utilized to
serve the Avenues. In the event that the existing infrastruc-
ture does not have sufficient capacity to serve the project,
additional improvements will be constructed to supplement
or provide additional capacity.

3.9.1 Domestic Water

Service Provider

The City of Tracy provides potable water service in the City
of Tracy.

Water Supply

The City of Tracy has multiple sources of water including
groundwater wells and surface water from the Central Val-
ley Project and the South County Water Supply Project. The
City treats the surface water obtained from the Central Valley
Project at its John Jones Water Treatment Plant located near
the airport in the southeast portion of the City. The surface
water obtained from the South County Water Supply Project
is treated and delivered to the City by the South San Joaquin
Irrigation District.

Existing Facilities

The City’s water system is comprised of two existing Pres-
sure Zones (One and Two) and a planned third zone (Three).
Avenues is located in Pressure Zone Two which serves areas
between elevation 75 and 150.

Treated water leaves the City's water treatment plant at
Zone 2 Pressure. There is an existing 24" Zone 2 water main
in Corral Hollow Road and an existing 16" water main in Val-
pico Road. There is also a planned 12" Zone 3 water main in
Summit Drive, under construction by Ellis, which will extend
to the south side of the project.

Master Plan Improvements

The City of Tracy completed the Citywide Water System
Master Plan in December 2012. The Master Plan identi-
fied the required potable and recycled water system facili-
ties required to serve the buildout of the City's General Plan
including existing and future service areas within the Sphere
of Influence. Avenues was included as a future project in the
Master Plan.

The Master Plan recommended treatment, storage, pump-
ing, and piping improvements as well as new groundwater
wells to support the General Plan buildout of the City. These
improvements include the improvements needed for Ave-
nues, which is the extension of a 12" water main in Summit
Drive through Avenues with an emergency PRV at the con-
nection to the planned 12" Zone 3 water main, under con-
struction by Ellis, at the southerly project boundary to the
existing 16" water main in Valpico Road.

Avenues will participate in the implementation of the water
system Master Plan through the payment of fees, and/or the
construction of improvements, which will include a credit and
reimbursement agreement.

Projected Water Demand

The projected water demand was calculated for Avenues
using the water demand factors contained in the Master Plan.
Table 3.6 shows the projected water demand of 232,065 gpd
based on the Master Plan Generation factors.

Specific Plan Improvements

The proposed water improvements for Avenues will consist
of a conventional on-site water system with mains, services
and fire hydrants designed in accordance with the City of
Tracy Design Standards.

3.9.2 Wastewater Treatment

Service Provider

The City of Tracy provides wastewater collection and treat-
ment in the City of Tracy.

Existing Facilities

There is a proposed 8" sanitary sewer main in Summit Drive,
under construction by Ellis, on the south side of the project
that is not intended to serve Avenues. There is an existing 18"
sanitary sewer main in Corral Hollow Road near the intersec-
tion of Parkside Drive which flows northerly in Corral Hollow
Road increasing in size and eventually reaching the City of
Tracy Wastewater Treatment Plant located near Holly Drive
and W. Larch Road north of Interstate 205. The Avenues,
upon Final Map approval, is expected to be allocated existing
capacity if available for development.

PROJECTED WATER DEMAND

Land Use Acres (ac) | Dwelling Units (du) Demand Factor (gpd/du or ac) Average Daily Demand (gpd)
Residential 90.5 480 450 216,000
Park? 4.5 — 3,5701 16,065
TOTAL 95 480 232,065

1 Park Demand Factor is based on 4 acft/AC/year from the Master Plan

Table 3.6 Projected Water Demand
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Master Plan Improvements

The City of Tracy completed a Wastewater Master Plan in
December 2012. The Master Plan identified infrastructure
requirements for both wastewater treatment and convey-
ance based on wastewater flows from existing and future
service areas. Avenues was included as future residential in
the Master Plan.

The Master Plan recommends a phased expansion of the
existing wastewater treatment plant from its current capac-
ity of 10.8 mgd to 21.0 mgd and also recommends convey-
ance improvements for the east and west catchment areas
in the City. Avenues is located in the west catchment area
which will include an extension of the existing Corral Hollow
Road Sewer from Parkside Drive to W. Linne Road as well
as upgrades to increase the capacity of the existing Corral
Hollow Road Sewer, a new Lammers Road Sewer and other
downstream improvements.

Construction plans for the first phase of upgrades to the exist-
ing Corral Hollow Road sewer, downstream from Parkside
Drive, and the extension of the Corral Hollow Road sewer,
from Parkside Drive to Linne Road have been completed.
Construction of both of these projects is expected to occur
in 2017/2018 and be available to serve the Avenues project.

Avenues will participate in the implementation of the Waste-
water Master Plan through the payment of fees and/or the
construction of Master Plan facilities with corresponding fee
credit and reimbursement agreement.

Projected Wastewater Demand

The projected wastewater demand was calculated for Ave-
nues using the wastewater generation factors contained in
the Master Plan. Table 3.7 shows a projected wastewater
demand of 126,720 gpd.

Specific Plan Improvements

The proposed wastewater improvements for Avenues will
consist of a conventional on-site gravity sanitary sewer sys-
tem with mains, manholes, and laterals designed in accor-
dance with the City of Tracy Design Standards. The on-site
sanitary sewer mains will collect wastewater from the homes
and direct it towards Summit Drive and then from south to
north in Summit Drive towards Valpico Road.

03 Infrastructure

The proposed wastewater improvements will also include an
off-site sanitary sewer main in Valpico Road that will convey
wastewater from Avenues and connect to the extension of the
proposed Corral Hollow Road Sewer as described in the Tracy
Wastewater Master Plan. In the event that the Corral Hollow
Road Sewer has not been extended from Parkside Drive to
Valpico Road, Avenues may construct it and enter a fee credit
and reimbursement agreement with the City of Tracy.

3.9.3 Recycled Water

Service Provider

The City of Tracy is planning to provide recycled water ser-
vices to portions of the City of Tracy.

Existing Facilities
There is a planned 8" recycled water main in Summit Drive,
under construction by Ellis, on the south side of the project.

Master Plan Improvements

The City of Tracy has a Citywide Water System Master Plan.
The Master Plan identified the potable and recycled water
system facilities required to serve the buildout of the City’'s
General Plan including existing and future service areas with-
in the sphere of influence. Avenues was included as future
residential as part of the Master Plan.

The City plans to distribute tertiary treated effluent from its
Wastewater Treatment Plant located on Holly Drive.

The Master Plan recommends a main pump station and stor-
age tank at the wastewater treatment plant, three additional
pump stations, two additional storage tanks, and recycled
water mains to distribute recycled water to four planned pres-
sure zones throughout the City of Tracy. These improvements
will include a 30" main in Corral Hollow Road and an 8" main
along the project frontage on Valpico Road.

Avenues will participate in the implementation of the recycled
water system through the payment of fees and/or construc-
tion of Master Plan facilities with a corresponding fee credit
and reimbursement agreement.

PROJECTED WASTEWATER DEMAND

Land Use Acres (ac) | Dwelling Units (du) Demand Factor (gpd/du or ac) Average Daily Demand (gpd)
Residential 90.5 480 264 126,720
Park 4.5 — — 0
TOTAL 95 480 264 126,720

Table 3.7 Projected Wastewater Demand
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Projected Recycled Water Demand

The proposed project landscaping areas which may be irri-
gated with recycled water include the entry, along the Valpico
Road frontage, Summit Drive landscape strips and medians,
and the proposed park.

Specific Plan Improvements

The proposed recycled water improvements will consist of
an 8" recycled water main in Summit Drive that will provide
a connection from the 8" recycled water main at the south-
ern end of the project, under construction by Ellis, to the
proposed recycled water main in Valpico Road. The recycled
water main will be connected to the potable water system
until recycled water is available.

3.9.4 Storm Drain

Topography/Watershed

The Avenues site slopes gently from south to north at approx-
imately 1% and has an elevation change of approximately 25'.
The site is bordered by Valpico Road to the north, agricultural
land to the east and west and Ellis, to the south.

Existing Facilities

There is an existing 54" storm drain in Summit Drive, recent-
ly constructed by Ellis, on the south side of the project.
This storm drain main will drain to an interim retention basin
located to the west until Detention Basin 3A (discussed
below) and an extension of the storm drain is constructed
through Avenues.

Master Plan Improvements

The City of Tracy adopted the City of Tracy Citywide Storm
Drainage Master Plan (SDMP) in November 2012. The SDMP
identified new storm drainage infrastructure needed to serve
new development included in the City’s General Plan as well
as to correct existing deficiencies. Impacts associated with
the implementation of improvements included in the SDMP
were evaluated in the City of Tracy Citywide Storm Drainage
Master Plan IS/MND adopted by the City in November 2012.

The City is comprised of a number of watersheds. Avenues
lies within the Westside Channel Watershed which includes
a portion of the West Side Irrigation District (WSID) main
channel, the Westside Open Channel, several large diameter
pipes, and a number of detention basins.

10 YEAR EVENT — EXISTING SITE
Using Rational Method (Q=CIA)
Time of Concentration (ts) = 67 min
Intensity (I) = 0.32 in/hr
C Value | Area Volume
Description in/hr ac cfs
Existing Site 0.25 0.32 95.04 7.60
Qf (Peak Flow) 8
10 YEAR EVENT — PROPOSED SITE B
Using Rational Method (Q=CIA)
10 Year Event, tc = 42 min
Intensity (1) = 0.42 in/hr
C Value Total Rainfall Area Volume
Description feet ac cfs
Total Area 95.0
Residential Lots 0.35 0.42 74.0 10.88
Parks 0.20 0.42 4.0 0.34
Roads 0.95 0.42 17.0 6.79
Qp (Peak Flow) 18.01
Qp (Peak Flow) 18
Notes
C Values are per the City of Tracy Design Standards, December 2008.
Residential Lots = Low Density (Single Family) C=0.35
Parks = Lawn or Landscaping C=0.20
Roads = Paving C=0.95

Table 3.8 Stormwater System Demand and Capacity Requirements
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A portion of the Westside Channel Watershed lies within
the Ellis Program subbasin which is generally bordered by
Corral Hollow Road on the east, the Delta Mendota Canal on
the south, Lammers Road on the west and Valpico Road on
the north. Avenues is included, and development has been
planned for in the Ellis Program.

The Ellis Program includes two detention basins, a storm
drain with the equivalent capacity of a 12" storm drain extend-
ing from the South Linne detention basin to Valpico Road, a
42" storm drain from Valpico Road to the 3A detention basin
and an 18" storm drain from the 3A detention basin that will
connect to an existing 30" storm drain north of the Union
Pacific Rail Road tracks. These improvements were evalu-
ated in the City of Tracy Citywide Storm Drainage Master
Plan IS/MND adopted by the City in November 2012.

Avenues will participate in the implementation of the Ellis
Program through the payment of fees and/or the construction
of facilities with corresponding credits and reimbursements
agreement.

Specific Plan Improvements

The proposed storm drain system for Avenues will consist
of a conventional on-site storm drain system with mains,
catch basins, and manholes designed in accordance with the
SDMP and City of Tracy design standards.

The storm drain improvements will include the extension of
the existing 54" storm drain main in Summit Drive, recently
constructed by Ellis, to Valpico Road.

Benefit for South County Fire Authority

For the benefit of the City of Tracy and the South County
Fire Authority (SCFA), the Avenues shall with the first phase
of site improvements install, and connect to Ellis, the storm
drain pipeline and waste water collection pipeline in Summit
Drive beginning from the south boundary of the Avenues to
the northern boundary of the Avenues at Valpico Road. The
project shall also extend the storm drain east on Valpico Road
to the point of design of the ultimate storm drain system for
basin 3A, and shall extend the wastewater collection pipeline
from Summit Drive to Corral Hollow Road, and make connec-
tion to the Corral Hollow Road wastewater collection pipe-
line. The portion of the improvements that are beyond the
Avenues project responsibility, including program or public,
shall be subject to a credit and reimbursement agreement.
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3.9.5 Stormwater Quality

In 2015, the City of Tracy along with four other municipal
agencies, including San Joaquin County, collaborated togeth-
er to develop the “Multi-Agency Post-Construction Storm-
water Standards Manual” (Manual), dated June 2015. This
Manual was developed to comply with post-construction
requirements from the State Water Resources Control Board
under the National Pollutant Discharge Elimination System
Phase Il Small Municipal Separate Storm Sewer System Gen-
eral Permit (Phase Il Permit). The Manual requires full hydro-
modification for developments that create and/or replace
one acre or more of impervious surface. The Phase Il Permit
requires that the post-construction stormwater runoff flow
rate shall not exceed the estimated pre-project flow rate for
the 2-year, 24-hour design storm event. Further, the Manual
requires bio-retention as the standard, or baseline, stormwa-
ter quality treatment measure; however, upon approval by the
Utilities Division, alternative measures may be used if they
meet the criteria provided on page 6-3 of the Manual and are
at least as effective as bioretention. On-site pre-treatment
is required by the Manual and shall be incorporated unless it
is determined by the Utilities Division that stormwater treat-
ment including pre-treatment is provided elsewhere, such as
Detention Basin 3A as discussed below.

The SDMP does not include the additional capacity needed
to incorporate stormwater quality treatment and/or full hydro-
modification within Detention Basin 3A. For this reason, the
City shall complete a study to determine additional cost for
compliance with the Manual at Detention Basin 3A. Financial
plan/fee structure for Avenues shall address fair share cost of
such improvements applicable to Avenues, if Detention 3A is
to be used for compliance with the Manual.

3.9.6 Solid Waste Disposal

The Avenues will generate solid waste. Based on the City of
Tracy General Plan EIR, capacity at the Foothill Sanitary Land-
fill that serves the City is currently available and is anticipated
to accommodate the Avenues through the life of the General
Plan. Tracy Delta Solid Waste Management, Inc. is currently
the City's service provider for the collection, transportation,
and disposal of refuse and garbage, including the collection
of recyclable material and would serve the Avenues.
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3.9.7 Energy

Pacific Gas and Electric provides electricity and natural gas
to the residents and businesses within both the City and
County. The Avenues will utilize energy-saving technologies
through implementing sustainable building practices includ-
ing materials and mechanical systems that reduce energy
consumption. Active Solar Energy Systems will be offered
as an option on all homes.

In addition, the Avenues is proximate to numerous amenities
that will encourage residents to bike or walk versus driving:

» Central Park — center of ASP

»  Proposed City Swim Center — approx. 1/4 mile south of
southern boundary

» Proposed Ellis Village Center — approx. 1/4 mile south-
east of Central Park

» Ellis Village Park — approx. 1/4 mile southeast of Central
Park

»  Ace Train Stop — approx. 11/2 miles southeast of ASP area

» Future Tracy Tracer stop — approx. 3/8 mile east of
Valpico Road Entrance

»  Sidewalks on both sides of all streets

»  Multi-use paths that connect to off-site network
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4.1 Introduction

Certain public and capital facilities are required to support the development of the Avenues. Various items
of off-site public utility infrastructure may need to be expanded, upgraded, or developed. All utilities need
an extension of conveyance facilities to the Avenues site. Development also necessitates a complete
road network within the Avenues to allow access to all parts of the neighborhood, as well as sidewalks,
bike paths, and street features to ensure that the community retains a pedestrian-friendly quality. Beyond
these basic needs, the project may also place demands on other public facilities. The Avenues will include
internal public facilities such as a central park that will make the community distinctive and will ensure a
high quality of community life as the Avenues develops. This section describes the funding alternatives

and phasing for these facilities.

4.2 Public Facilities Funding Sources

All public infrastructure necessary for the development of
the Avenues will be constructed through a combination of
funding sources including, but not limited to, the following:

»  Private capital from developer in the form of development

impact fees and in-kind facilities development
Bond proceeds
Utility connection charges, and rates charged to end-users

Assessments on the Avenues real property (including
Community Facilities Districts) related to Avenues park
and landscape maintenance, or facilities identified in the
Specific Plan

Credits and reimbursements related to oversizing, includ-
ing public infrastructure improvements and facilities, etc.,

Other partnerships with public and private entities

Grants and/or other funding sources

To the extent that sufficient funding is not available from
other sources, private capital from the developer will cover
all infrastructure funding requirements.

The park and landscape systems will be incrementally
implemented over time to match the needs of the growing
community.
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The project shall construct the park. In lieu of paying fees,
the park will be bonded. Construction of the park will start
no later than issuance of the 200th building permit, and the
entirety of the park will be constructed at one time. The bond-
ing of parks may occur as a part of any final map or as a part
of park improvement plans.

The ASP provides regulations on the character and ameni-
ties proposed for parks. As the park system is implemented,
detailed designs will be developed for the construction of the
park based on this specific plan.

4.3 Uses Of Public Facilities Funds

The public improvements and capital facilities that may be
required and may be financed to support the development
of the Avenues include:

Water supply from the City for the project

Project’s share of the City's domestic John Jones Water
Treatment Facility

Domestic water conveyance (on-site and off-site)

Project’s share of expanding the City's existing Wastewa-
ter Treatment Facility

Wastewater conveyance (on-site and off-site)

Recycled water conveyance within the Avenues project
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Off-site stormwater detention facility
Stormwater conveyance

Dry utilities (on-site and off-site)

Off-site road improvements

On-site roads, sidewalks, and trails

Monuments and the park

Public area landscape and lighting

Parks and signage

Project’s share of regional transportation facilities
Project’s share of school facilities

Project’s share of all public and public safety facilities

Project’s share of library facilities

4.4 Maintenance and Operations

The maintenance of the roads, parks, and other public ameni-
ties, detailed in the ASP will be funded through a combination
of any and all of the following:

Standard City maintenance responsibility
Community Facilities District

Payment by residents of the Avenues for City water and
wastewater conveyance user fees

Other utilities (such as electricity, natural gas, and tele-
phone) and services (such as solid waste collection) will
be maintained through fees and charges of the appropri-
ate service providers.

The streetscape system, park system, and visual icons are
integral components of the Avenues community character.
To ensure the desired quality of the maintenance and man-
agement of the landscape and park system, a Community
Facilities District (CFD) will be utilized. The Avenues will be
annexed into the EPOA. The Avenues will participate in the
ECFD to support EPOA maintenance. The EPOA will imple-

ment the maintenance of:
»  Frontage along Valpico Road
» Interior streetscape system within the public right-of-way
» Special landscape feature areas

Public art (if applicable)
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» Signage elements in the public right-of-way which are

non-regulatory

»  Temporary rolling gates (Figure 3.47)

The project shall provide a bond to the City in the amount of
$500,000 for each park acre appearing on an approved final
map for residential units, and/or improvement plans up to the
maximum acres required for the ASP, then no further bonds
shall be required. Once the bond for park improvements is
provided to the City as a part of a park improvement agree-
ment and park improvement plans all prior or other bonds as
a part of final maps related to parks shall be released within
thirty (30) days. There shall be no neighborhood park fee
collected for any units within the Avenues Specific Plan. The
regular street tree pattern may be interrupted at parks to
announce them as special features along the street, creating
visual interest and variety.

The CFD will include a comprehensive identification of long-
term replacement costs, escalation factors, and ultimate
build-out of the total landscape system in determining the
assessment fee. This anticipatory approach will ensure that
appropriate maintenance levels are preserved.

The City and EPOA have or shall enter into a maintenance
agreement to set forth and facilitate among other things the
required maintenance obligations, standards for maintenance,
and other associated obligations(s) as well as compliance
with the Avenues operations and maintenance manual, to
ensure the long-term maintenance of all public park and land-
scape areas, and other public improvements within the ECFD
boundaries. The City shall maintain all parks and enhanced
crosswalk paving; the EPOA shall maintain all other public
landscaping. The City and Owner or EPOA may amend and
make changes agreed upon to the maintenance agreement,
maintenance responsibility, and the Avenues operations and
maintenances manual upon mutual consent.

4.5 Implementation

Implementation of the Financing Plan may require the exe-
cution of several elements including, but not limited to, the
following:

Reimbursement and fee credit agreements
Covenants, conditions, and restrictions

Applications and grants for State and Federal funding
Bond financing

A Community Facilities District (CFD)

Property Owners Association (POA)



05 Plan Review

5.1 Entitlement Process

05 Plan Review

This Specific Plan and accompanying approvals provide the basic authority of the development of residential

units and neighborhood parks.

5.2 Subdivisions

All subdivisions maps shall be processed in accordance with
State law, the Tracy Municipal Code, applicable City Stan-
dards, the Subdivision Map Act, and Applicable Law.

All streets, sidewalks, landscaping, and other public property
improvements shall be consistent with regulations and guide-
lines of the ASP, Pattern Book (incorporated by reference), and
Sign Program (incorporated by reference). All subdivision maps
shall be processed in accordance with State law, the Tracy
Municipal Code, applicable City Standards, the Subdivision
Map Act, and Applicable Law. Each tentative map application
shall demonstrate substantial compliance with the street sec-
tions, lot sizes, and other standards of the ASP, to the extent
applicable on the tentative map. Prior to approval of each final
map, the final map and associated improvement plans shall
demonstrate substantial compliance with the street sections,
ASP lot sizes, and any other applicable City Standards.

5.3 Development Review

Before a building permit may be obtained for any building or
improvement within the Avenues plan area, the applicant must
first obtain Development Review approval in accordance with
the Tracy Municipal Code and Applicable Law. Improvements
are subject to the regulations contained in the ASP and the
design guidelines established in the Pattern Book.

The Entry Monument Building (Pump House) (Figure 3.35)
shall be permitted as depicted in the Sign Program, without
Development Review.

5.4 Tentative Map

A Tentative Subdivision Map shall be submitted to the Devel-
opment Services Department in accordance with State Law,
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the Tracy Municipal Code, applicable City standards, and Sub-
division Map Act and Applicable Law.

The submittal requirement of conceptual architectural eleva-
tions for vesting or non-vesting Tentative Subdivision Maps
has been satisfied by the ASP, and Appendix A: Avenues
Pattern Book. Review of the architectural elevations for spe-
cific development proposals will be addressed through the
Development Review process.

The form and content of the Final Map shall conform to the
requirements of the Tracy Municipal Code, State law, and
Applicable Law.

5.5 Amendments to the ASP

Any proposed amendment to the ASP, Pattern Book, and/
or Sign Program shall be processed in accordance with the
applicable State Government Code sections, applicable Tracy
Municipal Code sections for Specific Plan Amendments, and
Applicable Law.

It is the intent of the ASP that the Avenues analyses and
studies may serve, without further studies, as the docu-
mentation for the Specific Plan amendments, other than
major amendments, as appropriate under the California
Environmental Quality Act. Applications for Specific Plan
amendments shall be made to the City in writing.

5.6 Specific Plan Compliance and Enforcement

The City is responsible for enforcing the provisions of the
Tracy Municipal Code Title 10, Applicable Law, and the ASP.
The regulatory elements of the ASP are enforceable pursu-
ant to the enforcement requirements of the Tracy Municipal
Code and Applicable Law.
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SECTION 1 INTRODUCTION

OVERVIEW

Six architectural styles have been selected for Avenues residential development:
Avenues Craftsman, Avenues Farmhouse Victorian, Avenues Revival, Avenues
European Country, Avenues Mediterranean Revival, and Avenues Spanish
Colonial. The Architectural Patterns sections provide information regarding
each of these styles, including a description of the history and character of the
particular style, a gallery of built examples, the style’s basic massing and com-
position, as well as possibilities for designs using a standard palette of materials.
This kit-of-parts approach provides architects, builders, and homebuyers with
examples for designing and personalizing a new Avenues home.

The Avenues community will be an extension of the urban fabric of the City
of Tracy.

This Pattern Book serves as the basis for Development Review and implemen-

tation. Amendments to the Pattern Book are subject to City Council approval.

12



AVENUES PATTERN BOOK

THE ARCHITECTURAL STYLES OF AVENUES

Avenues Craftsman

Avenues European Country

Avenues Mediterranean Revival

Avenues Farmhouse Victorian

Avenues Revival

Avenues Spanish Colonial

113



SECTION 1

INTRODUCTION

AVENUES HOUSES

In traditional neighborhoods, the
tront portion of the house is the
most dominant feature and must be
responsive to adjacent houses and the
overall character of the neighbor-
hood. The landscaping of the front
yard, setbacks from the street, size
and placement of the house on the
lot, and the front porch are all shared
elements that form ‘the streetscape’.

Dwellings and garages shall be
representative of the architectural
styles described in this Pattern Book.
The architectural style shall be clear-
ly identified on all sides of the build-
ing, including the roof, consistent
with the City of Tracy Design Goals
and Standards.

Enhanced architectural emphasis
should be applied to facades fac-
ing streets. For example, stronger
adherence to the architectural style,
including: building relief, roof line
variation, gables, window trims,
ornamental accents, and materials.

All material transition points
should carry around corners to an
architectural stopping point, such as
a pop-out or recess in the building.

In no case shall the Avenues Pat-
tern Book be less restrictive than
the City of Tracy Design Goals and
Standards, including the variety of
tloor plans requirement.

lllustrative view of an Avenues residential street

Gable-L house

Side gable house with dominant
cross gable

Front gable house



Rear Wing

Main Body

Front Porch

THE AVENUES HOUSE
Simple, dignified massing with
porch and rear wing added

ELEMENTS OF

THE AVENUES HOUSE

The Main Body is the largest and
most visible element with the
most specific design requirements.
Side or rear wings, porches, and
architectural elements, provide a
menu of additional massing options
for the homebuilder.

KEY FACADES OF

THE AVENUES HOUSE
The principal elevations of the
Avenues house are facades facing
streets, alleys/lanes, and public
spaces

AVENUES PATTERN BOOK

PRINCIPAL ELEMENTS
Avenues houses include the follow-
ing principal elements:

The Main Body of the house, which
is the principal mass and includes the
front door.

Side and Rear Wings, which are
one or two stories high and con-
nected to the Main Body. These
optional additions are smaller than
the Main Body and are set back
from the front facade.

Front and Side Porches create
exterior amenity space. Possibilities
include full-facade front porches,
wraparound porches, porticos, and
side porches. Some architectural

styles also have inset porches.

Note: Side Wings, Rear Wings, and
Porches are part of a menu of options.
These element as illustrated in the Pat-
tern Book are suggestions, not required
as shown. However, simple box dwell-

ings are not permitted.
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SECTION 2 DETACHED RESIDENTIAL

ARCHITECTURAL
PATTERNS

The Architectural Patterns Section for Detached Residential units illustrates key
elements and design strategies for the six permitted traditional styles for Avenues
residential architecture. This section provides detailed guidelines for designing
within the prescribed styles while creating well-defined variations among houses
and buildings. The approach used is not intended to be a comprehensive catalog
of all possibilities, but rather to serve as a guide to the key components within
a particular style while providing a consistent quality of character and detail.
Variations or other alternative combinations of components may be acceptable
so long as they generally conform to the particular style. The goal is to design
within specific families of styles that are appropriate to the Avenues context, not

to design historic reproductions.

2|2
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SECTION 2 DETACHED RESIDENTIAL

AVENUES

CRAFTSMAN

Avenues Craftsman houses are derived from the unique qualities of the Crafts-
man tradition found throughout northern California and San Joaquin County.
Many regional builders constructed houses influenced by the Arts & Crafts
movement. California versions are characterized by exposed or expressive struc-
tural elements such as rafters, columns, beams, lintels, and porch elements.
House exteriors were clapboard or shingle siding mixed with stone and brick or
stucco accents and were painted in robust color palettes. The California Crafts-
man house, which emerged in the beginning of the twentieth century, was
influenced by both the Arts & Crafts movement and Japanese architecture.

For houses in Avenues, the emphasis in this style is on simple, structural
expression of porch and eave elements using a vocabulary of architectural ele-
ments including the Prairie, Japanese, and Swiss styles, as well as influences
from the Arts & Crafts movement. Forms are simple and reflect dimensioned
lumber elements. Windows in this style tend to be vertical in proportion and
are typically ganged or paired. Exposed eave brackets on roofs and porches
contribute to this image and detail.

Horizontal siding, square and shaped shingle siding
patterns, and a mix of stucco and siding materials are
key cladding elements. This style also may include
unpainted metal roofing and

shingled roofs.

2|4 Avenues Craftsman

Architectural
Patterns

COMMON ELEMENTS OF THE
AVENUES CRAFTSMAN

»

»

»

»

»

Pitched roofs with deep overhangs.

Deep, broad porch elements with

expressive structural components.

Exposed structural elements in the

eaves such as rafters and brackets.

A combination of materials such

as stucco, shingles, and siding.

Asymmetrical window and door
compositions.



AVENUES PATTERN BOOK

GALLERY OF EXAMPLES

Avenues Craftsman 2|5



qoaste Wl DETACHED RESIDENTIAL ﬁr‘:h”e““ra'
atterns

MASSING AND COMPOSITION

A TWO-STORY HIP

Hipped rectangular volume. Hip roof
pitch is typically 3 to 7 in 12. Hipped
front porches are common and have a
shallower roof pitch. Porches may be

either additive or a single integral bay.

B ONE-AND-ONE-HALF-STO-
RY SIDE GABLE

Square volume with a 3 to 5 in 12
side gabled roof. Integral front porch
that ranges from half to the full
length of the front facade. Symmet-
rically placed gabled or shed dormers
with 4 in 12 roof pitch.

C TWO-STORY GABLE L
Cross-gabled volume with a 3 to 4 in
12 gable facing the street. Often an
in-line gabled porch or wing is added
to the front left of the L. Porches
may also be located between the legs
of the L.

D ONE-AND-ONE-HALF-STORY
FRONT GABLE WITH ADD-ON

Rectangular volume with a 3 to 5 in
12 roof pitch and gable facing the
street. Asymmetrically placed gable

and front porch is common.

Note: In general, main roof pitches
are 4 to 5 in 12 and secondary roof
pitches are 3 to 5 in 12.

206

A TWO-STORY HIP

173 13 13 | 1/5 3/5 L1/5

T

JR
— N

B ONE-AND-ONE-HALF-STORY SIDE GABLE

1/2 1/2 | | | |

L

t——+ 1T 1 1 1

C TWO-STORY GABLE L
13 2/3 3/5 2/5

D ONE- AND-ONE-HALF-STORY FRONT GABLE WITH ADD-ON

Avenues Craftsman



AVENUES PATTERN BOOK

A1 Hipped roof with add-on porch, a
rear wing and a street-facing dormer

A2 Hipped roof with wraparound porch,
a rear wing and a street-facing dormer

B1 Side gable with an integral porch,
a rear wing and side bay window

B2 Side gable with an integral porch,
a rear wing and a side wing

C1 Side gable L with side wing

C2 Side gable with add-on porch and
rear wing

D1 Front gable and add-on massing
with rear wing

D2 Front gable and add-on massing with
one-story connection to two-story
carriage unit

Avenues Craftsman

2|7



POSSIBILITIES

TWO-STORY HIP

ONE-AND-ONE-HALF-STORY

SIDE GABLE

TWO-STORY GABLE L

ONE-AND-ONE-HALF-STORY
FRONT GABLE WITH ADD-ON

2|8

SECTION 2 DETACHED RESIDENTIAL

PRECEDENTS

Avenues Craftsman

Architectural
Patterns



MATERIALS

SIDING/CLADDING

» Wood shingle; fiber-cement clap-
board, composite and /or stucco

» Lace finish not permitted

ROOFING

» Composition shingles, flat
concrete tile, standing seam,

or 5v crimp metal
WINDOWS
» Single- or double-hung

» Fixed accent windows (limited)

» Energy-efficient wood, PVC-clad,
cellular PVC, aluminum-clad,

aluminum, or vinyl

» Traditional-looking profiles

TRIM

» Stucco, wood, composition board,
cellular PVC, polyurethane, or
fiber cement

COLUMNS/BRACKETS

» Wood or composite

RAILINGS

» Wood or composite top and bot-
tom rails with square balusters

» Solid railings of wood, fiber
cement, cut shingle siding or
manufactured stone veneer

SOFFITS AND PORCH CEILING

» Exposed rafters at soffits with
starter board or v-groove

sheathing
» T&G wood, beaded plywood,

exterior-grade plywood, or stucco
porch ceiling

GUTTERS

» Ogee or half-round primed or
prefinished metal

» PVC is acceptable in a color that
matches the trim

» Fascia gutter permitted

DOWNSPOUTS
» Rectangular or round
» Primed or prefinished metal

» PVC is permitted in a color that
matches the trim or the stucco

cladding

SHUTTERS
Not applicable

CHIMNEYS

» Stucco, brick, or manufactured

stone veneer

» Siding to match structure

FRONT YARD FENCES

» Wood, stone, or masonry with

stucco finish
» Vinyl picket permitted

» Wrought iron or equivalent

REAR YARD FENCES

» Cedar, redwood, or masonry with

stucco finish (if applicable)

» Vinyl and pressure treated wood

are permitted

Avenues Craftsman

AVENUES PATTERN BOOK

COLORS

Colors to be selected from the
approved Ellis Color Palette. The
Ellis Color Palette includes a mini-
mum of three colors for each house:
main body, trim, and accent.
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SECTION 2

DETACHED RESIDENTIAL

AVENUES

Architectural
Patterns

FARMHOUSE VICTORIAN

The Avenues Farmhouse Victorian style builds on the early Carpenter Gothic
cottages built in the western region of the United States from early pattern
books. While the Victorian style became fashionable in the 1800s in the Bay
Area, its popularity grew and spread outward from San Francisco. Style books
published by Andrew Jackson Downing were the source of many early examples.
Publications such as The Horticulturist influenced the preferences of the public
and provided an especially dramatic contrast to the inherited Spanish and adobe
building types prevalent at the time. Many early religious camp settlements
adopted the style with more and more exotic variations that included Eastlake,
Queen Anne, and Italianate detailing.

The Farmhouse Victorian style is centered on simple, elegant forms to create
more informal houses on small lots. This style has expressive porch elements,

decorative trim elements, and vertical windows and doors.

2110

Avenues Farmhouse Victorian

COMMON ELEMENTS OF
AVENUES FARMHOUSE
VICTORIAN

»

»

»

»

»

»

Moderate to steeply pitched,
tront-facing gable roofs.

Cut wood ornament, often with
natural forms such as leaves and

vines.
Clapboard or cut shingle siding.

Vertical proportions for windows
and doors.

Box bay and cutaway bay win-
dows.

Expressive porch elements



GALLERY OF EXAMPLES
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Avenues Farmhouse Victorian

Photo Credit: Design Lens

AVENUES PATTERN BOOK
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qoaste Wl DETACHED RESIDENTIAL ﬁr‘:h”e““”"
atterns

MASSING AND COMPOSITION

A TWO-STORY SIDE GABLE

A TWO-STORY SIDE GABLE
Side-gabled rectangular volume,
173 13 173 12 12

often with a steeply-pitched, gabled H%HL ‘L /‘L Wp

dormer flush to the front facade.
Front gable roof pitch is typically 3
to 12 in 12, and the side gable is less
steeply pitched, typically 4 to 10 in
12. One- or two-story front porches
often extend across the full front of
the house.

B ONE-AND-ONE-HALF-STORYHIPL B ONE-AND-ONE-HALF-STORY HIP L
One-and-one-half-story hipped vol-
2/3 13 2/5 3/5

ume with a one-story front or hipped ﬁ/—f ﬂb TL Wy

gable extending beyond the main
body. Roof pitches are typically 3 to
12 in 12. One-story integral or shed

pOl’ChCS are most common.

C TWO-STORY HIP L

Two-story rectangular volume with

hipped roof and a front gable which C TWO-STORY HIP L

can extend beyond the front facade of "3 U3 112 172
the main body a maximum of 3 feet.

Roof pitch is typically 3 to 12 in 12.

A one- or two-story front wraparound

porch with shed roof is common.

D GABLE L

Cross-gabled volume with a 3 to 12
in 12 gable facing the street. Cross-
gable is typically equal or steeper than

the roof of the primary mass and no D GABLE L
wider than half that of the main body. 3 23 , 4 3/4
This massing often has a gable porch ‘ ‘

emphasizing the entrance.

Note: In general, main roof pitches
are 5 to 8 in 12 and secondary roof
pitches are 3 to 9 in 12.

2]12 Avenues Farmhouse Victorian



AVENUES PATTERN BOOK

A1 Broad front with large rear wing, a
chimney centered on gable ridge and a
centered entry porch

A2 Broad front with rear wing, a side
wing and a centered entry porch

B1 One-story hip L with street-facing
bay window and hipped-roof entry porch

B2 One-story hip L with a side
wing and two-story rear wing

C1 Two-story hip L with side-facing gable
dormer, a street-facing bay window, a
chimney, and a hipped-roof entry porch

C2 Two-story hip L with a two-story
wraparound porch, and a side wing

D1 Gable L with continuous cross

gable and chimney, double street-facing
dormers, hipped-roof entry porch, and
glazing with street-facing projecting gable

D2 Gable L with continuous shed dormer
and flat-roof entry porch

Avenues Farmhouse Victorian

213



POSSIBILITIES

TWO-STORY SIDE GABLE

ONE-AND-ONE-HALF-STORY HIP L

TWO-STORY HIP L

GABLE L

2|14

SECTION 2 DETACHED RESIDENTIAL

PRECEDENTS

Lens

Photo Credit: Design

Avenues Farmhouse Victorian

Architectural
Patterns



MATERIALS

SIDING/CLADDING

» Board and batten, wood, or
fiber-cement clapboard

ROOFING

» Composite shingles

» Flat concrete tile

WINDOWS
» Single- or double-hung
» Energy-efficient wood, PVC-clad,

cellular PVC, aluminum-clad,

aluminum or vinyl

» Traditional wood profiles

TRIM

» Wood, composition board, cellu-
lar PVC, or polyurethane

COLUMNS

» Turned or built-up wood, or com-
posite

RAILINGS

» Wood or composite top and bot-
tom rails with straight, turned, or

scroll cut balusters

SOFFITS AND PORCH CEILING

» Fiber-cement board, stucco,
T&G wood, beaded plywood, or
exterior-grade plywood

GUTTERS

» Half-round primed or prefinished
metal

» PVC is acceptable in a color that
matches the trim

» Fascia gutter permitted

DOWNSPOUTS
» Round
» Primed or prefinished metal

» PVC is permitted in a color that
matches the trim

SHUTTERS
» Raised or flat paneled
» Louvered or plank

» Wood or composite material, or
colored vinyl

» Hinges, shutter dogs, and latches
are encouraged
CHIMNEYS

» Manufactured stone or brick

veneer or siding to match house

FRONT YARD FENCES

» Wood picket, prefinished metal,

or stone

» Vinyl picket permitted

REAR YARD FENCES

» Cedar or redwood, or masonry

with stucco finish

» Vinyl and pressure-treated wood
are permitted

Avenues Farmhouse Victorian

AVENUES PATTERN BOOK

COLORS

Colors to be selected from the
approved Ellis Color Palette. The
Ellis Color Palette includes a mini-
mum of three colors for each house:

main body, trim, and accent.

2]15



SECTION 2

DETACHED RESIDENTIAL

AVENUES

REVIVAL

The Avenues Revival style is based upon Colonial Revival styles that were preva-
lent throughout the country in the early 1900s. The Colonial Revival style is
evident in many California towns and cities. Interesting examples of this style
can be found in the Central Valley area including regional precedents in places
like Stockton, Concord, Antioch, and Livermore.

The Colonial Revival style is based on Classical style design principles fol-
lowed during the colonial period in this country. The interpretations, however,
often reflect regional adaptations. The California examples include many houses
with full front porches as well as Dutch Colonial renditions.

The houses are composed of simple forms with well-proportioned windows
and door surrounds. These are often more horizontal in appearance with special
windows appearing in the center of the house over the front door. Stockton area
Colonial Revival houses typically emphasize the horizontal
proportions with square, robust columns, wide corner
boards, pilaster expressions, and door and

window trim.

21|16 Avenues Revival

Architectural
Patterns

COMMON ELEMENTS OF
AVENUES REVIVAL

»

»

»

»

»

Simple, straightforward vol-
umes with projecting wings and
porches added to make more
complex shapes.

An orderly, symmetrical relation-
ship between windows, doors, and

building mass.

Simplified versions of Classical
style details and columns, occa-
sionally with Classical orders
used at the entry.

Multi-pane window appearance
with six-pane patterns.

Strong horizontal lines emphasized

by broad eaves and wide trim.



AVENUES PATTERN BOOK

GALLERY OF EXAMPLES

Avenues Revival 21|17



qoaste Wl DETACHED RESIDENTIAL ﬁrCh”eCt“ra'
atterns

MASSING AND COMPOSITION

A ONE-AND-ONE-HALF-
STORY SIDE GABLE AND HIP A ONE-AND-ONE-HALF-STORY SIDE GABLE AND HIP
25 W5, 25 |

Side-gabled or hipped rectangular L3 13 3, q” 1 1 1

volume. Hip roof pitch is typically 1T 1T
4 to 10 in 12. Dormer windows and

shed roofs are often present in the

roof form. Porches are additive struc-

tures that may cover all or part of the

front facade.

B TWO-STORY HIP
Hipped rectangular volume. Hip

roof pitch is typically 4 to 10 in 12. B TWO-STORY HIP

One-story hipped front porches are s s 4 s . L 4 115, 1/5 /5 L 1/5 | 1/5

common and have a shallower roof

pitch. Porches vary between covering
the full facade and defining the cen-
tral portico.

C TWO-STORY FRONT GABLE
Front-gabled rectangular volume.
Gable roof pitches range from 4 to
10 in 12. As with other massing,
stoops and hipped front porches are

common. Porches are most often
C TWO-STORY FRONT GABLE
one-story. Integral two-story porches

172 12 3, U3, 13
are reserved for front-gabled houses T ﬂ 7 7

no greater than 30 feet wide.

D ONE-AND-ONE-HALF-
STORY GAMBREL

(Not required, but possible accent articulation)

Rectangular volume with a gambrel
roof parallel to the street. Roof pitch
is nearly vertical on the lower slope

and 4 to 6 in 12 at the top. One- D ONE-AND-ONE-HALF-STORY GAMBREL
story temple front porches centered L5, 35 U5

on the facade extending one-third to % T (B

one-fourth of the front are typical.

Shed roofs are present in the bottom
portion of the gambrel roof and dor-
mer windows are also common.

Note: In general, main and second-
ary roof pitches are 4 to 10 in 12.

2118 Avenues Revival
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A1 Broad front with add-on porch, a rear
wing, and a fireplace

A2 Broad front hipped roof with add-on
full front porch and dormer window

B1 Broad front hipped roof with add-on
central porch and hipped rear wing

B2 Broad front hipped roof with add-on
full front porch, a side wing, a central
hipped dormer, and a fireplace

C1 Narrow front hipped roof with add-on
full front porch, a central dormer, and a
fireplace

C2 Narrow front hipped roof with add-on
full front porch, a central shed dormer, a
rear wing, and a fireplace

D1 Broad front gambrel with dormers, a
roofed side wing, and a fireplace

D2 Broad front gambrel with a broad
shed dormer and a prominent fireplace

Avenues Revival
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SECTION 2 DETACHED RESIDENTIAL

POSSIBILITIES

ONE-AND-ONE-HALF-STORY
SIDE GABLE AND HIP

TWO-STORY HIP

TWO-STORY FRONT GABLE

ONE-AND-ONE-HALF-STORY
GAMBREL

2120

PRECEDENTS

Avenues Revival

Architectural
Patterns



MATERIALS

SIDING/CLADDING
» Fiber-cement clapboard or stucco

» Lace finish not permitted

ROOFING

» Composition shingles or concrete
tile with flat profile

WINDOWS

» Single- or double-hung and

casement

» Energy-efficient wood, PVC-clad,
cellular PVC, aluminum-clad,

aluminum or vinyl

» Traditional wood profiles

TRIM

» Stucco, wood, composition board,
cellular PVC, polyurethane, or

fiber cement

COLUMNS

» Wood, or composite with Classi-

cal entasis and proportions

» Use Tuscan, Doric, or Ionic orders

RAILINGS

» Wood or composite top and bot-
tom rails with square balusters

SOFFITS AND PORCH CEILING
» Fiber-cement board, stucco, T&G
wood, beaded plywood, exterior-

grade plywood, or stucco
GUTTERS
» Ogee or half-round

» Primed or prefinished metal

» PVC is acceptable in a color that

matches trim

» Fascia gutter permitted

DOWNSPOUTS
» Rectangular or round
» Primed or prefinished metal

» PVC is permitted in a color that
matches trim or stucco cladding

SHUTTERS
» Raised or flat paneled
» Louvered or plank

» Wood or composite materials, or

colored vinyl

» Hinges, shutter dogs, and latches
are encouraged

CHIMNEYS

» Stucco, brick, or manufactured

stone veneer

» Siding to match house

FRONT YARD FENCES

» Painted wood, prefinished metal,
stone, masonry, or stucco finish (if

applicable)

» Vinyl picket also permitted

REAR YARD FENCES

» Cedar or redwood, or masonry
with stucco finish

» Vinyl and pressure-treated wood

are permitted

Avenues Revival

AVENUES PATTERN BOOK

COLORS

Colors to be selected from the
approved Ellis Color Palette. The
Ellis Color Palette includes a mini-
mum of three colors for each house:
main body, trim, and accent.

2121
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EUROPEAN COUNTRY

The Avenues European Country Style is based on the early twentieth century
interpretations of English architecture by American architects and builders.
The source for design comes from Medieval English cottages, manor hous-
es, and rural village vernacular houses. The American interpretations include
houses with simple volumes often with front-facing gables. Dormers — gable,
hip, and shed — are a dominant feature of the style. In California, the princi-
pal material for the exterior cladding is stucco. There is often a mix of exterior
materials including stone, stucco or brick. Half~timbering and horizontal siding
are often used as infill in gables.

Chimneys typically act as principal forms for the massing of the house. These
are usually very massive, often with stucco finish, simple detailing and chimney
pots. Windows are typically casements, vertical in proportion and arranged in
groups of from two to five. There are relatively few windows in the facade; the

dominant form is one of a solid mass with small openings.

2|22 Avenues European Country

COMMON ELEMENTS OF
AVENUES EUROPEAN

COUNTRY

»

~

)

»

~

)

Seemingly random window and

door locations.
Vertical windows in groupings.

Broad expanses of wall with few
door and window penetrations.

Roof lines extending below win-
dows at second floor, and to top of
window at first floor.

Simple detailing and shallow

overhangs.



AVENUES PATTERN BOOK

GALLERY OF EXAMPLES

Photo Credit: Design Lens
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MASSING AND COMPOSITION

A TWO-STORY BASIC
Rectangular two-story volume with
an 4 to 10 in 12 roof pitch. Cross
gable entry piece in 3 to 16 in 12.
Only one cross gable permitted,

often expressed in plan.

B TWO-STORY ASYMMETRI-
CAL GABLE-FRONT L

Rectangular two-story volume with
a main body roof of 4 to 12 in 12
with either a gable or a hipped roof.
Cross-gable volume with a 3 to 16 in
12 roof. Cross gable is asymmetrical
and contains an inset entry porch. At
times, the roof may transition to a
shallower pitch over the entry porch.

C SIDE GABLE WITH DOMI-
NANT CROSS-GABLE

Rectangular two-story volume with a
4 t0 10 in 12 roof pitch. One dominant
cross gable organizes composition
with a 3 to 16 in 12 pitch. Secondary
and tertiary gables in the primary roof
mass, or as dormers, are common. Ele-
ment roof may be gable, hip, or partial
hip. Front entry is often inset into
building mass.

Note: In general, main roof pitches
are 5 to 9 in 12 and secondary roof
pitches are 3 to 9 in 12.

2|24
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A TWO-STORY BASIC
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B TWO-STORY ASYMMETRICAL GABLE-FRONT L
3/4 1/4
14 14

L

W‘ T 1/2

1

C SIDE GABLE WITH DOMINANT CROSS-GABLE

13

Avenues European Country
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AVENUES PATTERN BOOK

A1 Side gable with symmetrically placed
dormers, a chimney centered on the
gable ridge and a side wing

A2 Side gable with off-center cross
gable, street-facing dormer, a chimney
centered on the gable ridge, a side bay
window, and rear wing

B1 Side gable L with street-facing bay
window, street-facing dormers and
inset entry porch

B2 Side gable L with street-facing
dormer, a side wing and entry porch

C1 Side gable with nested street-facing
gable, a street-facing dormer and side
bay window

C2 Side gable with multiple street-facing
gables, a chimney placed off-center of
gable and a side wing

Avenues European Country
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POSSIBILITIES

TWO-STORY BASIC

TWO-STORY ASYMMETRI-
CAL GABLE-FRONT L

SIDE GABLE WITH DOMINANT
CROSS-GABLE

2|26
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MATERIALS

SIDING/CLADDING
» Fiber-cement clapboard or stucco

» Half-timbering for second-story

accents

ROOFING

» Composition shingles, concrete
tile with flat profile, or manufac-
tured slate

WINDOWS

» Single- or double-hung and

casement

» Energy-efficient wood, PVC-clad,
cellular PVC, aluminum-clad,

aluminum or vinyl

» Traditional wood profiles

TRIM

» Stucco, wood, composition board,
cellular PVC, cast stone, polyure-
thane, or fiber cement

COLUMNS

» Wood or composite

RAILINGS
» Ornamental metal preferred

» Wood or composite top and bot-

tom rails with square balusters

SOFFITS AND PORCH CEILING

» Fiber-cement board, stucco, T&G
wood, beaded plywood, exterior-

grade plywood, or stucco

GUTTERS
» Ogee or half-round
» Primed or prefinished metal

» PVC is acceptable in a color that
matches trim

» Fascia gutter permitted

DOWNSPOUTS
» Rectangular or round
» Primed or prefinished metal

» PVC is permitted in a color that
matches trim or stucco cladding

SHUTTERS
» Raised or flat paneled
» Louvered or plank

» Wood or composite materials, or

colored vinyl

» Hinges, shutter dogs, and latches
are encouraged

CHIMNEYS

» Stucco, brick, or manufactured

stone veneer

» Siding to match house

FRONT YARD FENCES

» Painted wood, prefinished metal,
stone, masonry, or stucco finish

REAR YARD FENCES

» Cedar or redwood, or masonry
with stucco finish

» Vinyl and pressure-treated wood
are permitted

Avenues European Country

AVENUES PATTERN BOOK

COLORS

Colors to be selected from the
approved Ellis Color Palette. The
Ellis Color Palette includes a mini-
mum of three colors for each house:

main body, trim, and accent.
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MEDITERRANEAN

REVIVAL

The Mediterranean Revival style draws on the distinctive architectural charac-
ter of the Monterey Peninsula as influenced by the popular California Spanish
Colonial style. The style dates back to the early nineteenth century. The first
revival started around 1925 amidst a very popular renaissance of Spanish archi-
tectural forms throughout the region. The Mediterranean style emerged from
Spanish adobe precedents that date between 1815 and 1860. This style com-
bines traditional adobe construction, local to this region, with Spanish Colonial
influences. The result is a distinctive architectural vocabulary, characterized
by simple forms with wooden decorative details. These houses used Colonial
window and door detailing borrowed from New England carpentry techniques
and added a rustic timber porch with exposed rafters and joists. The roofs had
a very shallow pitch, either gabled or hipped, and were covered with clay tiles
or cut wooden shingles.

The signature balcony on the front of the house was a prelude to the porch
that often surrounded or defined a private courtyard in the back of the
house. The detailing on the porches and the cornice is

extremely simple.

COMMON ELEMENTS OF

AVENUES MEDITERRANEAN

REVIVAL

» Simple, straightforward volumes,
sometimes with a gable wing fac-

ing the street.

» Shallow sloped roofs, either hip or
gable, with shingles and tile.

» Typically two-story.

» Simplified versions of double-hung
Colonial windows and doors.

» Multi-pane window appearance,
wide in proportion, usually with
4 over 4 or 6 over 6 pane patterns.

» Street facing, projecting timber

balconies or inset porches with

exposed rafters.

2128 Avenues Mediterranean Revival



AVENUES PATTERN BOOK

GALLERY OF EXAMPLES
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SECTION 2

DETACHED RESIDENTIAL

MASSING AND COMPOSITION

A TWO-STORY SIDE GABLE
Rectangular volume with a 3 to 6
in 12 roof pitch and gable or hip
parallel to the street. Second floor,
tull-front projecting balconies or
two-story full-front porches are
encouraged with this massing.

B TWO-STORY CROSS-
GABLE

Cross-gabled volume with a 3 in 12
gable or hip facing the street. The
width of the bay facing the street

is typically two-fifths that of the
main body. Often an in-line gabled
or hipped wing added to the front
leg of the L. Cantilevered balconies
are encouraged.

C TWO-STORY FRONT GABLE L
L-shaped volume perpendicular to
the street with second-story cantile-
vered side porch. Hipped and gabled
roofs with a 3 in 12 pitch are both
permitted.

Note: In general, main and second-
ary roof pitches are 3 to 6 in 12.

2130

Architectural

Patterns

A TWO-STORY SIDE GABLE

173 13 173

15 ,1/5 ,1/5 L, 1/5 [ 1/5

B TWO-STORY CROSS-GABLE

, 2/5

C TWO-STORY FRONT GABLE L

3/4

1/4

(A

Avenues Mediterranean Revival
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A1 Two-story side gable with a rear
wing and a fireplace

A2 Two-story side gable with loggia
connecting to garage

B1 Two-story cross-gable with rear wing
added

B2 Two-story cross-gable with a front
projecting bay and a bay window

C1 Two-story front gable L with add-on
entry bay and a cantilevered side porch

Avenues Mediterranean Revival

C2 Two-story front gable L with a rear
wing and a port cochére

2131
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POSSIBILITIES PRECEDENTS

TWO-STORY SIDE GABLE

TWO-STORY CROSS-GABLE

TWO-STORY GABLE FRONT L

2132 Avenues Mediterranean Revival



MATERIALS

SIDING/CLADDING

» Stucco and optional second floor
wood or fiber-cement clapboard

» Lace finish not permitted

ROOFING

» Concrete tile in flat or barrel pro-
tile, multiple stacked tile at eaves.

» Architectural asphalt shingles also
permitted

WINDOWS

» Single or double-hung, casement,
and picture units, energy-efficient
wood, PVC clad, aluminum-clad,
cellular PVC, aluminum or vinyl
with traditional wood profiles

COLUMNS

» Stucco or composite

BALCONIES

» Wood, corbelled stucco with
metal railings, or fiber cement

RAILINGS

» Wood or fiber cement top and
bottom rails with square or turned
balusters

EAVES

» Starter board or v-groove

sheathing

Avenues Mediterranean Revival

EXTERIOR CEILINGS

» Plank and beam, or stucco

GUTTERS
» Half-round metal or PVC

» Fascia gutter also permitted

DOWNSPOUTS
» Round metal or PVC

SHUTTERS

» Raised or flat panel, louvered,
or plank, in wood or composite
material or a colored vinyl

CHIMNEYS

» Stucco

FRONT YARD FENCES

» Masonry with stucco finish,
wrought iron accents permitted

» Wrought iron or aluminum
permitted
REAR YARD FENCES

» Cedar or redwood, or masonry

with stucco finish

» Vinyl and pressure-treated wood
are permitted

AVENUES PATTERN BOOK

COLORS

Colors to be selected from the
approved Ellis Color Palette. The
Ellis Color Palette includes a mini-
mum of three colors for each house:

main body, trim, and accent.
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SPANISH COLONIAL

California houses of the 1920s and 1930s were designed in a wide variety of
styles, yet the Spanish Revival style was by far the most popular due to its
early association with the region, its adaptability to the local landscape and
climate, and its charm and character. A major impetus for revival of Spanish
architecture came from Bertram Goodhue’s designs for the 1915 Pan Pacific
Exposition in San Diego.

The Spanish Colonial style is a catalog of styles, unified by the use of arches,
courtyards, strong form and mass, plain wall surfaces, and tile roofs; all are
derived from Mediterranean architectural styles. Spanish Colonial style is most
often characterized by an informal plan arrangement and massing.

Spanish-style houses typically have low, long spreading sweeps of wall with
a minimum of penetration (constructed so as to have the appearance of thick
masonry). They also have tiled, low pitched roofs (to accentuate the horizon-
tal character); covered patios, loggias, or cloisters; and substantial doors. In a
Spanish-style house, most of the effect comes from a correct use of proportion
and a spare, well-placed use of ornament. The house’s fundamental charm lies in
the contrast of warm sunlight and cool
shadows (light and shade), in the use of
materials, in texture and color, and in

its austere simplicity.

2|34 Avenues Spanish Colonial

COMMON ELEMENTS OF
AVENUES SPANISH COLONIAL

»

»

»

»

»

Stucco walls with a handmade/
formed appearance.

Shallow sloped, tile roofs in varie-
gated colors.

Irregular window and door com-

position.
Covered porches and loggias.

Balconies with decorative ironwork.



GALLERY OF EXAMPLES

Avenues Spanish Colonial

Photo Credit: Design Lens

AVENUES PATTERN BOOK
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MASSING AND COMPOSITION

A TWO-STORY SIDE GABLE
Rectangular volume with a 3 in 12
roof pitch and gable or hip parallel to
the street. Inset patios on first floor

are common.

B ONE-STORY FRONT GABLE L
One- or two-story main body with
a 3 in 12 roof pitch, and a one-
story projecting wing with a gable
which faces the street. Inset loggias

are encouraged.

C TWO-STORY FRONT GABLE L
One- or two-story main body with

a 3 in 12 roof pitch, and a two-story
projecting wing with a gable which
faces the street. The width of the
street-facing bay is typically two-
fifths that of the main body. Inset
patios or loggias are encouraged.

Note: In general, main roof pitches
are 4 to 5 in 12 and secondary roof
pitches are 3 to 5 in 12.

2136

A TWO-STORY SIDE GABLE

1/3 2/3 1/5 3/5 1/5

L A I A A

B ONE-STORY FRONT GABLE L

1/4 3/4

2/5 3/5 / y /
B e T B 1
C TWO-STORY FRONT GABLE L
3/5 2/5 3/5 2/5

Avenues Spanish Colonial
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A1 Two-story side gable with inset porch
and attached side wing

A2 Two-story side gable with attached
side garage and two-story central bay

B1 One-story front gable L with side
wing attached off-center

B2 One-story front gable L with
protruding entry piece

C1 Two-story front gable L with
street-facing balcony and a tower at the
intersection of the L

C2 Two-story front gable L with
street-facing window and balcony, and
additional rear wing

Avenues Spanish Colonial 2|37
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POSSIBILITIES PRECEDENTS

TWO-STORY SIDE GABLE

ONE-STORY FRONT GABLE L

TWO-STORY FRONT GABLE L

2138 Avenues Spanish Colonial



MATERIALS

SIDING/CLADDING

» Stucco with handmade /formed
appearance; skip-trowel not
allowed

ROOFING

» Terra cotta barrel tile

» Multiple stacked tile at eaves

WINDOWS
» Energy-efficient wood, PVC clad,

aluminum-clad, or aluminum

» True divided light appearance
(34-inch horizontal exterior mun-
tins)

» Grilles shall be solid stock or

wrought iron

COLUMNS AND ARCHES

» Stucco (square, rectangular,
or round), or round cast stone/

concrete

EXTERIOR STAIRS

» Terra cotta pavers for treads with
stucco or decorative tile

» Risers, sloped or stepped stucco
walls as guard-railing. Solid-stock
metal rails with a wrought iron
appearance are also permitted.

BALCONIES

» Metal with a wrought iron
appearance or stucco with metal
railings

EAVES

» V-groove sheathing with wood
appearance

» Open eaves with wood appearance
for rafter tails and soffit

» Stucco molded eaves are permitted.

EXTERIOR CEILINGS
» Plank and beam

GUTTERS
» Half-round metal or PVC

DOWNSPOUTS
» Round metal or PVC

SHUTTERS

» Flat paneled
» Plank

» Wrought iron hinges, shutter dogs

encouraged

CHIMNEYS

» Stucco with handmade /formed
appearance

FRONT YARD FENCES

» Prefinished metal, or masonry

REAR YARD FENCES

» Painted wood, prefinished metal,

Oor masonry

Avenues Spanish Colonial

AVENUES PATTERN BOOK

COLORS

Colors to be selected from the
approved Ellis Color Palette. The
Ellis Color Palette includes a mini-
mum of three colors for each house:

main body, trim, and accent.
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PHOTOVOLATIC PANEL GUIDELINES

Photovolatics may be used in the A ROOF MOUNT
community. Multiple application

techniques are possible:

A ROOF MOUNT

Photovolatics are mounted a few
inches above the roof structure, dur-
ing the initial installation of the roof.
Choices about where to site panels
are based on building orientation,
surface pitch.

B BUILDING INTEGRATED PV B BUILDING INTEGRATED PV ARRAY (BIPV)
ARRAY (BIPV)

Applications of photovolatic panels
may be integral to the building sys-
tem. Roof materials with PV cells can
replace traditional roofing materials,
as long as they are stylistically appro-
priate.

C SHADE STRUCTURE
Photovolatic panels may be applied to
roof shade structures on private lots

or in public parks and spaces. The C SHADE STRUCTURE
application may be either mounted or
integral.
Vertical
SSE, SSW
The graph to the right shows the SE. SW
optimal building orientation and ’
photovolatic panel pitch to maximize ESE, WSW
electrical energy generation East/West

2|40 Photovoltaic Panel Guidelines
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DESIGN CONSIDERATIONS

» Place panels on southern-most
facing roof surfaces whenever pos-
sible for optimal efficiency. Pitch
of roof determines optimal solar
capture (see chart on page 2|40).

DESIGN CONSIDERATIONS

» Material replacement can include
standing seam metal, masonry
tiles, and shingles

» Color and material should be fol-

low guidelines for each style

DESIGN CONSIDERATIONS

» Wiring underneath panels must
be carefully concealed

» Vines and plantings must be
trimmed and kept separate from
wiring

» May include shading devices over

rear or side pOI‘ChCS

Photovoltaic Panel Guidelines 2|41
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EXECUTIVE SUMMARY ‘






AVENUES SIGN PROGRAM IS A DESIGN GUIDELINE FOR THE AVENUES.

PUBLIC PROPERTY SIGNS INCLUDE SIGNS IN THE PUBLIC RIGHT-OF-WAY, IN PUBLIC
PARKS, AND ON PUBLIC PROPERTY, SUCH AS SPECIAL LANDSCAPE FEATURES.

PRIVATE PROPERTY SIGNS INCLUDE SIGNS ON PRIVATE PROPERTY.

ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGNS IN
THE ELLIS SPECIFIC PLAN AREA SHALL BE REGULATED BY TITLE 10, ARTICLE
35 OF THE TRACY MUNICIPAL CODE, EXCEPT AS SPECIFIED IN SECTIONS
3.5.18 AND 4.8.2 OF THE AVENUES SPECIFIC PLAN AND THIS APPENDIX B:
ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN
PROGRAM. THE DESIGN OF ADDITIONAL LANDSCAPE FEATURES/CHARACTER
ELEMENTS AND SIGNS SHALL BE PERMITTED AS SHOWN IN THE AVENUES
SPECIFIC PLAN AND THIS APPENDIX B. THE APPROVAL PROCESS SHALL
INCLUDE ONLY A BUILDING PERMIT, AND A SIGN PERMIT PROCESSED IN
ACCORDANCE WITH TITLE 10, ARTICLE 35 OF THE TRACY MUNICIPAL CODE.
FOR PURPOSES OF INDEMNIFYING THE CITY, ALL TEMPORARY SIGNAGE AND
BANNERS TO BE LOCATED WITHIN STREET RIGHT-OF-WAYS, AS APPROVED
IN THE ESP, WILL REQUIRE ONE ALL-INCLUSIVE ENCROACHMENT PERMIT.

ALL SIGN MATERIALS AND COLORS TO BE SELECTED BY THE DEVELOPER
EPOA TO SELECT MATERIALS AND COLORS AS SIGNS ARE REPLACED.
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

SIGN LOCATION PLAN
OVERALL

VALPICO ROAD

JAHa LINWNS

v

SIGN TYPE G - ENTRY PORTAL
SIGN TYPE H - SIGN WALL
MAILBOX SHADE STRUCTURE

PARKING REGULATORY, LOCATIONS TBD

SECTION 1

PUBLIC PROPERTY SIGNS "



ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

SIGN LOCATION PLAN
@ siGN TYPE

12

SIGN TYPE J MESSAGE SCHEDULE

SIDE A
~CENTRAL PARK ~AQUATIC PARK

WY "VILLAGE CENTER | ©~ DOG PARK

SIDE B
| ~ VALPICO ROAD

SIDE A
MR < CENTRAL PARK ~AQUATIC PARK
~VILLAGE CENTER | © DOG PARK
SIDE B
| ~ VALPICO ROAD

SECTION 1
PUBLIC PROPERTY SIGNS

VALPICO RD
A
Y
A 4
B
A
AR
@
B
[92)
c
=
=
=
=}
=)
=
A
AR
A\ 4
B

CENTRAL PARK

AN

O

SIDE A

~VILLAGE CENTER
~WESTERN PARK

~AQUATIC PARK
~ DOG PARK

SIDE B

~ CENTRAL PARK
~ VALPICO ROAD



ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

Note: All dimensions are approximate
. 30" 3

{ 1

AVILLAGE CENTER ~ AQUATICPARK
A CENTRAL PARK DOG PARK

SIGN TYPE J

SIGN STANDARDS

Height: 9-10 feet

Individual blade area: 2 square feet, up to 3 per side

Lighting: Non-illuminated

Location: Public right-of-way (See Sign Location Plan: Sign Type J)

SIGN TYPE K

Location: Embedded in concrete of multi-use path, near crossings

Material: Metal

o1_g"
1N AN EFFOKT O MAKE OUR PARK
PLEASE REFRAIN FRON THE FOLLOWING:

SIGN TYPE Q

SIGN STANDARDS

Maximum height: 10 feet

Maximum sign area: 10 square feet

Lighting : Non-illuminated

Location: Public right-of-way,

special landscape features and parks. Locations
TBD. No maxiumum number.

SECTION 1
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

STREET NAME SIGN & REGULATORY SIGNS

Note: All dimensions are approximate

STREET NAME ———> (CSummit <o)

POST—

1. Post: 3900 RICHMOND, 4" 0D shaft, fluted,
dark bronze

2. Panel Support: Classic Cross (CC07) with
Classic 2-Way (2W06, #2 Post Stacker
(PS05)

3. Street Name Panel is .125 aluminum
Vendor: Sherine Industries

Background shall be reflective

Custom artwork

Color: White

Font: Gill Sans MT Condensed

Letters: Black

STREET NAME
ym— GT()P
N

POST —————>

1. Post: 3900 RICHMOND, 4" OD Shaf, fluted,
dark bronze

2. Panel Support: Classic Cross (CC07) with
Classic 2-Way (2W06, #2 Post Stacker
(PS05)

All regulatory signs shall be attached to post
with part SB, Sternberg, sign bracket

3. Street Name Panel: .125 aluminum
Vendor: Sherine Industries
Background panel shall be reflective
Custom artwork

Color: White

Letters: Black

4. Panel: 30" min. stop sign by Hawkins Traf-
fic. Panels to be consistent with MUTCD
codes

5. Back panel color: Matthew’s Paint MPC
MP20308 Ancient Bronze Metallic

SECTION 1
PUBLIC PROPERTY SIGNS

PANEL——>»

POST——MM >

1. Post: 3900 RICHMOND, 4" 0D Shaft, fluted, with
BCC Ball Center Cap, dark bronze

2. Panel Support: All regulatory signs shall be
attached to post with part SB, Sternberg, sign bracket

3. Panel: 30" min. stop sign by Hawkins Traffic
Panels to be consistent with MUTCD codes

4. Back panel color: Matthew’s Paint MPC
MP20308 Ancient Bronze Metallic

P —

|

G VG|DiC0 (-50%3)
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SIGN PANEL SPECIFICATIONS
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216"

7'.0"

ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

,2'-0"

r— £ g d
30 NO PARKING MAIL
MINUTE PARKING ALLOWED DURING PICK-UP
SCHOOL HOURS 10
ONLYDURING 7:30AMTO 3:30 PM
SCHOOL HOURS. MINUTE

7:30AMT03:30 PM CUING ONLY PARKING

PARKING REGULATORY

/ )

710"

|
PRIVATE STREET SIGN

Note: All dimensions are approximate

KEEP
PANEL -—)
RIGHT

POST ——]

REGULATORY SIGNAGE MAY INCLUDE:

YIELD

SPEED LIMIT

KEEP RIGHT

DO NOT ENTER

ONE WAY SIGN

ROUNDABOUT DIRECTIONAL, 2 CHEVRONS
NO PARKING ANYTIME

TURN

YIELD AHEAD

MERGE & LANE TRANSITION
LANE ENDS

THRU TRAFFIC MERGE LEFT
PEDESTRIAN CROSSING
CROSSWALK RIGHT/LEFT ARROW

1. Post: 450 LEXINGTON 4" 0D shaft, fluted, with BCC
Ball Center Cap, dark bronze

2. Panel Support: All regulatory signs shall be
attached to post with part SB, Sternberg, sign bracket

3. Panel: by Hawkins Traffic
Panels to be consistent with MUTCD codes

4. Back panel color: Matthew’s Paint MPC
MP20308 Ancient Bronze Metallic

SECTION 1
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

Notes: 1. All dimensions are approximate
2. These sign types will be located in parks, per the Sign
Location Plan, for the purpose of identifying the park.

20'-4"

L 13'-5" L

e ENTRY PORTAL - SIGN TYPE G

SIGN STANDARDS

Maximum structure height: 14 feet

Maximum sign area: 30 square feet

Lighting : Externally illuminated

Location: Parks (see Sign Location Plan: Overall)

18'-0" L

A

13'-0"

CENTRAL PARK

|

WALL SIGN - SIGN TYPE H

Maximum structure height: 5 feet

Maximum sign area: 30 square feet

Lighting : Externally illuminated

Location: Parks (see Sign Location Plan: Overall)

16 SECTION 1
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

MAILBOX STRUCTURE

Note: 1. All dimensions are approximate
2. These sign types will be located in parks, per the
Sign Location Plan, for the purpose of identifying

the park.
SIGN TYPE C
FRONT VIEW
L 53'-10" L
5'-5" INDIVIDUALLY-LETTERED SIGN
_';
i
I
SIDE VIEW
Note: Mailbox structures are typically located in special landscape features, not parks.
SIGN STANDARDS
Maximum mailbox structure height: 20 feet
Maximum Sign Type C area: 20 square feet (each end of structure) for the Mailbox Structure
Maximum individually-lettered sign area: 10 square feet (both sides)
Lighting: Externally illuminated
Location: Proximate to parks (see Sign Location Plan: Overall)
SECTION 1

PUBLIC PROPERTY SIGNS 17
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

SIGN LOCATION PLAN
OVERALL

°°® @ Q VALPICO RD

JAIHA LINANNS

=

VALPICO ENTRY STRUCTURE
VALPICO ENTRY PORTAL

SIGN TYPE O - FLAG SIGNS, LOCATIONS TBD

SIGN TYPE A - TEMPORARY DEVELOPER SIGN

SECTION 2

PRIVATE PROPERTY SIGNS 21



ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

ENTRY AT VALPICO

@ VALPICO ENTRY PORTAL

Note: All dimensions are approximate

@ VALPICO ENTRY PORTAL @ VALPICO ENTRY STRUCTURE

ELEVATION

ety

121"

VIEW LOOKING SOUTH FROM VALPICO ROAD SPECIAL LANDSCAPE FEATURE PUBLIC ROW
<+ —_—>

SIGN STANDARDS

Maximum structure height: 15 feet

Lighting: Non-illuminated

Location: Special landscape feature (see Sign Location Plan: Overall)

20 SECTION 2
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

CHARACTER ELEMENT WITH LOGO
VALPICO ENTRY STRUCTURE @

Note: All dimensions are approximate

wn
c
=
=
=
3
@ VALPICO ENTRY PORTAL ——z=*"""** 00, = /—®VALPICO ENTRY STRUCTURE
VALPICO ROAD IS
PLAN VIEW \7
L 14'-0" L

SIGN TYPE C

VIEW LOOKING SOUTH FROM VALPICO ROAD
Opposite side shall be substantially the same in design

SPECIAL LANDSCAPE FEATURE
—

PUBLIC ROW
-—

12'-0" L

b
7

14'-Q"

SPECIAL LANDSCAPE FEATURE PUBLIC ROW

VIEW LOOKING WEST FROM SUMMIT DRIVE
+— —>

Opposite side shall be substantially the same in design

SIGN STANDARDS

Maximum character element height: 15 feet

Maximum Sign Type C area: 10 square feet (both sides)

Lighting of logo panel: Externally illuminated

Location: Special landscape feature (see Sign Location Plan: Overall)

SECTION 2 23
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

@ TEMPORARY DEVELOPER SIGN

Note: 1. All dimensions are approximate
2. Sign Type A is a temporary sign.

L 10'-0" .

14'-0"

SIGN TYPE A EXAMPLE

SIGN STANDARDS

Maximum height: 15 feet

Maximum sign area: 100 square feet ( each side)

Maximum number of signs permitted: 2 on each arterial or collector
Lighting: Non-illuminated or externally illuminated

Locations: Special landscape features and private property

Note: Signs shall be removed after completion of sales

SECTION 2

24 PRIVATE PROPERTY SIGNS



ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

SIGN TYPES B AND D
TEMPORARY DEVELOPER SIGN

Note: 1. All dimensions are approximate
L 7-0" L 2. Sign Types B and D are temporary

| |

SIGN TYPE B EXAMPLE

L 7'-0" L

710"

SIGN TYPE D EXAMPLE

SIGN STANDARDS

Maximum height: 10 feet

Maximum sign area: 50 square feet ( each side)

Maximum number of signs permitted: 12

Lighting: Non-illuminated or externally illuminated

Locations: Public right-of-way, special landscape features and private property TBD

Note: Signs shall be removed after completion of sales

SECTION 2
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ADDITIONAL LANDSCAPE FEATURES/CHARACTER ELEMENTS AND SIGN PROGRAM

© FLAG SIGN

Note: 1. All dimensions are approximate
2. Sign Type O is a temporary sign.

TEMPORARY FLAG POLE

20'-0"

SIGN STANDARDS

Maximum height: 20 feet

Maximum sign area: 25 square feet ( each side)

Lighting: Non-illuminated

Locations: Up to 10 Sign Type O signs on temporary poles are permitted at each arterial or
collector entrance and at each model home complex in public right-of-way, special landscape
features, and on private property.

Note: Signs shall be removed after completion of sales

SECTION 2
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Attachment B
Background

The neighborhood character and certain streetscape development standards for the Avenues, according
to the developer, was envisioned to consistent with the Ellis Project located to the south. For example,
many of the streetscape elements (bike paths, intersection bulb outs, alleys, etc.) within the Ellis project
are also being proposed to be implemented in the Avenues. Summit Drive is an example of a street
section that will extend from Corral Hollow through Ellis to Valpico through the Avenues project.

While it is the intent of the developer to replicate the exact Summit Drive cross section in the Ellis
Project through the Avenues project, staff has some concerns with the design as proposed. More
specifically, the amount of traffic projected through the Avenues project on Summit Drive is estimated
at approximately 2,000 and 5,000 daily trips. Both the City's 2007 and updated 2012 Transportation
Master Plan (TMP), would classify this roadway segment as a Collector and, as such, would typically
require an additional median travel lane to accommodate two-way left turning movements for
improved circulation. These thresholds are based on research and most applicable is the NCHRP Report
745, which indicates left turn lanes warrants for urban roads at three leg and four leg intersections.

Staff and the developer have had numerous discussions regarding this design standard and the
developer wishes to keep the current cross section to be a minor collector street. Staff recommends
that the modified cross section (see Figure 3.9) for a portion of Summit Drive be added back to the
Specific Plan (see page 19) to maximize circulation options for the neighborhood in the future. Should
Planning Commission and Council wish to leave the street sections as proposed, staff would monitor the
roadway as the Avenues and other projects in the area develop and would review future mitigations, if
necessary. An example of a future mitigation, should circulation become compromised in the future,
could be to eliminate parking on certain sections of the street.

e The proposed Avenues cross section will be inconsistent with City of Tracy standards and similar
streets in Tracy

e The efficiency of the collector will decrease with the Specific Plan cross section

e ASSHTO recommend wider lanes (12 feet) for collector streets with more than 2000 cars per day

e NCHRP 745 indicates the need for left turn pockets on Summit Drive north of Street 7

Figure 1: Collector Street from the Transportation Master Plan
Summit Drive: (8-ft Parking Stalls may be added between bike lanes and the curbs)

R/W R/W
66’
48"
1’5 5 ‘ 5 10’ . 14’ . 10 5 5' 1’
| BIKE ‘ MEDIAN/LEFT ‘ ‘BIKE ‘
LS LANE i TURN POCKETS \ LANE LS
T ® -*_?L—__-f'__-ffj EL__W— _275_*.%’ s il
N - ee— — = :
\SIDEWALK ¢

Two Lane Major Collector
2,000 to 5,000 Vehicles Per Day



Attachment B

Guidance

1. AASHTO “A Policy on Geometric Design of Highways and Streets” (Green Book)
The AASHTO Green Book recommends 24-foot wide traveled way for collector streets with over 2,000
vehicles per day (Table 6-5). The Avenue’s roadway is 22 feet wide.

2. NCHRP 745: Left-Turn Accommodations at Unsignalized Intersections

50 : T 50

2t Urban and Suburban Arterial, | - |urban and Suburban Arterial, |
- Three Legs = Four Legs

40 40

3 £

3; Left-turn lane 3; Left-turn lare
. warranted warranted

25

= kg
oMo

Lft-lurm lane
nol warranied

[}

Left-Turn Volume (vehh
|5}
[=]

n

[

Left-Turn Volume (veh/hr/in)
ha
L&)

Left-turm lane mnot warranted

=
=]

0 BD 100 150 200 250 300 350 400 450 0 &0 100 150 200 250 300 350 400 450
Major Arterial Volume (veh/hriin) Major Arterial Volume (veh/hriin)
(a) Three Legs (b} Four Legs

Figure 4. Recommended left-turn lane warrants for intersections on urban and suburban arterials.

Research shows that left turn lanes may be warranted at four-way intersection when the vehicles per
hour per lane exceeds 50 and the turning volumes are 5 vehicles or greater.

It is estimated that the intersection of Summit Drive and Street 1 and the intersection of Summit Drive
and Street 7 meets this warrant. At the intersection of Summit Drive and Street 1, there will be roughly
45-55 left turns made in the PM Peak Hour from Summit Drive onto Street 1, Summit Drive will have
volumes greater than 50 vehicles per lane during the same hour, therefore this intersection meets the
warrant. At the intersection of Summit Drive and Street 7 it is anticipated that there will be roughly 15-
20 left turns from Summit Drive to Street 7, Summit Drive will have volumes greater than 50 vehicles
during the same hour.

The warrant for three leg intersections requires higher turning levels to meet warrant. It is estimated
that only intersections of Summit Drive and Street 6 will meet the warrant, Street 13 and Street B would
not have sufficient traffic on Summit Drive to meet the warrant. Summit Drive is estimated to have
between 25-30 left turns in the PM Peak from Summit Drive to Street 6 and between 150-175 vehicles
per lane during the same hour, therefore this intersection meets the warrant.



Attachment C
RESOLUTION 2018-

RECOMMENDING THAT THE CITY COUNCIL DIRECT STAFF TO PREPARE AN
APPLICATION TO LAFCO FOR ANNEXATION/PREZONING OF THE APPROXIMATELY 95-
ACRE AVENUES SITE LOCATED AT 12650 AND 12500 W. VALPICO RD. (ASSESSOR’S
PARCEL NUMBERS 240-140-05 & 240-140-06) AND ADOPT A MITIGATED NEGATIVE
DECLARATION FOR THE PROJECT AND INTRODUCE AN ORDINANCE APPROVING THE
AVENUES SPECIFIC PLAN AND ESTABLISHING THE AVENUES SPECIFIC PLAN ZONE,
APPLICATION NUMBERS A/P16-0001, SPA16-0003, AND ZA16-0001

WHEREAS, Applications have been filed or initiated for annexation and prezoning of the
Avenues project site consisting of approximately 95 gross acres in unincorporated San Joaquin
County adjacent to Tracy City limits, located at 12650 and 12500 W. Valpico Rd. (Assessor’'s
Parcel Numbers 240-140-05 & 240-140-06), for a proposed Avenues Specific Plan, for the
establishment of the Avenues Specific Plan Zone, and to prezone the Avenues project site to
Avenues Specific Plan Zone (ASP) to meet the requirements of San Joaquin County Local
Agency Formation Commission (LAFCo), and

WHEREAS, The Avenues project site is designated Residential Low in the City of Tracy
General Plan, and the Avenues Specific Plan proposes detached single-family residential and
park uses consistent with the Residential Low land use designation and applicable General Plan
Goals and Policies, and

WHEREAS, The proposed Avenues Specific Plan, which serves as the zoning for the
site, is consistent with the General Plan land use designation of Residential Low and is
consistent with goals and policies of the Land Use and Housing Element, and

WHEREAS, The Avenues Specific Plan is consistent with General Plan Land Use and
Housing Goals and Policies, including maintaining a Sphere of Influence that is consistent with
the long-term land use vision of the General Plan; size and design neighborhoods to be
walkable; and provision of parks, open space, and recreation facilities and services that
maintain and improve the quality of life for Tracy residents, and

WHEREAS, The Project has been evaluated in accordance with California
Environmental Quality Act (CEQA) Guidelines, and a Mitigated Negative Declaration is
proposed which would reduce any potentially significant environmental impacts to levels of
insignificance, and is proposed for approval, and

WHEREAS, the Planning Commission conducted a public hearing on August 22, 2018 to
receive input and review the aforementioned applications;

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Tracy
hereby takes action as follows:

1. Recommends that the City Council adopt the Mitigated Negative Declaration,
attached as Exhibit 1, the Errata, attached as Exhibit 2, and the Mitigation
Monitoring and Reporting Plan, attached as Exhibit 3.

The project was evaluated under an Initial Study which evaluated potential
environmental impacts associated with project development. Based on the



Resolution 2018-
Page 2

analysis contained in the Initial Study, mitigation measures were identified which
would reduce potentially significant impacts to levels of insignificance. Therefore,
a Mitigated Negative Declaration has been prepared for the project.

2. Recommends that the City Council approve the Avenues Specific Plan (SPA16-
0003).

3. Recommends that the City Council establish a new zone district, the Avenues
Specific Plan Zone (ASP) (ZA16-0001).

4, Recommends that the City Council approve the Annexation and Prezoning of the
Avenues site utilizing Avenues Specific Plan Zone Prezoning and direct staff to
prepare an application to San Joaquin LAFCo for approval of the annexation of
the Avenues site (A/P16-0001).

kkkkkkkkhkk*k*

The foregoing Resolution 2018- , was adopted by the Planning Commission on the 22"
day of August 2018, by the following vote:

AYES: COMMISSION MEMBERS:
NOES: COMMISSION MEMBERS:
ABSENT: COMMISSION MEMBERS:
ABSTAIN: COMMISSION MEMBERS:

CHAIR
ATTEST:

STAFF LIAISON
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Environmental Checklist

Initial Study

Background and Project Description
Project Title

Avenues Specific Plan

Lead Agency Name and Address

City of Tracy

Department of Development Services

333 Civic Center Plaza
Tracy, CA 95376

Contact Person and Phone Number

Andrew Malik, Development Services Director

(209) 831--6423

Project Location

The Avenues Specific Plan (ASP) is located within the southwestern portion of Tracy, California. The
specific plan area (Plan Area) is located south of Interstate 205 and north of Interstate 580. The Plan Area
is approximately 95 acres and bounded by Valpico Road on the north, the Ellis Specific Plan area to the

south, Corral Hollow Road on the east, and undeveloped land to the east and west. The Plan Area is
comprised of two parcels; Assessor’s Parcel Numbers 240-140-05 and 240-140-06. Please see Figure 1:

Regional Map and Figure 2: Vicinity Map.
Project Sponsor

Greystone Land Investment
2121 N. California Blvd, #290
Walnut Creek, California 94596

General Plan Designation
Residential Low
Zoning

Avenues Specific Plan Zone

Avenues Specific Plan
City of Tracy
Initial Study/Environmental Checklist

August 2018
Page-5



Environmental Checklist

Statutory Authority And Applicability

This document relies on § 21094(a)(1)(2) of the California Environmental Quality Act (CEQA), Public
Resources Code §§ 21000 et seq., as well as §15183 of the CEQA Guidelines as the basis for the preparation
of an Initial Study/California Environmental Quality Act 15183 Analysis, as described in greater detail
below.

CEQA Section 21094(a)(1)(2)

According to § 21094(a)(1)(2), a subsequent project that is consistent with the following:

(1) a program, plan, policy, or ordinance for which an Environmental Impact Report (EIR) was
prepared and certified; and,

(2) applicable local land use plans and zoning

may rely on the analysis contained within the previously certified EIR prepared for the program, plan,
policy, or ordinance and need not conduct new or additional analysis for those effects that were either:

(1) avoided or mitigated by the certified EIR; or,

(2) were sufficiently examined by the certified EIR to enable those effects to be mitigated or avoided
by site-specific revisions; the imposition of conditions; or, by other means in connection with
approval of the subsequent project.

Public Resources Code Section 21083.3 and CEQA Guidelines Section 15183

Public Resources Code Section 21083.3 and California Environmental Quality Act (CEQA) Guidelines
Section 15183 allow for a streamlined environmental review process for projects that are consistent
with the densities established by existing zoning, community plan or general plan policies for which
an Environmental Impact Report (EIR) was certified. Under Section 15183, a subsequent project is
relieved from further environmental review if it meets the criteria of Section 15183(c): all potential
impacts were either addressed in a previous EIR or can be substantially mitigated by the imposition of
uniformly applied development policies or standards. As noted above, the proposed Project is
consistent with the land use designation and densities established by the City of Tracy General Plan,
for whichan EIR was originally certified on October 4, 2005, and finalized on December 1, 2010.
The provisions contained in Section 15183 of the CEQA Guidelines are presented below.

15183. Projects Consistent With a Community Plan or Zoning

(a) CEQA mandates that projects which are consistent with the development density established by
existing zoning, community plan, or general plan policies for which an EIR was certified shall not
require additional environmental review, except as might be necessary to examine whether there are

Avenues Specific Plan August 2018
City of Tracy Page-6
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project-specific significant effects which are peculiar to the project or its site. This streamlines the review
of such projects and reduces the need to prepare repetitive environmental studies.

(b) In approving a project meeting the requirements of this section, a public agency shall limit its
examination of environmental effects to those which the agency determines, in an initial study or
other analysis:

(1) Are peculiar to the project or the parcel on which the project would be located,

(2) Were not analyzed as significant effects in a prior EIR on the zoning action, general plan, or
community plan, with which the project is consistent,

(3) Are potentially significant off-site impacts and cumulative impacts which were not discussed
in the prior EIR prepared for the general plan, community plan or zoning action, or

(4) Are previously identified significant effects which, as a result of substantial new information
which was not known at the time the EIR was certified, are determined to have a more severe
adverse impact than discussed in the prior EIR.

(c) If an impact is not peculiar to the parcel or to the project, has been addressed as a significant
effect in the prior EIR, or can be substantially mitigated by the imposition of uniformly applied
development policies or standards, as contemplated by subdivision (e) below, then an additional EIR
need not be prepared for the project solely on the basis of that impact.

(d) This section shall apply only to projects which meet the following conditions:
(1) The project is consistent with:
(A) A community plan adopted as part of a general plan,

(B) A zoning action which zoned or designated the parcel on which the project would
be located to accommodate a particular density of development, or

(C) A general plan of a local agency, and

(2) An EIR was certified by the lead agency for the zoning action, the community plan, or the
general plan.

(e) This section shall limit the analysis of only those significant environmental effects for which:

(1) Each public agency with authority to mitigate any of the significant effects on the
environment identified in the planning or zoning action undertakes or requires others to
undertake mitigation measures specified in the EIR which the lead agency found to be
feasible, and
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(2) The lead agency makes a finding at a public hearing as to whether the feasible mitigation
measures will be undertaken.

(f) An effect of a project on the environment shall not be considered peculiar to the project or the
parcel for the purposes of this section if uniformly applied development policies or standards have been
previously adopted by the city or county with a finding that the development policies or standards will
substantially mitigate that environmental effect when applied to future projects, unless substantial new
information shows that the policies or standards will not substantially mitigate the environmental effect.
The finding shall be based on substantial evidence which need not include an EIR. Such development
policies or standards need not apply throughout the entire city or county, but can apply only within
the zoning district in which the project is located, or within the area subject to the community plan on
which the lead agency is relying. Moreover, such policies or standards need not be part of the general
plan or any community plan, but can be found within another pertinent planning document such as a
zoning ordinance. Where a city or county, in previously adopting uniformly applied development policies
or standards for imposition on future projects, failed to make a finding as to whether such policies or
standards would substantially mitigate the effects of future projects, the decision-making body of the
city or county, prior to approving such a future project pursuant to this section, may hold a public
hearing for the purpose of considering whether, as applied to the project, such standards or policies
would substantially mitigate the effects of the project. Such a public hearing need only be held if the
city or county decides to apply the standards or policies as permitted in this section.

(g) Examples of uniformly applied development policies or standards include, but are not limited to:
(1) Parking ordinances.
(2) Public access requirements.
(3) Grading ordinances.
(4) Hillside development ordinances.
(5) Flood plain ordinances.
(6) Habitat protection or conservation ordinances.
(7) View protection ordinances.

(8) Requirements for reducing greenhouse gas emissions, as set forth in adopted land use
plans, policies, or regulations.

(h) An environmental effect shall not be considered peculiar to the project or parcel solely because no
uniformly applied development policy or standard is applicable to it.
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(i) Where the prior EIR relied upon by the lead agency was prepared for a general plan or community plan
that meets the requirements of this section, any rezoning action consistent with the general plan or
community plan shall be treated as a project subject to this section.

(1) “Community plan” is defined as a part of the general plan of a city or county which
applies to a defined geographic portion of the total area included in the general plan, includes
or references each of the mandatory elements specified in Section 65302 of the Government
Code, and contains specific development policies and implementation measures which will
apply those policies to each involved parcel.

(2) For purposes of this section, “consistent” means that the density of the proposed project
is the same or less than the standard expressed for the involved parcel in the general plan,
community plan or zoning action for which an EIR has been certified, and that the project
complies with the density-related standards contained in that plan or zoning. Where the
zoning ordinance refers to the general plan or community plan for its density standard,
the project shall be consistent with the applicable plan.

(j) This section does not affect any requirement to analyze potentially significant offsite or cumulative
impacts if those impacts were not adequately discussed in the prior EIR. If a significant offsite or
cumulative impact was adequately discussed in the prior EIR, then this section may be used as a basis for
excluding further analysis of that offsite or cumulative impact.

Incorporation By Reference

The City of Tracy General Plan Final EIR (State Clearinghouse No. 2008092006) has been cited and
incorporated by reference into this Initial Study/California Environmental Quality Act 15183 Analysis, in
accordance with Section 15150 of the State CEQA Guidelines, as a means of reducing the redundancy and
length of this environmental document. The City of Tracy General Plan Final EIR is available for public
review at the City of Tracy Planning Division, located at 333 Civic Center Plaza, Tracy, CA 95376, and is
hereby incorporated by reference into this Initial Study/California Environmental Quality Act 15183
Analysis:

City of Tracy General Plan Final EIR (State Clearinghouse No. 2008092006)

The General Plan EIR assesses the potential environmental consequences of adoption and
implementation of the City of Tracy General Plan and Sustainability Action Plan. The assessment is
designed to inform City of Tracy decision-makers, other responsible agencies, and the public-at-large of
the nature of the General Plan and Sustainability Action Plan and their effects on the environment. The
General Plan EIR has been prepared in accordance with and in fulfillment of CEQA requirements. The
General Plan EIR consists of the Draft EIR, the Final EIR, and its various amendments and supplements.
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The General Plan EIR is a Program EIR. As a Program EIR, the General Plan EIR is not project- specific and
does not evaluate the impacts of specific projects that may be proposed under the General Plan. Such
projects would require separate environmental review to secure the necessary discretionary development
permits. While subsequent environmental review may be tiered off the General Plan EIR, the General Plan
EIR is not intended to address impacts of individual projects.

General Plan EIR Project Description

The City approved an update to the General Plan on February 1, 2011. The General Plan provides a vision
for the future and establishes a framework for how the City of Tracy should grow and change over the
next two decades. The General Plan establishes goals, objectives, policies, and actions to guide this change
in a desired direction. The General Plan presents existing conditions in the City, including physical, social,
cultural, and environmental resources and opportunities. The General Plan looks at trends, issues, and
concerns that affect the region.

The purpose of the General Plan is to act as the principal policy and planning document for guiding future
conservation, enhancement, and development in the City. It represents the basic policy direction of the
City of Tracy City Council on basic community values, ideals, and aspirations to govern a shared
environment through 2025. The General Plan addresses all aspects of development including land use,
transportation, housing, economic development, public facilities, infrastructure, and open spaces, among
other topics. In addition, it articulates a vision for the City’s long-term physical form and development. It
also brings a deliberate overall direction to the day-to-day decisions of the City Council, its commissions,
and City staff.

The City of Tracy General Plan is guided by a vision statement and is comprised of nine separate
“elements” that set goals, objectives, policies, and actions for a given subject. The goals, objectives,
policies, and actions provide guidance to the City on how to accommodate growth and manage its
resources over the next 20 years. The goals, objectives, policies, and actions in each element are derived
from a number of sources, including the 1993 General Plan, the background information collected for the
General Plan Update, discussions with the City Council and Planning Commission, public workshops, and
meetings with property owners. Many of the recommendations from the Tracy Tomorrow 2000 final
report are also brought forward into the General Plan. In addition to the goals, objectives, policies, and
actions, each element contains background information that describes current conditions in the City of
Tracy relative to the subject of the element.

Five of these elements cover six topics required by State law, while the remaining four elements have
been prepared by the City to meet local needs and concerns. Some elements also have additional sections
that are specific to them. For example, the Land Use Element contains a series of land use designations
that guide overall development in the City and the Circulation Element contains information on the
network and hierarchy of streets in the City.

The elements that form the General Plan Update are briefly described below:
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e Land Use Element. The required Land Use Element designates all lands within the City for a specific
use such as residential, office, commercial, industry, open space, recreation, or public uses. The
Land Use Element provides policy direction for each land use category, and also provides overall
land use policies for the City.

e Community Character Element. The Community Character Element is not required by State law.
However, due to the importance of maintaining and enhancing the City of Tracy’s hometown feel
and the related importance of urban design for the City, this optional element has been included.

e Economic Development Element. This optional element contains goals, objectives, policies, and
actions to encourage the development of desired economic activities throughout the City. The
information in this element is derived from the City’s Economic Development Strategy prepared
in 2002.

e C(Circulation Element. This required element specifies the general location and extent of existing
major streets, level of service, transit facilities, and bicycle and pedestrian network. As required
by law, all facilities in the Circulation Element are correlated with the land uses foreseen in the
Land Use Element.

e Open Space and Conservation Element. The Open Space Element and the Conservation Element
are required under State law and are combined in this General Plan. Issues addressed include the
preservation of open space and agricultural land, the conservation, development, and utilization
of natural resources, and the provision of parks and recreational facilities. Open space goals for
public health and safety are covered in the Safety Element.

e Public Facilities and Services Element. This optional element covers a wide range of topics related
to the provision of public services and infrastructure in the City. Topics covered include law
enforcement, fire protection, schools, public buildings, solid waste, and the provision of water,
wastewater, and stormwater infrastructure.

e Safety Element. State law requires the development of a Safety Element to protect the community
from risks associated with the effects of flooding, seismic and other geologic hazards, and wildland
fires.

e Noise Element. This required element addresses noise in the community and analyzes and
qguantifies current and projected noise levels from a variety of sources, such as traffic, industry,
rail, and the airport. The Noise Element includes goals, objectives, policies, and actions to address
current and foreseeable noise issues.

e Air Quality Element. This element, which is required for all jurisdictions in the San Joaquin Air
Pollution Control District, outlines goals, objectives, policies, and actions to mitigate the air
pollution impacts of land use, the transportation system, and other activities that occur in the City

of Tracy.
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In addition, the City has prepared a Housing Element under a separate cover. The Housing Element
addresses existing and projected housing demand and establishes goals, objectives, policies, and actions
to assist the City in implementing the plan in accordance with other General Plan policies. It is not included
with the remainder of the General Plan because it was prepared under a separate timeline and under
detailed State criteria.

The Sustainability Action Plan is a detailed, long-range strategy to achieve sustainability in the sectors of
greenhouse gas (GHG) emissions, energy, transportation, land use, solid waste, water, agriculture and
open space, biological resources, air quality, public health, and economic development. Implementation
of the Sustainability Action Plan is intended to support the State of California’s emission reduction targets
by guiding the City’s actions to reduce its GHG emissions, conserve and protect natural resources, improve
public health, promote economic vitality, and engage residents.

The Sustainability Action Plan establishes targets related to a variety of sustainability topics, and sets forth
measures that will assist the City in reaching those goals. The Sustainability Action Plan sets a target of a
29 percent reduction of GHG emissions from 2020 Business As Usual (BAU) projected levels. GHG
emissions in 2020 under BAU conditions are projected to be 1,748,970 metric tons carbon dioxide
equivalent (MTCO2e). The target therefore translates into a reduction of 507,201 MTCO?2e.
Implementation of the Sustainability Action Plan is projected to reduce GHG emissions in the City of Tracy
by between 382,422 and 486,115 MTCO2e, which represents an achievement of between 75 and 96
percent of the overall target.

Environmental Effects

Under CEQA, a significant impact on the environment is defined as a substantial, or potentially substantial,
adverse change in any of the physical conditions within the area affected by the project, including land,
air, water, minerals, flora, fauna, ambient noise, and objects of historic and aesthetic significance.
Implementation of the General Plan and Sustainability Action Plan has the potential to generate 22
environmental impacts in a number of areas, including both plan level and cumulative impacts. Some of
the impacts can be reduced to a less than significant level with mitigation measures, while others cannot
and are considered significant and unavoidable.

A brief summary of the impacts identified is provided below.

Land Use

No significant land use impacts were identified as a result of implementation of the General Plan and
Sustainability Action Plan. The proposed General Plan and Sustainability Action Plan would not physically
divide an established community with the implementation of policies identified in the General Plan, and
due to the fact that the majority of development would occur on vacant land where no established
community exists. Implementation of policies and actions in the proposed General Plan and Sustainability
Action Plan and the LAFCo process would result in less than significant land use impacts related to conflicts
with other plans, policies, and regulations applicable in the City of Tracy area. Furthermore,
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implementation of General Plan policies designed to minimize conflict and encourage an orderly land use
pattern would ensure land use compatibility.

Population, Employment, and Housing

While General Plan policies and other regulations would reduce impacts to future population and housing
growth to the extent feasible for development projected through 2025, a significant and unavoidable
impact would occur by inducing substantial population growth at total buildout of the General Plan.
However, implementation of the General Plan and Sustainability Action Plan would not displace housing
or populations, given that a majority of growth proposed in the General Plan would occur on vacant and
agricultural land, growth is encouraged in existing neighborhoods and infill areas, and General Plan
policies encourage the preservation and enhancement of the character of existing neighborhoods while
specifically stating that new development should not physically divide established neighborhoods.

Visual Quality

Despite General Plan policies to enhance “hometown feel” and preserve open space, development
permitted under the General Plan for both 2025 and total buildout of the City limits and SOI would result
in a significant and unavoidable impact on the existing visual identity and character of the City.
Furthermore, in spite of General Plan policies to protect scenic resources, including those along state
designated scenic highways for development projected through 2025, a significant and unavoidable
impact would occur on scenic resources along the state designated scenic routes 1-580 (between [-205
and I-5) and I-5 (south of I-205) at total buildout of the General Plan. In addition, a significant and
unavoidable impact on scenic views from regional roadways would occur as a result of development
projected for the 20-year development scenario and under total buildout of the City limits and SOI.
However, General Plan objectives and policies would positively affect corridors and gateways and enhance
the visual character of streetscapes throughout the City. Development permitted under the General Plan
would increase levels of light and glare to a significant level resulting in adverse, but mitigatable impacts
on the visual quality of the City of Tracy.

Traffic and Circulation

There would be a less than significant impact on local roadways with the implementation of roadway
improvements identified in the General Plan EIR. Assuming the planned network improvements outlined
in the General Plan EIR are implemented, the City’s level of service standards would be maintained except
at the Eleventh Street/Corral Hollow Road and Eleventh Street/Lammers Road intersections. In the case
of the Eleventh Street/Corral Hollow Road intersection, General Plan Policy 2 under Objective CIR-1.3,
which allows individual locations to fall below the City’s level of service standards in instances where the
construction of physical improvements would be infeasible or would conflict with the character of the
community, would apply, since this intersection is constrained to the point of not allowing for adequate
at-grade improvements. Thus, the resulting level of service would not result in a significant impact. Further
improvements at the Eleventh Street/Lammers Road intersection identified in the General Plan EIR would
reduce impacts at this intersection to a less than significant level.
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While the General Plan incorporates a range of features that work to help reduce the potential impact of
future growth in the City on regional roadways, none of these approaches would reduce the potential
impact to a less than significant level, so a significant and unavoidable impact on the following regional
roadways would occur:

e |-205
e |-580
e |5

e Patterson Pass Road

e Tesla Road

Regarding design feature hazards, bicycle and pedestrian safety, emergency vehicle access, parking
capacity, conflicts with adopted regional policies and plans regarding alternative transportation and air
traffic, implementation of existing regulations and goals, objectives, and policies included in the General
Plan would ensure that significant impacts do not occur.

Cultural Resources

The implementation of a combination of General Plan policies and guiding mechanisms would reduce
potential impacts on historical resources to a less than significant level. However, undiscovered
archaeological and paleontological sites, including human remains (especially in undeveloped areas),
could be negatively impacted by development identified by the General Plan, requiring the
implementation of mitigation measures identified in the General Plan EIR to reduce the potentially
significant impact on archaeological and paleontological resources to a less than significant level.

Biological Resources

Development allowed under the proposed General Plan does have the potential to significantly impact
biological resources, but these potential impacts would be addressed through General Plan goals,
objectives, and policies, resulting in less than significant impacts on biological resources.

Agricultural Resources

Despite General Plan policies to preserve agricultural lands, in addition to policies in the San Joaquin
County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP) and the City’s Agricultural
Mitigation Fee Ordinance, development permitted under the General Plan would result in the conversion
of Prime Farmland, Unique Farmland, and Farmland of Statewide Importance to urban uses. This is a
significant and unavoidable impact. No additional mitigation is available. Moreover, despite policies in the
General Plan to support and encourage preservation of Williamson Act lands and the voluntary nature of
the Williamson Act program, total buildout of the City limits and SOI may result in the conversion of land
under active contracts to urban uses. This is a significant and unavoidable impact. No additional mitigation
is available. Finally, implementation of the General Plan would result in additional and incompatible urban
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development adjacent to agricultural uses, resulting in a significant and unavoidable impact associated
with the conversion of additional farmland to urban uses.

Mineral Resources

The policies in the General Plan would minimize potential land use conflicts between aggregate resource
activities and other uses, and in general ensure that new development would not impact the future
availability of mineral resources or mineral resource recovery sites. Therefore, this impact would be less
than significant.

Community Services

Increases in population and development facilitated by the General Plan would increase the demand for
the following community services: police protection, fire protection and emergency medical services,
schools, solid waste disposal, and parks and recreational facilities. The General Plan EIR determined that
the construction of new police and fire protection and emergency medical facilities, as well as schools and
new individual park or recreation facilities to support the growth permitted under the General Plan, could
not be determined at the first-tier level of analysis conducted for the General Plan. Policies from the
General Plan that are identified in other sections of the General Plan EIR also apply to any potential
impacts associated with the construction and operation of these community service facilities. As specific
community service facility projects are identified, additional second-tier environmental analysis would be
completed pursuant to CEQA.

Infrastructure

Water

No significant water-related impacts were identified for development projected through 2025. However,
despite policies in the Public Facilities Element of the General Plan, the General Plan EIR identified an
insufficient secured water supply to serve projected development under total buildout of the General
Plan. This is a significant and unavoidable impact of total buildout of the General Plan. No additional
mitigation is available.

Wastewater

The City’s existing wastewater treatment system is not designed to accommodate development projected
under total buildout of the SOI, resulting in a significant impact. However, the General Plan EIR concluded
that the specific environmental impact of constructing wastewater treatment facilities in the City limits
and SOl could not be determined at that first-tier level of analysis, but as specific wastewater treatment
expansion projects are identified, additional project specific, second-tier environmental analysis would be

completed.
Avenues Specific Plan August 2018
City of Tracy Page-15

Initial Study/Environmental Checklist



Environmental Checklist

Stormwater

The policy direction identified in the General Plan, in addition to other regulatory requirements regarding
stormwater management, ensure that the General Plan would not have a significant impact on storm
drainage facilities. Regardless, development facilitated by the General Plan would increase stormwater
runoff in the City and its SOl and result in the need to develop the stormwater collection system to satisfy
future conditions and meet the needs of development identified by the General Plan. However, the
General Plan EIR determined that the specific environmental impact of constructing new stormwater
infrastructure in the City limits and SOI could not be determined at that first-tier level of analysis. As
specific stormwater infrastructure expansion projects are identified, additional project specific, second-
tier environmental analysis would be completed.

Geology, Soils, and Seismic Hazards

Increased development proposed under the General Plan could increase the number of people and
buildings exposed to geologic hazards. The General Plan Update includes a series of policies and actions
within the Safety Element to minimize harm from geologic hazards and did not identify any significant
impacts.

Hydrology and Flooding

Some development would occur within the 100-year floodplain, within the 20-year planning horizon, and
under total buildout of the General Plan. However, the implementation of the General Plan and its policies
would reduce the potential impact associated with exposure to the 100-year flood plain to a less than
significant level. Portions of the SOI have the potential to experience flooding from dam failure during the
20-year planning horizon of the General Plan and at total buildout, but the General Plan includes policies
and actions that would reduce this risk to a less than significant level. Moreover, risk of dam failure is
small, because the County continues to maintain the dam to withstand probable seismic activity.
Development proposed under the General Plan is not anticipated to significantly alter existing drainage
patterns or stream alignments, and there would not be a significant increase in storm water runoff or
flooding, especially in light of General Plan policies and actions that are designed to mitigate such risk.
The City of Tracy is at a low risk for seiche and tsunami and implementation of the General Plan is not
expected to increase these risks. No new development is proposed in the hillsides, where there is a risk
of mudflow. Thus, no impact associated with seiche, tsunami, or mudflow would be expected.

Hazards and Hazardous Materials

Implementation of the General Plan would allow for the development of new residential, commercial,
office, and industrial uses. This could increase the amount of hazardous materials used and wastes
generated, as well as the number of people and structures exposed to these and other hazards.
Implementation of a combination of Federal, State, and local policies and regulations, including policies
and actions identified by the General Plan, would reduce the risk to less than significant.
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Noise

Despite General Plan policies and regulations, significant noise level increases (3 dBA Ldn or greater)
associated with increased traffic would occur adjacent to existing noise sensitive uses along portions of I-
205, Grant Line Road, Schulte Road, Linne Road, Lammers Road, Corral Hollow Road, Tracy Boulevard, and
MacArthur Drive. New roadways facilitated by the General Plan would also increase existing noise levels
at receivers in the City of Tracy. This is a significant and unavoidable impact. No additional mitigation is
available. Under the General Plan, new noise sensitive development is proposed throughout the City, and
in some cases, in noisy areas. However, General Plan policies would adequately reduce this noise impact
to a less than significant level. Additionally, development under the proposed General Plan would
introduce new noise-generating sources adjacent to existing noise-sensitive areas and new noise-
sensitive uses adjacent to existing noise-generating sources. Regardless, according to the General Plan
EIR, General Plan policies would adequately reduce these impacts to a less than significant level. The
General Plan EIR found that no significant impacts would occur with regard to airport noise, and noise
associated with construction could be reduced to less than significant with the implementation of
mitigation identified by the General Plan EIR.

Air Quality

As stated in the General Plan EIR, the air quality analysis relies on modeled traffic data that extends to the
year 2030 and, thus, air quality impacts extend to that year as well. The General Plan and Sustainability
Action Plan would not be consistent with applicable clean air planning efforts of the San Joaquin County
Valley Air Pollution Control District (SJVAPCD), since vehicle miles traveled (VMT) that could occur under
the proposed General Plan would exceed that projected by the San Joaquin Council of Governments
(SJCOG), which are used in projections for air quality planning. The projected growth could lead to an
increase in the region’s VMT beyond that anticipated in the SICOG and SIVAPCD clean air planning efforts.
Development in Tracy would contribute to the on-going air quality issues in the San Joaquin Valley Air
Basin. Mitigation identified in the General Plan EIR would not reduce the impact to less than significant.
However, the General Plan would be consistent with clean air transportation control measures of the
SIVAPCD and SJCOG.

The General Plan does not provide adequate buffers between new or existing sources of toxic air
contaminants and new or existing residences or sensitive receptors, requiring mitigation which was
determined to reduce this impact to less than significant. General Plan policies work to ensure that the
General Plan would have a less than significant impact on exposure to odors. Sensitive receptors would
not be significantly impacted by carbon monoxide (CO) concentrations, resulting in a less than significant
impact. Particulate matter from construction associated with development allowed under the General
Plan would be a less than significant impact with the incorporation of construction air pollutant control
measures recommended by the SIVAPCD. Construction exhaust emissions would be reduced to a less than
significant impact with adherence to General Plan policies and SJVAPCD rules and regulations.
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Greenhouse Gas Emissions

Although the General Plan and Sustainability Action Plan include many goals, policies, and measures that
would reduce GHG emissions from projected BAU levels by 22 and 28 percent, the General Plan would
not meet the SIVAPCD’s threshold of a 29 percent reduction in GHG emissions from BAU projected
emissions. Therefore, the proposed General Plan and Sustainability Action Plan would result in a
significant GHG emission impact. All feasible GHG emissions reduction measures were incorporated into
the General Plan and Sustainability Action Plan; therefore, no additional mitigation would be feasible, and
the impact is considered significant and unavoidable.

Taken together, policies and actions from the General Plan in combination with Sustainability Action Plan
policies would ensure adequate emergency preparedness to handle impacts associated with climate
change. Therefore, the related impact would be less than significant.

Alternatives to the Project

The General Plan EIR analyzes alternatives to the General Plan. The following four alternatives to the
General Plan are considered and described in detail in Chapter 5 of the 2006 Draft General Plan EIR:

e No Project Alternative

e Concentrated Growth Alternative
e  (City Limits Alternative

e  Existing SOI Alternative

As discussed in Chapter 5 of the 2006 Draft General Plan EIR, the Concentrated Growth Alternative is
environmentally superior to both the General Plan and the other alternatives. This alternative would offer
a substantial improvement with respect to visual quality, community character, and agriculture, although
it would not avoid the significant and unavoidable impacts associated with those areas for the General
Plan. The Concentrated Growth Alternative would also offer an insubstantial improvement with respect
to land use; population, employment and housing; traffic and circulation; biology; infrastructure;
hydrology and flooding; hazardous materials and other hazards; and air quality.

The City Limits Alternative is also environmentally superior to the General Plan, but on balance it is
marginally inferior to the Concentrated Growth Alternative. As shown in Table 5-1 of the 2006 Draft
General Plan EIR, the City Limits Alternative does not offer as much of an improvement as the
Concentrated Growth Alternative with respect to visual quality, and it also does not offer improvements
with respect to land use, hazardous materials and hazards, and air quality.

The City of Tracy has developed the General Plan to represent the best possible balance between on-going
residential growth, development of employment areas, and open space and agricultural preservation.
Although two of the alternatives each have the potential of substantially reducing significant impacts that
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have been identified in the General Plan EIR, overall the alternatives analysis shows that none of the
alternatives would result in a level of improvement that would completely avoid a significant impact that
is associated with the General Plan.

General Plan EIR Revisions and Updates

Since 2005, the General Plan and General Plan EIR have been revised and updated on several occasions
as discussed below due to various proposed amendments and the City’s preparation of a Sustainability
Action Plan. Nonetheless, the City has certified the most recent General Plan EIR and adopted the most
current General Plan on February 11, 2011. Thus, where appropriate and based on the provisions of
Section 15152 of the CEQA Guidelines, this Initial Study does tier off of and incorporates by reference the
General Plan EIR regarding descriptions of environmental settings, future development-related growth,
and cumulative impacts. The following provides the timeline for the sequence of revisions and updates to
the City of Tracy General Plan EIR.

City of Tracy General Plan Draft EIR (October 4, 2005)
The original 2005 General Plan EIR evaluated the following 15 topics:

1. Land Use

2. Population, Employment and Housing

3. Visual Quality

4. Traffic and Circulation

5. Cultural Resources

6. Biological Resources

7. Agricultural Resources

8. Mineral Resources

9. Community Services

10. Infrastructure

11. Geology, Soils and Seismic Hazards

12. Hydrology and Flooding

13. Hazardous Materials

14. Noise
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15. Air Quality
City of Tracy General Plan Amendment to the Draft EIR (March 16, 2006)

An amendment to the General Plan in 2006 (2006 GPA) required the preparation of an Amendment to the
Draft EIR. The 2006 City of Tracy General Plan Amendment to the Draft EIR contains a variety of revisions
to the 2005 Draft EIR based on the amendments identified in the 2006 GPA. In particular, it was modified
to include detailed discussions of impacts that would result from total buildout of the City limits and SOI
under the proposed General Plan, in addition to the discussion of impacts during the initial 20-year
planning horizon. As such, the following topics identified and evaluated in the 2005 Draft EIR were
reanalyzed in the 2006 Draft EIR as follows:

e land Use,

e Population, Employment and Housing,
e Visual Quality,

e Biological Resources,

e Agricultural Resources,

e Community Services, and

e Infrastructure.

The following other topical areas evaluated in the 2005 General Plan EIR were evaluated under both the
20-year development scenario and at total buildout and thus, did not need to be updated in the 2006 EIR
as they remained valid:

e Cultural Resources,

e Mineral Resources,

e Geology, Soils, and Seismic Hazards, and
e Hydrology and Flooding.

It should be noted that the detailed, quantitative analysis of potential impacts on traffic, noise, and air
quality were based on the development projections for a 20-year period (2025) in both the 2005 and 2006
Draft EIRs. The traffic analysis was limited to the 20-year planning horizon in part because significant
speculation regarding regional growth and funding for transportation improvements would be required
to model the total buildout year under the proposed General Plan. The noise and air quality analysis is
also limited to the 20-year planning horizon because they are based on the modeling results of the traffic

analysis.
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City of Tracy General Plan Draft Supplemental EIR (July 22, 2010)

In 2010, the City prepared the City of Tracy General Plan Draft Supplemental EIR (2010 SEIR) in response
to another General Plan Amendment and the preparation of its Sustainability Action Plan. The 2010 SEIR
contains only those environmental analysis chapters for which the findings of the 2006 General Plan Draft
EIR would change as a result of the General Plan Amendment. As a result, the issues addressed in that
SEIR include the following:

Land Use

Population, Employment and Housing

Traffic and Circulation

e Noise

Air Quality GHG Emissions

In the 2010 SEIR, the traffic, noise, and air quality analyses extend to a 2030 horizon because the traffic
modeling, which also affects the air quality and noise analyses, is based on the SJCOG regional travel
demand model, which at that time had been updated to 2030. The land use, population, employment,
and housing analyses were evaluated under a 20-year development scenario and at total buildout in the
2010 General Plan EIR.

Thus, the various General Plan EIRs (2005, 2006, and 2010) have each evaluated the "buildout" condition
for specific issue areas, as described above, but none have evaluated the buildout condition for traffic,
noise, and air quality as it is generally held that modeling of traffic and associated air quality, GHG, and
noise impacts much beyond a 20-year time period is inaccurate and unreliable.

City of Tracy Citywide Water System Master Plan/Tracy Wastewater Master Plan Mitigated
Negative Declaration and Initial Study, November 2012; SCH No. 2012122035

In December 2012 the City of Tracy adopted a Mitigated Negative Declaration (MND) for the Citywide
Water System Master Plan (WSMP) and Tracy Wastewater Master Plan (WWMP). The WSMP and WWMP
are consistent with the development assumptions in the General Plan. The WSMP evaluates the required
potable and recycled water infrastructure to serve buildout of the City’s General Plan. The WWMP
identifies the wastewater infrastructure necessary to serve future wastewater flows in the City. Each
document is on file with the City of Tracy and can be reviewed either online and/or by request to the City
of Tracy Development and Engineering Services Department, which is located at 333 Civic Center Drive,
Tracy, CA 95376.

The City’s General Plan is the principle policy document for guiding future development of the City of
Tracy, including the City’s Sphere of Influence (SOI), which is the area the outside of the City limits that
the City expects to annex and urbanize in the future; the location of the ASP Plan Area. The General Plan,
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as adopted by the City on February 1, 2011, is used as the basis for the City’s Infrastructure Master Plans,
including the WSMP and the WWMP. As described in the WSMP, buildout of the General Plan includes
buildout of development projects with approved water supply (including infill) and future service areas
within the City’s Sphere of Influence (SOI). As noted above, the WSMP and WWMP are consistent with
the development assumptions in the General Plan. The General Plan EIR was certified on February 1, 2011
and evaluates the environmental impacts associated with implementation of the General Plan, as
described in greater detail above.

As the WSMP and WWMP are policy documents prepared to implement the objectives and actions
identified in the General Plan, neither proposes the construction or operation of specific water supply or
wastewater infrastructure projects at this time. Consequently, adoption of the WSMP or the WWMP
would not directly result in the construction and operation of infrastructure that could have negative
environmental effects. However, their adoption would indirectly facilitate the construction and operation
of water supply and wastewater infrastructure that could result in negative environmental effects.
Because specific project details for some WSMP and WWMP were not available at the time, additional
future environmental review may be required on a project by project basis, as specific water supply and
wastewater infrastructure projects come forward. This future environmental review would be necessary
to analyze and disclose any site-specific impacts the infrastructure identified by the WSMP or the WWMP
might have on the environmental resources identified by the CEQA Guidelines.

The MND adopted for the WSMP and WWMP identified 22 mitigation measures to reduce potential
impacts on the following resources to less than significant:

e Agricultural Resources

e Air Quality

e Biological Resources

e Cultural Resources

e Geology and Soils

e Hazards and Hazardous Materials
e Hydrology and Water Quality

e Noise

e Public Services

e Trafficand Transportation, and

e  Utilities and Service Systems
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The Avenues Specific Plan Project

Project Setting

Land uses in the vicinity of the Plan Area mainly consist of agricultural and residential land uses.
Residential and commercial developments within the Ellis Specific Plan area are located to the south of
the Plan Area. Existing agricultural lands are located to the north, east, and west of the Plan Area. Sparse
rural residential development such as small-acre ranches and farmsteads along with the appurtenant
structures (e.g., barns, storage sheds etc.) are located to the west of the Plan Area. The Delta Mendota
Canal, which supplies water to the Central Valley, is located approximately 0.67 miles southwest of the
Plan Area. Other non-agricultural related development in the surrounding area includes The Edgewood
residential development located east of the Plan Area, across Corral Hollow Road. The Church of Jesus
Christ of Latter-Day Saints and Holy Family Center Catholic Church are located east of Corral Hollow Road
as well. The Tracy Municipal Airport is located approximately 1 mile southeast.

Within the approximately 95-acre Plan Area, the entire area has been previously used for agricultural uses.
The Plan Area consists of active agricultural land supporting row crops within three active agricultural
fields. At the time of the preparation of this report, the two fields located immediately south of Valpico
Road supported cotton and lima bean crops, while the southernmost field supports a crop of winter
wheat. Additionally, the Plan Area contains two (2) detention basins to collect surface water runoff with
in the Plan Area.

Project Description

The project applicant proposes a specific plan (referred to in this document as the ASP, project, or
proposed project) to serve as a comprehensive land use plan for the development of approximately 95
acres. The ASP proposes a residential neighborhood made up of a mix of residential building types and
recreational uses. The overall layout of the Specific Plan and conceptual street network is shown in Figure
3: Avenues Specific Plan Conceptual Layout. The ASP would allow for a maximum of 480 dwelling units
and a minimum of 380 units, for a total density of 4 to 5 dwelling units per gross acre.

Future homes within the ASP would be designed consistent with the architectural standards provided in
the Avenues Specific Plan Pattern Book. The Pattern Book provides information regarding each of these
styles, including a description of the history and character of the particular style, a gallery of built
examples, the style’s basic massing and composition, as well as possibilities for designs using a standard
palette of materials. This Pattern Book serves as the basis for Development Review and implementation.
Six architectural styles are included within the Pattern Book for residential development: Avenues
Craftsman, Avenues Farmhouse Victorian, Avenues Revival, Avenues European Country, Avenues
Mediterranean Revival, and Avenues Spanish Colonial.
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Access

The main entry into the Specific Plan area would be from Valpico Road onto Summit Drive, the main street
through the Plan Area. Summit Drive would bisect the Plan Area and continue to a secondary access at
the southern boundary of the Specific Plan area directly connecting to the Ellis Specific Plan subdivision.
Other secondary access points are on Street 7 which would end at the eastern and western boundaries of
the Plan Area. Sidewalks are proposed on all streets, and a multi-purpose path is proposed on Summit
Drive and along the Plan Area frontage of Valpico Road. The internal roadway network services as the
framework for the pedestrian and bicycle network as they connect the residential neighborhoods and
public park within the ASP. All streets would be publicly owned and maintained and would be built to the
standards established by the ASP. The proposed street cross sections are shown in Figure 4: Avenues
Street Cross-Sections, and the proposed trail system is shown in Figure 5: Avenues Trail System.

Parks and Landscaping

The ASP proposes a central park of approximately 4 acres. Anticipated uses would be oriented around
two tree-lined promenades and include a picnic area with shade structure, play areas for both 2- to 5-
year-olds and 5- to 12-year-olds, a basketball court, and a multi-use youth soccer/ballfield. Smaller lawn
areas would be available for informal play, picnicking, and passive recreation with restroom. Low berms
planted with shade trees would be located on the perimeter of the park and provide a viewing area for
games and activities. Community mailboxes would be located under an enhanced shelter to activate the
park and bring neighbors together when collecting mail. These features are illustrated in Figure 6:
Avenues Central Park Conceptual Plan.

Other landscape features include an enhanced entry at Valpico Road, with landscaped street frontage
designed to interface with agricultural edges. The entry at Valpico Road would include a stone entry
building on the west side and a walk-through portal on the east side. Plantings in this area would include
flowering orchard trees to create a rustic, agrarian feel. Other landscape features in this area include stone
columns, accent planting at corners, enhanced paving at crossings, and columnar trees in the median.
Broadleaf evergreen trees planted in a triangulated pattern screen the proposed theme wall along Summit
Drive, while more informal evergreen masses screen the wall along Valpico.

The streetscapes within the ASP would vary. Primary streets would have landscaped park strips between
the sidewalk and curb. These park strips would be planted with ornamental, drought tolerant landscape
materials. Where parking is provided on streets with homes with alley access, pedestrian access through
the parkway strips would be provided at a minimum of every 40 feet.

The edges of the ASP adjacent to existing agricultural uses would be defined with 8-foot privacy fences.
Where streets terminate at site boundaries, temporary barriers would be used in lieu of guardrails to
provide for emergency vehicle access if needed. These fences would be removed at the time development
occurs adjacent to the ASP area when the roadways are connected.
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Utilities
Water

The proposed water improvements for the ASP area would consist of a conventional on-site water system
with mains, services and fire hydrants designed in accordance with the City of Tracy Design Standards.
The water system will include a pressure reducing valve (PRV) at the connection point with the Ellis
Specific Plan located just south of the Plan Area.

Recycled Water

The proposed recycled water improvements would consist of an 8" recycled water main in Summit Drive
that would provide a connection from the 8" recycled water main at the southern end of the Plan Area,
under construction by the Ellis Specific Plan development, to the proposed recycled water main in Valpico
Road. The recycled water main would be connected to the potable water system until recycled water is
available.

Wastewater

The proposed wastewater improvements for the Plan Area would consist of a conventional on-site gravity
sanitary sewer system with mains, manholes, and laterals designed in accordance with the City of Tracy
Design Standards. The on-site sanitary sewer mains would collect wastewater from the homes and park
and direct it towards Summit Drive and then from south to north in Summit Drive towards Valpico Road.

The proposed wastewater improvements would also include an off-site sanitary sewer main in Valpico
Road that would convey wastewater from the proposed project and connect to the extension of the
proposed Corral Hollow Road Sewer as described in the Tracy Wastewater Master Plan. If the Corral
Hollow Road Sewer has not been extended from Parkside Drive to Valpico Road, the project applicant may
construct it and enter into a fee credit or reimbursement agreement with the City of Tracy. In addition,
wastewater flows may be diverted southwest along the existing sewer line in Fourth Street to the
Lammers Road sewer system until the Corral Hollow line needed to serve the development within the ASP
is complete.

Storm Drain

The proposed storm drain system for the ASP would consist of a conventional onsite storm drain system
with mains, catch basins, and manholes designed in accordance with the City’s Storm Drain Master Plan
and City of Tracy design standards. The storm drain improvements would include the extension of the
existing 54-inch storm drain main in Summit Drive, recently constructed as part of the Ellis Specific Plan
development area to the south, to Valpico Road.
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Grading and Construction

The ASP proposes to grade approximately 106,000 cubic yards of soil. No import or export of soil is
proposed. Construction activities are expected to start in mid-2018 and last approximately 2 years.
Implementation of the ASP would occur in one phase with buildout of the units as shown on the tentative
map (Figure 4).

Required Actions

Implementation of the ASP requires the following actions:

e Annexation into the City of Tracy
e Approval of the Avenues Specific Plan (including Avenues Pattern Book and Sign Program).

e Approval of Development Review Permit(s)

e Approval of a Tentative Map and Final Map

e Approval of Improvement Plans and Building Permits

The following agencies may be required to issue permits or approve certain aspects of the project:

e (Central Valley Regional Water Quality Control Board— Storm Water Pollution Prevention Plan
(SWPPP) approval prior to construction activities.

e San Joaquin Council of Governments (SICOG) - Review of project application to determine
consistency with regional plans, including the San Joaquin County Multi-Species Habitat,
Conservation, and Open Space Plan (SJMSCP).

e San Joaquin Valley Air Pollution Control District (District) — Review of project application and
accompanying Air Impact Assessment required by District Rule 9510 (Indirect Source Review).

e San Joaquin County Local Agency Formation Commission (LAFCo) — Review of annexation ASP
project area into the City of Tracy.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact"” or “Less Than Significant with Mitigation
Incorporated” as indicated by the checklist on the following pages.

D<] Aesthetics DX] Agricultural and Forestry DX] Air Quality
Resources

<] Biological Resources DX] cultural Resources <] Geology/Soils

’X] Greenhouse Gas Emissions ’X] Hazards and Hazardous X] Hydrology/Water Quality
Materials

<] Land Use/Planning [ ] Mineral Resources <] Noise

[ ]| Population/Housing DX] Public Services [ ] Recreation

<] Transportation/Traffic [ ] Tribal and Cultural Resources | | Utilities/Service Systems

[ ]| Mandatory Findings of

Significance

DETERMINATION

On the basis of this evaluation:

|:| | find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

|E | find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

[ ] find that the proposed project MAY have a significant effect on the environment, and an

ENVIRONMENTAL IMPACT REPORT is required.

[ ] 1find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to
be addressed.
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|:| | find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated
pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures
that are imposed upon the proposed project, nothing further is required.

[ ] 1find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, (b) none of the conditions described in
Guidelines Section 15162 for a Subsequent EIR or Section 15163 for a Supplemental EIR have
occurred and (c) only minor technical changes or additions to the previous environmental document
are necessary.

Signature Date

Andrew Malik, Development Services Director For: City of Tracy
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ENVIRONMENTAL EVALUATION

This section evaluates the potential environmental effects of the proposed project using the
environmental checklist from the State CEQA Guidelines as amended. The definitions of the response
column headings include:

A. “Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may
be significant after the implementation of feasible mitigation measures.

B. “Less than Significant With Mitigation Incorporated” applies where the incorporation of
mitigation measure has reduced an effect from “Potentially Significant Impact” to a “Less Than
Significant Impact.”

C. “Less Than Significant Impact” applies where the project creates no significant impacts, only Less
than Significant Impacts.

D. “No Impact” applies where the project does not create an impact in that category.

E. “Reviewed Under Previous Document” applied when the impact has been adequately addressed
in previous environmental documents and further analysis is not required. The discussion will
include reference to the previous documents.
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ILAESTHETICS

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact Document
a. Have a substantial adverse effect on a scenic vista? |:| |:| |:| |:| |X|
b. Substantially damage scenic resources, including, but
not limited to trees, rock outcroppings, and historic |:| |:| |z| |:| |:|
building along a State-designated scenic highway?
c. Substantially degrade the existing visual character or |X| I:l I:l I:l |X|
quality of the site and its surroundings?
d. Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the |:| |z| |:| |:| |:|

area?

RESPONSES TO CHECKLIST QUESTIONS

a. Have a substantially adverse effect on a scenic vista? Less than Significant Impact.

There are no designated scenic vistas located on or adjacent to the Plan Area. The Plan Area currently
consists primarily of agricultural lands. Agricultural lands provide visual relief from urban and suburban
developments, and help to define the character of a region, and the loss of agricultural lands can
impact on the overall visual character and quality of a region.

The proposed land uses within the Plan Area are consistent and compatible with the surrounding land
uses. Lands to the south and east of the Plan area consist of low-density single-family residential
uses and a church at the intersection of the Valpico Rd. and Wilkinson Way. Further west and to the
north of the Plan Area are agricultural uses.

Implementation of the proposed project would provide for additional residential development in an
area of the City that is adjacent to single-family housing development. The Plan Area is not
topographically elevated from the surrounding lands, and is not highly visible from areas beyond the
immediate vicinity of the site. There are no prominent features on the site, such as extensive trees,
rock outcroppings, or other visually distinctive features that contribute to the scenic quality of the
site. The Plan Area is not designated as a scenic vista by the City of Tracy General Plan.

Implementation of the proposed project would not significantly change the existing visual character
of the project area, as much of the areas immediately adjacent to the site are used for residential
purposes. Furthermore, the General Plan designates this area as Residential Low, which identifies this
area as planned for residential development through build out of the General Plan. The loss of
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Agricultural lands that provide visual character and help define the visual quality of the region was
taken into account by the City’s General Plan and subsequent EIR. Development permitted under the
General Plan was determined to result in a significant impact to the existing visual identity and
character of the City, due to the development allowed under the General Plan. Development and the
subsequent removal of farmland was taken into consideration in the City of Tracy General Plan and
General Plan EIR. On February 1, 2011 the Tracy City Council adopted a Statement of Overriding
Considerations (Resolution 2011-028) for the loss of agricultural land and related visual resource
impacts resulting from adoption of the General Plan and certification of the General Plan EIR. The
project is consistent with the adopted Statement of Overriding Considerations, and uses established by
the General Plan and impacts associated with the proposed project were already contemplated and
disclosed as significant and unavoidable in a previously certified EIR. Accordingly, implementation of
the proposed ASP would introduce a low-density residential development to the project area that would
be generally consistent with the surrounding residential developments, and consistent with the
intended uses established by the Tracy General Plan. Therefore, this impact is has been reviewed
under a previous planning document and no new unidentified impacts would occur. No further
discussion is required.

b. Substantially damage scenic resources, including, but not limited to trees, rock outcroppings, and
historic buildings along a State-designated scenic highway? Less Than Significant Impact.

As described in the Tracy General Plan EIR, there are two Officially Designated California Scenic Highway
segments in the Tracy Planning Area, which extend a total length of 16 miles. The first designated scenic
highway is the portion of I-580 between I-205 and I-5, which offers views of the Coast Range to the west
and the Central Valley’s urban and agricultural lands to the east. The second scenic highway is the portion
of I-5 that starts at I-205 and continues south to Stanislaus County, which allows for views of the
surrounding agricultural lands and the Delta-Mendota Canal and California Aqueduct.

The Plan Area lies approximately 1.5 miles northeast of the I-580 scenic highway. However, the Plan Area
is not visually prominent throughout the 1-580 corridor. The proposed ASP is consistent with existing
residential uses in the surrounding area to the east and developing residential uses to the south within
the Ellis Specific Plan area. The structures proposed by the project present no more visual prominence
within the development area relative to the existing development. Background views would remain
roughly equal to existing conditions. The Plan Area is approximately 6 miles east of the I-5 scenic highway
and is not visible from within the Plan Area.

The Plan Area is not a prominent visual feature from any of the above-referenced scenic highways.
Development of the proposed project would not result in the removal of any rock outcroppings, or
buildings of historical significance, and would not result in substantial changes to the viewsheds from the
designated scenic highways in the vicinity of the City of Tracy. Therefore, this is a less than significant

impact.
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c. Substantially degrade the existing visual character or quality of the site and its surroundings?
Potentially Significant Impact.

Implementation of the ASP would add additional residential uses to an area that currently contains
numerous residential uses. The proposed project would be visually compatible with the surrounding
residential uses and would not significantly degrade the existing visual quality of the surrounding area.
Site specific characteristics would change the site from agricultural uses to residential uses. However,
taking into account the scope and location of the proposed project relative to the surrounding area uses,
this would not greatly alter the area’s overall visual characteristics beyond what was previously planned.
The proposed project involves the urbanization of agricultural land which would alter the visual character
of the site. However, because the proposed project is a subsequent project within the scope of activities
and land uses studied in the General Plan EIR, urbanization of the proposed project site would not result
in any impacts to scenic resources that were not identified in the General Plan EIR. As the General Plan
EIR found that aesthetic impacts to scenic resources were significant and unavoidable and because the
proposed project is consistent with and described in the General Plan EIR, no further environmental
analysis is required pursuant to Public Resources Code Section 21083.3. Therefore, this impact is has
been reviewed under a previous planning document and no new unidentified impacts would occur. No
further discussion is required.

d. Create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area? Less Than Significant with Mitigation Incorporated.

Daytime glare can occur when the sunlight strikes reflective surfaces such as windows, vehicle
windshields and shiny reflective building materials. The proposed project would introduce new
residential structures into the Plan Area, however, reflective building materials with the exception of
windows, are not proposed for use in the project, and as such, the project would not result in a
substantial increases in daytime glare.

The proposed project would include exterior lighting around the proposed houses, and park area
within the site. The City of Tracy Standard Plan #140 establishes street light standards, and
requirements for light illumination. Exterior lighting on new projects is also regulated by the Tracy
Municipal Code, 10.08.4000 (a), which specifies that the site plan and architectural review package
includes an exterior lighting standards and devices review. The City addresses light and glare issues
on a case-by-case basis during project approval and typically adds requirements as a condition of
project approval to shield and protect against light spillover from one property to the next.

The following mitigation measure requires the preparation of a lighting plan, which must
demonstrate that exterior project lighting has been designed to minimize light spillage onto adjacent
properties to the greatest extent feasible. The implementation of the following mitigation measure
would reduce this impact to a less than significant level with mitigation incorporated.

Mitigation Measure
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AES-1, Nighttime Lighting: Prior to the issuance of a building permit, the project applicant
shall, to the satisfaction of the Development Services Director, prepare and submit a lighting
plan of the project’s exterior lighting. The lighting plan shall demonstrate that the exterior
lighting systems have been designed to be shielded to minimized light pollution and to
minimize light spillage onto adjacent properties to the greatest extent feasible. The lighting
plan shall include the following:

e Design of site lighting and exterior building light fixtures to reduce the effects of light
pollution and glare off of glass and metal surfaces;

e Lighting shall be directed downward and light fixtures shall be shielded to reduce
upward and spillover lighting.

Cumulative Impacts

The proposed project involved urbanization of agricultural land which would result in the alteration of
the visual character of the site including site-specificaesthetic impacts related to views, aesthetics, and
light and glare. While impacts are minimized with implementation of mitigation measures, impacts
related to aesthetics across the General Plan Area were considered cumulatively significant and
unavoidable in the previously certified City’s General Plan EIR. The ASP is a subsequent project within
the scope of activities and land uses studied in the General Plan EIR which found that development
occurring within the city and its Sphere of Influence would result in a change in visual character from an
agricultural appearance to a more urban appearance. The General Plan EIR found that taken in sum, the
change in visual quality across the City associated with the development envisioned in the General Plan
would constitute a significant cumulative impact to visual resources. The proposed project would be
consistent with the land use and development regulations contained in the City of Tracy General Plan
and urbanization of the proposed project site would not result in any project-specific impacts to scenic
resources that were not identified in the General Plan EIR. Additionally, the proposed project would
incorporate the proposed mitigation measures to reduce project specific impacts. Therefore, because
the General Plan EIR found that aesthetic impacts to scenic resources were significant and unavoidable
and because the proposed project is consistent with, and described in the General Plan EIR, no further
environmental analysis is required pursuant to Public Resources code Section 21083.3. The proposed
project would not make any project-specific contributions not previously identified and no additional
adverse cumulative aesthetic impacts would occur beyond that which were previously disclosed.
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ILAGRICULTURAL AND FORESTRY RESOURCES

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

In determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the California
Dept. of Conservation as an optional model to use in
assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest carbon
measurement methodology provided in Forest Protocols
adopted by the California Air Resources Board. Would
the project:

a. Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the |:| |Z |:| |:| |:|
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?

b. Conflict with existing zoning for agricultural use, or a D D D IXI D
Williamson Act contract?

c. Conflict with existing zoning for, or cause rezoning of,
forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public D D D IZI D
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?

d. Resultin the loss of forest land or conversion of D D D IZI D
forest land to non-forest use?

e. Involve other changes in the existing environment
which, due to their location or nature, could result in D D IZI D D
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

RESPONSES TO CHECKLIST QUESTIONS

a. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland),
as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the
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California Resources Agency, to non-agricultural use? Less Than Significant with Mitigation
Incorporated.

Implementation of the ASP would entail the conversion of agricultural land to residential uses. The
California Department of Conservation Farmland Mapping and Monitoring Program has designated the
site as “Prime Farmland” and “Farmland of Local Importance.”! Areas surrounding the site are also
designated Prime Farmland, and Farmland of Statewide Importance. The project site has been historically
used for agricultural production including crops such as grass crops like alfalfa production.

The potential environmental impacts from development of the Plan Area for urban uses and the
associated removal of prime farmland soil for agricultural use were considered and addressed in the City
of Tracy General Plan and Final EIR. There, it was determined that buildout of the General Plan, including
development of the project site, would result in the conversion of Prime Farmland, Unique Farmland,
and Farmland of Statewide Importance to urban uses. The General Plan Draft EIR found this to be a
significant and unavoidable impact. On February 1, 2011, the Tracy City Council adopted a Statement of
Overriding Considerations (Resolution 2011-028) for the loss of prime agricultural land resulting from
adoption of the Plan and EIR, and provided mitigation measures for the agricultural land lost to
development in the City of Tracy’s urbanized areas. Mitigation measures included the implementation
of a “Right to Farm” ordinance by the City (Ord. 10.24 et seq.), intended to preserve and protect existing
agricultural operations within the incorporated City, and participation in the City’s agricultural mitigation
fee program (Tracy Municipal Code, Chapter 13.26). The proposed project is designated as Residential
Low in the Tracy General Plan, which is intended for residential development with generally low
densities. The project applicant proposes a Specific Plan which would establish development regulations
over the entire Plan Area. The proposed project is consistent with the overriding considerations that
were adopted for the General Plan and the established mitigation measures under that Plan. Under this
framework, the project applicant is required to participate in the City’s agricultural mitigation fee
program by paying the established fees to the City on a per-acre basis for the loss of important farmland.
Fees paid toward the City’s program are collected and distributed to the Central Valley Farmland Trust,
and shall be used to fund conservation easements on comparable or better agricultural lands to provide
compensatory mitigation. As such, implementation of the proposed project would not create new
impacts over and above those identified in the General Plan Final EIR, nor significantly change previously
identified impacts. Therefore, with implementation of the following mitigation measure, this otherwise
potentially significant impact would be reduced to a less than significant impact.

Mitigation Measure:

! San Joaquin County Farmland Mapping and Monitoring Program (FMMP), 2012
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AG-1, Agricultural Mitigation Fees: Prior to the issuance of a building permit the applicant shall, to the
satisfaction of the Development Services Director, demonstrate that the applicant has participated in the
City’s agricultural mitigation fee program for the conversion of Prime and Locally Important Farmlands
by paying the established fees on a per-acre basis for the loss of important farmland within the City. Fees
paid toward the City’s program shall be used to fund conservation easements on comparable or better
agricultural lands to provide compensatory mitigation.

With implementation of Mitigation Measure AG-1, impacts would be less than significant.
b.  Conflict with existing zoning for agricultural use, or a Williamson Act contract? No Impact.

The Plan Area is not under a Williamson Act Contract, nor are any of the parcels immediately adjacent to
the Plan Area under a Williamson Act Contract, and the Plan Area is not zoned by the City for agricultural
uses. Upon annexation, the Plan Area would be zoned as “Avenues Specific Plan”. Therefore,
implementation of the proposed project would not conflict with a Williamson Act Contract and would
not conflict with any agricultural zoning. There is no impact.

c. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public
Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or
timberland zoned Timberland Production (as defined by Government Code section 51104(g))? No
Impact.

No forest land occurs within or adjacent to the proposed Plan Area. There are no forest resources within
the Plan Area or in the immediate vicinity of the Plan Area. No impacts to forest land would occur.

d. Result in the loss of forest land or conversion of forest land to non-forest use? No Impact.

No forest land occurs within or adjacent to the Plan Area. The General Plan designation for the project
site is for low density residential. No loss or conversion of forest land to non-forest use would occur.

e. Involve other changes in the existing environment, which, due to their location or nature, could
result in conversion of Farmland, to non-agricultural use or conversion of forest land to non-forest
use? Less Than Significant Impact.

As described under Response (a) above, the proposed project is currently used for agricultural purposes,
but is it not designated or zoned for agricultural uses. There are agricultural lands and operations on and
adjacent to the Plan Area. Development of urban uses and the subsequent removal of prime farmland
soil for agricultural use was taken into consideration in the City of Tracy General Plan and General Plan
EIR. On February 1, 2011, the Tracy City Council adopted a Statement of Overriding Considerations
(Resolution 2011-028) for the loss of prime agricultural land resulting from adoption of the General Plan
and certification of the General Plan EIR.

The proposed project is identified for urban land uses in the Tracy General Plan. The proposed project is
consistent with the overriding considerations that were adopted for the General Plan. As such,
implementation of the proposed project would not create new impacts over and above those identified
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in the General Plan Final EIR, nor significantly change previously identified impacts. Any offsite
conversion of farmland near the Plan Area has previously been analyzed by the Tracy General Plan EIR.
Furthermore, a “Right to Farm” ordinance was adopted by the City (Ord. 10.24 et seq.), and is intended
to preserve and protect existing agricultural operations within the incorporated City.

The proposed project is required to participate in the City’s agricultural mitigation fee program by paying
the established fees on a per-acre basis for the loss of important farmland. Fees paid toward the City’s
program shall be used to fund conservation easements on comparable or better agricultural lands to
provide compensatory mitigation. The City would ensure the preservation of local farmland resources;
thus, the implementation of the proposed project would result in a less than significant impact. No
additional mitigation is required.

Cumulative Impacts

The proposed project is consistent with the land use designation contained in the City of Tracy General
Plan. Impacts related to agricultural resources across the General Plan Area were considered
cumulatively significant and unavoidable in the previously certified General Plan EIR. As discussed above,
project-related impacts related to the conversion of Farmland to urban uses remains significant and
unavoidable in accordance with the analysis of the General Plan EIR. The City has a mechanism in place
for project applicants, including the proposed project, to participate in the City’s agricultural mitigation
fee program by paying the established fees on a per-acre basis for the loss of important farmland. Fees
paid toward the City’s program shall be used to fund conservation easements on comparable or better
agricultural lands to provide compensatory mitigation which would help reduce project-specific impacts
and help the City ensure the preservation of local farmland resources; thus, the implementation of the
proposed project would not result in any project-specific contributions not previously identified and no
additional adverse impacts to agricultural resources would occur beyond that which were previously
disclosed. Because the General Plan EIR found that impacts related to loss of identified farmland were
significant and unavoidable and because the proposed project is consistent with the General Plan EIR, no
further environmental analysis is required pursuant to Public Resources Code Section 21083.3. No new
cumulative considerable impacts have been identified and no additional mitigation is required

1H1.AIR QUALITY

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact Document
Where available, the significance criteria established
by the applicable air quality management or air
pollution control district may be relied upon to make
the following determinations. Would the project:
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I1.AIR QUALITY

WouULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact Document
a. Conflict with or obstruct implementation of the D D D |X| |Z|
applicable air quality plan?
b. Violate any air quality standard or contribute
substantially to an existing or projected air quality |:| |X| |:| |:| |:|

violation?

c. Resultin a cumulatively considerable net increase
of any criteria pollutant for which the project

region is non-attainment under an applicable I:l |Z| I:l I:l I:l

federal or state ambient air quality standard
(including releasing emissions which exceed
guantitative thresholds for ozone precursors)?

d. Expose sensitive receptors to substantial D IZI D D D

pollutant concentrations?

e. Create objectionable odors affecting a substantial
number of people? D D IZI D D

RESPONSES TO CHECKLIST QUESTIONS

a. Conflict with or obstruct implementation of the applicable air quality plan? No Impact.

As part of its enforcement responsibilities, the U.S. Environmental Protection Agency (EPA) requires each
state with nonattainment areas to prepare and submit a State Implementation Plan (SIP) that
demonstrates the means to attain the federal air quality standards. The SIP must integrate federal, state,
and local plan components and regulations to identify specific measures to reduce pollution in
nonattainment areas, using a combination of performance standards and market-based programs.
Similarly, under state law, the California Clean Air Act requires an air quality attainment plan to be
prepared for areas designated as nonattainment with regard to the federal and state ambient air quality
standards. Air quality attainment plans outline emissions limits and control measures to achieve and
maintain these standards by the earliest practical date.

The San Joaquin Valley Air Pollution Control District (SIVAPCD) is the air quality control office for the San
Joaquin Valley Air Basin, which encompasses the Plan Area. The SIVAPCD prepared numerous air quality
planning documents including the 2016 Plan for the 2008 8-Hour Ozone Standard, the 2014 Reasonably
Available Control Technology Demonstration for Ozone State Implementation Plan, the 2013 Plan for the
Revoked 1-Hour Ozone Standard, the 2016 Moderate Area Plan for the 2012 Fine Particulate Matter
(PM5) Standard, and the 2015 Plan for the 1997 PM, s Standard, among others. These plans collectively
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address the air basin’s nonattainment status with the national and state ozone standards as well as
particulate matter by establishing a program of rules and regulations directed at reducing air pollutant
emissions and achieving state (California) and national air quality standards. Pollutant control strategies
are based on the latest scientific and technical information and planning assumptions, updated emission
inventory methodologies for various source categories, and the latest population growth projections and
associated vehicle miles traveled projections for the region. The latest growth forecasts are defined in
consultation with local governments and with reference to local general plans. A project that proposes
development consistent with the growth anticipated in a general plan would be considered consistent
with SIVAPCD'’s air quality planning efforts.

Population growth projections for Tracy are identified in the City’s General Plan. The Plan Area is
currently under San Joaquin County’s jurisdiction where it is designated as Agriculture-Urban Reserve,
which is defined by San Joaquin County as a designation for “unincorporated properties within City Fringe
Areas that are planned for future development by cities in their general plans.” Indeed, the Plan Area is
also located within the City of Tracy Fringe Area, which is defined as all land within the City limits and the
City Sphere of Influence (SOI). (The City’s SOl includes lands directly adjacent to the City Limits, yet still
technically under the jurisdiction of the County.) Since the Plan Area is located with the Tracy Fringe Area
it has been considered in the City of Tracy General Plan (2011). For instance, the City’s General Plan
identifies the Plan Area as Residential Low (RL), with which the proposed project is consistent

The 2010 Supplemental EIR (SEIR) determined that buildout of the General Plan would not be consistent
with applicable clean air planning efforts of the SJVAPCD. This was because estimates showed vehicle
miles traveled would exceed projections by the SJICOG. To try to reduce impacts, mitigation requiring
the City of Tracy to facilitate development applicants’ participation in the San Joaquin Valley Air Pollution
Control District’s Indirect Source Review Program was adopted. The Indirect Source Review program
requires developers of larger projects to reduce emissions and provides on-site mitigation measures to
help developers reduce air impacts. The DSEIR, however, concluded that this measure alone may not
completely mitigate this impact and considered the impacts significant and unavoidable.

Since the adoption of the DSEIR in 2010, SIVAPD has prepared additional air quality related planning
documents in an effort to reduce air impacts in the region. Accordingly, the proposed project would be
implemented in accordance with all applicable rules and regulations contained in those plans in an effort
to meet the applicable air quality standards. Additionally, as required by the DSEIR mitigation, the project
applicant will work with the City of Tracy to implement measures and comply with the requirements set
forth in the SJVAPCD’s Indirect Source Review Program.

Although the proposed project would contribute to some impacts to air quality impacts, the proposed
project would not conflict with or obstruct the implementation of an applicable air quality plan.

Since annexation into the City and development of the Plan Area has been anticipated within the Tracy
General Plan, the site was included in SIVAPCD’s regional forecasts and would comply with SJIVAPCD’s
requirements. Further, the proposed project would accommodate residential growth in a manner
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consistent with the SIVAPCD'’s air quality planning efforts, and therefore, would have no impact and no
mitigation is required.

b.  Violate any air quality standard or contribute substantially to an existing or projected air quality
violation? Less Than Significant with Mitigation Incorporated.

Short-Term (Construction) Emissions

Construction Emissions

Construction activities would involve earthwork, paving, and building construction. Construction of the
proposed project is anticipated to commence in mid-2018 and be completed within two years.
Construction activities would require the movement of approximately 106,000 cubic yards of soil;
however, this quantity of soil would balance on-site and thus no off-site soil hauling would occur.

Table 1, Unmitigated Construction Air Emissions, depicts the construction emissions associated with the
project. Emitted pollutants would include reactive organic gases (ROG), carbon monoxide (CO), nitrogen
oxide (NOX), coarse particulate matter (PM10), and fine particulate matter (PM2.5). The largest amount
of ROG, CO, and NOX emissions would occur during the earthwork phase. PM10 and PM2.5 emissions
would occur from fugitive dust (due to earthwork and excavation) and from construction equipment
exhaust. The majority of PM10 and PM2.5 emissions would be generated by fugitive dust from earthwork
activities. Exhaust emissions from construction activities include emissions associated with the transport
of machinery and supplies to and from the Plan Area, emissions produced on-site as the equipment is
used, and emissions from trucks transporting materials to and from the site.

During construction activities, the ASP would also be required to comply with SIVAPCD Regulation VIII
(Fugitive PM10 Prohibitions). The purpose of this rule is to limit airborne particulate emissions associated
with construction, demolition, excavation, extraction, and other earthmoving activities, as well as with
open disturbed land and emissions associated with paved and unpaved roads. Accordingly, these rules
include specific measures to be employed to prevent and reduce fugitive dust emissions from
anthropogenic sources. For instance, the project applicant would be required to prepare a dust control
plan. Construction activities anywhere within the regulatory jurisdiction of the SJIVAPCD, including the
Plan Area, may not commence until the SIVAPCD has approved or conditionally approved the dust
control plan, which must describe all fugitive dust control measures that are to be implemented before,
during, and after any dust-generating activity. Regulation VIl specifies the following measures to control
fugitive dust:

e Apply water to unpaved surfaces and areas.

e Use nontoxic chemical or organic dust suppressants on unpaved roads and traffic areas.

e Limit or reduce vehicle speed on unpaved roads and traffic areas to a maximum 15 miles per

hour.
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e Maintain areas in a stabilized condition by restricting vehicle access.

e Install wind barriers.

e During high winds, cease outdoor activities that disturb the soil.

o Keep bulk materials sufficiently wet when handling.

e Store and handle materials in a three-sided structure.

o When storing bulk materials, apply water to the surface or cover the storage pile with a tarp.

e Don’t overload haul trucks. Overloaded trucks are likely to spill bulk materials.

e Cover haul trucks with a tarp or other suitable cover. Or, wet the top of the load enough to limit
visible dust emissions.

e Clean the interior of cargo compartments on emptied haul trucks prior to leaving a site.

e Prevent trackout by installing a trackout control device.

e C(Clean up trackout at least once a day. If along a busy road or highway, clean up trackout
immediately.

e Monitor dust-generating activities and implement appropriate measures for maximum dust
control.

Predicted maximum daily construction-generated emissions for the ASP are summarized in Table 1.
Predicted construction-generated emissions account for the application of water, limitation of vehicle
speed on unpaved roads, application of dust suppressants on unpaved roads, and daily cleaning of
adjacent paved roads as required by SJIVAPCD Regulation VIII. Other requirements of Regulation VIII are
unable to be quantified due to the emissions modeling software’s limitations.

As shown in Table 1, construction-generated emissions would not exceed SJVAPCD significance
thresholds. However as shown, the buildout of the ASP would generate more than 2 tons of NOX during
construction. SJIVAPCD Rule 9510, Indirect Source Review, applies to all construction projects within the
jurisdiction of the SIVAPCD that are projected to generate more than 2 tons of NOX and/or exhaust
PM10. As shown, total PM10 emissions, which include both exhaust emissions and fugitive dust, would
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not be generated beyond 2 tons annually. However, NOX emissions would exceed 2 tons annually and
therefore, ASP construction activities would be required to comply with this rule. In accordance with Rule
9510, the project applicant is required to prepare a detailed air impact assessment (AlA) for submittal to
the SJVAPCD, which demonstrates the reduction of NOX emissions from the project baselines by 20
percent. Therefore, mitigation measure AQ-1 is required.

Implementation of mitigation measure AQ-1 would substantially reduce impacts resulting from NOX
emissions associated with project construction as shown in Table 2, Mitigated Nitrogen Oxide Emissions
Reduction. As demonstrated in Table 2, total construction-generated NOX emissions would be reduced
by at least 32 percent, which is beyond the reduction needed to achieve the SIVAPCD Rule 9510 target
of 20 percent.

Table 1
Unmitigated Construction Air Emissions (Tons per Year)

Pollutant (tons/year)!

Construction Emissions
Source ROG NOx co SO PMyo PM; 5
2018
Unmitigated Emissions l 0.38 I 4,58 I 2.37 ‘ 0.00 ‘ 0.61 ‘ 0.37
2019
Unmitigated Emissions ‘ 0.54 ‘ 5.25 ‘ 3.84 ‘ 0.00 ‘ 0.61 ‘ 0.34
2020
Unmitigated Emissions 8.44 2.80 2.70 0.00 0.25 0.15
SIVAPCD Thresholds 10 10 100 27 15 15
Is Threshold Exceeded? No No No No No No

ROG = reactive organic gases; NOx = nitrogen oxides; CO = carbon monoxide; SO, = sulfur dioxide; PM1g =
particulate matter up to 10 microns; PM, s = particulate matter up to 2.5 microns

Notes:

1. Emissions were calculated using the California Emissions Estimator Model. Emissions account for the
movement of 106,000 cubic yards of soil within the Plan Area.

Table 2
Mitigated Nitrogen Oxide Emissions Reduction (Tons per Year)
Construction Emissions Source Nitrogen Oxide Nitrogen Oxide Percent
(NO,) — Baseline | (NOy)— Mitigated | Reduction

2018

Year 2018 Construction Activities 4.58 2.36 48.5%
2019

Year 2019 Construction Activities 5.25 3.79 27.8%
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Construction Emissions Source Nitrogen Oxide Nitrogen Oxide Percent
(NO,) — Baseline | (NOy)— Mitigated | Reduction
2020
Year 2020 Construction Activities 2.80 2.31 17.5%
Total Construction Emissions 2018 — 2020
Total Construction 12.63 8.46 33.0%
SJVAPCD Potentially Significant Impact Threshold 20%

As previously stated, there is no air pollutant emissions types that would exceed SIVAPCD significance
thresholds during project construction; however, construction activities would generate NOX emissions
of more than 2 tons, instigating the implementation of SJIVAPCD Rule 9510 and the requirement to
reduce NOX emissions from the ASP baseline by 20 percent. The employment of the specified off-road
construction equipment manufactured to Tier 3 standards or higher would result in a 33 percent
reduction from baseline for all construction completed. Since ASP construction would not exceed
SIVAPCD significance thresholds and would also comply with SJVAPCD Rule 9510, construction-related
air quality impacts are less than significant.

Long-Term (Operational) Emissions

Implementation of the ASP would result in long-term operational emissions of criteria air pollutants such
as PMyg, PM3s, CO, and SO; as well as ozone precursors such as ROG and NOx. The ASP-generated
increases in emissions would be predominantly associated with motor vehicle use. To a lesser extent,
area sources, such as the use of landscape maintenance equipment and architectural coatings would also
contribute to overall increases in emissions.

Operational emissions associated with full implementation of the ASP were calculated using the CARB-
approved CalEEMod computer program, which is designed to model emissions for land use development
projects. Modeling was based primarily on the default settings in the computer program for San Joaquin
County. However, estimated traffic trip generation rates are derived from the traffic impact study
prepared for the project, which estimates 4,800 average daily trips, and is attached as Appendix D . The
SJVAPCD has established thresholds of significance for air quality for operational activities of project-
level land use development projects such as that the one proposed. Long-term operational emissions
attributable to the ASP are summarized and compared to the SJVAPCD project-level significance
thresholds in Table 3, Long-Term Operational Emissions.

Table 3
Long-Term Operational Emissions (Tons per Year)
Pollutant (tons/year)*
Source ROG NOx co SO, PM1o PM,.s
Area Source 4.29 0.04 3.57 0.00 0.01 0.01
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Energy Use 0.05 0.45 0.19 0.00 0.03 0.03
Mobile Source 1.65 11.23 17.79 0.06 4.50 1.25
Total Emissions 6.00 11.73 21.56 0.06 4.55 1.30
SIVAPCD Thresholds 10 10 100 27 15 15

Is Threshold Exceeded? No Yes No No No No

ROG = reactive organic gases; NOx = nitrogen oxides; CO = carbon monoxide; SO = sulfur dioxide; PM1o = particulate matter up to
10 microns; PMzs = particulate matter up to 2.5 microns

Notes:

1. Emissions were calculated using the California Emissions Estimator Model. Emissions account for 5,040 average daily vehicle
trips.

As indicated in Table 3, estimated operational emissions of the project would generate approximately 6
tons per year of ROG, 12 tons per year of NOx, 21.5 tons per year of CO, 4.5 tons per year of PMjo, and 1
ton per year of PM,s; thus, the ASP would exceed the significance thresholds for NO«. Therefore,
operational air quality impacts would be considered significant.

SJVAPCD Rule 9510, Indirect Source Review, applies to all development projects within the air district’s
jurisdiction that are projected to generate more than 2 tons of NOx and/or 2 tons of PMyo. Therefore, the
ASP would be required to comply with this rule. In accordance with Rule 9510, the project applicant is
required to prepare a detailed air impact assessment (AlA) for submittal to the SJVAPCD demonstrating
reduction from the project’s baseline of NOy emissions by 33.3 percent and PM emissions by 50 percent.
Therefore, mitigation measure AQ-2 is required.

Implementation of mitigation measure AQ-2 would substantially reduce impacts resulting from NOx and
PM1o emissions associated with ASP operations. Annual NOx emissions would be reduced by 33.3 percent
and PMjo emissions would be reduced 50 percent from baseline. As set forth in Rule 9510, subsection
6.3, mitigation required by the rule may be met through a “combination of on-site reduction measure or
off-site fees.” The reduction of NOx emissions by 33.3 percent would reduce these emissions by 3.9 tons
annually (to 7.8 tons annually), which is enough to reduce NOy emission to levels below the SIVAPCD
significant threshold [11.73 tons annually — 3.9 tons = 7.8 tons annually]. Therefore, impacts in this
regard would be less than significant with mitigation incorporated.

Mitigation Measures:

AQ-1, Construction Air Impact Assessment: Prior to the issuance of a grading permit, the project
applicant shall, to the satisfaction of the Development Services Director, demonstrate that a
detailed air impact assessment (AIA) has been prepared detailing the specific construction
requirements (i.e., equipment required, hours of use, etc.) associated with the proposed on-site
improvements. The AIA shall be prepared in accordance with San Joaquin Valley Air Pollution
Control District (SJVAPCD) Rule 9510. Emissions of NOx from construction equipment greater than
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50 horsepower used or associated with the proposed project shall be reduced by 20 percent from
baseline (unmitigated) emissions. The project applicant shall demonstrate compliance with Rule
9510, including payment of all applicable fees. To reduce short-term air quality impacts
attributable to the proposed project, the following measures shall be implemented:

e During all construction activities, all diesel-fueled construction equipment including, but
not limited to, rubber-tired dozers, graders, scrapers, excavators, asphalt paving
equipment, cranes, and tractors shall be California Air Resources Board (CARB) Tier 3
Certified or better as set forth in Section 2423 of Title 13 of the California Code of
Regulations, and Part 89 of Title 40 of the Code of Federal Regulations.?

e All construction equipment shall be maintained and properly tuned in accordance with
manufacturers’ specifications. Equipment maintenance records shall be kept on-site and
made available upon request by the SIVAPCD or the City of Tracy.

e The project applicant shall comply with all applicable SIVAPCD rules and regulations. Copies
of any applicable air quality permits and/or monitoring plans shall be provided to the City.

AQ-2, Operational Air Impact Assessment: Prior to the issuance of a grading permit, the project
applicant shall, to the satisfaction of the Development Services Director, demonstrate that a
detailed air impact assessment (AIA) has been prepared detailing the operational characteristics
associated with the proposed Avenues Specific Plan (ASP). In accordance with this rule,
operational emissions of NOX and PM10 shall be reduced by a minimum of 33.3 percent and 50
percent, respectively. Emissions reductions are in comparison to the ASP’s operational baseline
(unmitigated) emissions. The project applicant shall demonstrate compliance with Rule 9510,
including payment of all applicable fees.

Based on the findings of the AlA, the applicant shall pay to the SIVAPCD a monetary sum
necessary to offset the required operational emissions that are not reduced by the emission
reduction measures contained in the AIA. The quantity of operational emissions that need to be
offset will be calculated in accordance with the methodologies identified in Rule 9510, Indirect

2 NOx emissions are primarily associated with use of diesel-powered construction equipment (e.g., graders, excavators, rubber-tired dozers,
tractor/loader/backhoes). The Clean Air Act of 1990 directed the EPA to study, and regulate if warranted, the contribution of off-road
internal combustion engines to urban air pollution. The first federal standards (Tier 1) for new off-road diesel engines were adopted in 1994
for engines over 50 horsepower and were phased in from 1996 to 2000. In 1996, a Statement of Principles pertaining to off-road diesel
engines was signed between the EPA, CARB, and engine makers (including Caterpillar, Cummins, Deere, Detroit Diesel, Deutz, Isuzu,
Komatsu, Kubota, Mitsubishi, Navistar, New Holland, Wis-Con, and Yanmar). On August 27, 1998, the EPA signed the final rule reflecting
the provisions of the Statement of Principles. The 1998 regulation introduced Tier 1 standards for equipment under 50 horsepower and
increasingly more stringent Tier 2 and Tier 3 standards for all equipment with phase-in schedules from 2000 to 2008. As a result, all off-
road, diesel-fueled construction equipment manufactured in 2006 or later has been manufactured to Tier 3 standards.
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Source Review, and approved by the SIVAPCD. Operational emissions reduction methods will be
selected under the direction of the SIVAPCD according to the AlA process detailed in and required
by Rule 9510, Indirect Source Review (see Rule 9510, subsection 5). Methods for reducing
operational emissions include, but are not limited to, a new bus or other public transit service
provided every hour or within a quarter mile of the project, a project site connection with a Class
I or Class Il bike lane, and/or the provision of a pedestrian access network that internally links all
project land uses and connects to existing external streets and pedestrian facilities.

c. Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or state ambient air quality standard
(including releasing emissions which exceed quantitative thresholds for ozone precursors)? Less Than
Significant with Mitigation Incorporated.

The SIVAPCD’s approach to assessing cumulative impacts is based in part on the projected increases in
emissions attributable to the proposed ASP, as well as consistency with the air district’s air quality
attainment plans. In other words, the SIVAPCD considers the impact of a project to be less than
cumulatively considerable if it does not exceed significance thresholds under project-level conditions and
does not conflict with the SIVAPCD’s air quality plans. As identified under item lll-a), the buildout of the
ASP would not conflict with any SJVAPCD air quality plans. Additionally, as discussed under item IlI-b
above, buildout of the ASP would exceed not SIVAPCD construction or operational significance
thresholds with the implementation of Mitigation Measures AQ-1 and AQ-2. Therefore, potential impacts
are considered less than significant with mitigation incorporated.

d. Expose sensitive receptors to substantial pollutant concentrations? Less Than Significant with
Mitigation Incorporated.

Sensitive receptors are defined as facilities or land uses that include members of the population that are
particularly sensitive to the effects of air pollutants, such as children, the elderly, and people with
illnesses. Examples of these sensitive receptors are residences, schools, hospitals, and daycare centers.
The California Air Resources Board (CARB) has identified the following groups of individuals as the most
likely to be affected by air pollution: the elderly over 65, children under 14, athletes, and persons with
cardiovascular and chronic respiratory diseases such as asthma, emphysema, and bronchitis. The closest
sensitive receptors include a residence directly adjacent to the northwest corner of the Plan Area.

Construction Emission Concentrations

Construction activities would involve the use of gasoline- or diesel-powered equipment that emits air
contaminant exhaust fumes (DPM) and generates dust during soil disturbance. DPM is the most
prevalent toxic air contaminant during construction activities. The amount to which the receptors are
exposed (a function of concentration and duration of exposure) is the primary factor used to determine
health risk (i.e., potential exposure to TAC emission levels that exceed applicable standards). Health-
related risks associated with diesel-exhaust emissions are primarily linked to long-term exposure and the
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associated risk of contracting cancer. According to the California Air Resources Board’s (CARB) Air Quality
and Land Use Handbook: A Community Health Perspective (2005), concentrations of mobile-source diesel
PM emissions are typically reduced by 70 percent at a distance of approximately 500 feet. In addition,
current models and methodologies for conducting health risk assessments are associated with longer-
term exposure periods of 9, 40, and 70 years, which do not correlate well with the temporary and highly
variable nature of construction activities. The construction of the proposed project would last
approximately 2 years.

Construction-generated diesel PM emissions contribute to negative health impacts when construction is
extended over lengthy periods of time. The use of diesel-powered construction equipment during
construction would be temporary and episodic and would occur over several locations isolated from one
another. Furthermore, construction of the project would be subject to, and would comply with, California
regulations limiting idling to no more than 5 minutes, which would further reduce nearby sensitive
receptors’ exposure to temporary and variable diesel PM emissions. Also, as previously stated, mitigation
measure AQ-1 requires the use of off-road construction equipment manufactured to Tier 3 standards for
all construction. This mitigation has the effect of reducing PM1o exhaust fumes (DPM) by 38 percent,
PM;s exhaust fumes (DPM) by 34 percent, and NOx emissions by 32 percent. For these reasons, diesel
PM generated by construction activities, in and of itself, would not be expected to expose sensitive
receptors to substantial amounts of air toxics.

Carbon Monoxide Hotspots

CO emissions are a function of vehicle idling time, meteorological conditions, and traffic flow. Under
certain extreme meteorological conditions, CO concentrations near a congested roadway or intersection
may reach unhealthful levels (i.e., adversely affecting residents, school children, hospital patients, the
elderly, etc.). However, transport of this criteria pollutant is extremely limited, and CO disperses rapidly
with distance from the source under normal meteorological conditions. Furthermore, vehicle emissions
standards have become increasingly stringent in the last 20 years. Currently, the CO standard in California
is @ maximum of 3.4 grams per mile for passenger cars (requirements for certain vehicles are more
stringent). With the turnover of older vehicles, introduction of cleaner fuels, and implementation of
control technology on industrial facilities, CO concentrations in the project vicinity have steadily declined.

Accordingly, with the steadily decreasing CO emissions from vehicles, even very busy intersections do
not result in exceedances of the carbon monoxide standard. An analysis prepared for CO attainment in
Southern California involving a substantial number of idling cars can be used as an example and to assist
in evaluating the potential for CO exceedances with the proposed project. The CO hot-spot analysis was
conducted for four busy intersections in Los Angeles County during the peak morning and afternoon time
periods. The intersections evaluated were Long Beach Boulevard and Imperial Highway (Lynwood),
Wilshire Boulevard and Veteran Avenue (Westwood), Sunset Boulevard and Highland Avenue
(Hollywood), and La Cienega Boulevard and Century Boulevard (Inglewood). The busiest intersection
evaluated was at Wilshire Boulevard and Veteran Avenue, which has a traffic volume of approximately
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100,000 vehicles per day. Nonetheless, the analysis concluded that there was no violation of CO
standards.?

As described in the traffic analysis prepared for the ASP, the proposed development is projected to
generate approximately 4,800 daily vehicle trips, 264 of which would occur during the morning peak hour
and 504 during the evening peak hour. Therefore, the proposed project would not increase traffic
volumes at any intersection to more than 100,000 vehicles per day, the value studied for the 1992 carbon
monoxide plan (it is noted that current CO standards are the same as the 1992 standards). As a result,
implementation of the ASP would not increase traffic such that there would be CO exceedances and this
impact is considered less than significant.

Valley Fever

Valley fever (Coccidioidomycosis) is found in California, including San Joaquin County. In about 50 to 75
percent of people, valley fever causes either no symptoms or mild symptoms and those infected never
seek medical care; when symptoms are more pronounced, they usually present as lung problems (cough,
shortness of breath, sputum production, fever, and chest pains). The disease can progress to chronic or
progressive lung disease and may even become disseminated to the skin, lining tissue of the brain
(meninges), skeleton, and other body areas.

The California Department of Public Health’s Valley Fever Fact Sheet (2016) considers San Joaquin County
a moderately high endemic area for valley fever. When soil containing this fungus is disturbed by
construction activities such as digging or grading, by vehicles raising dust, or by the wind, the fungal
spores get into the air. When people breathe the spores into their lungs, they may get valley fever. Fungal
spores are small particles that can grow and reproduce in the body. The highest infection period for valley
fever occurs during the dry months in California between June and November. Infection from valley fever
during construction can be partially mitigated through the control of construction-generated dust. As
noted, construction-generated dust would be controlled by adhering to the mandatory requirements
contained in SIVAPCD Regulation VIII, which include the preparation of a SIVAPCD-approved dust control
plan describing all fugitive dust control measures that are to be implemented before, during, and after
any dust-generating activity. In addition, the California Department of Public Health provides
recommendations for reducing the potential for valley fever infection during construction activities.
These recommendations are required as mitigation measures AQ-3 and AQ-4 for the project.
Implementation of these measures would reduce potential impacts to less than significant.

Future Exposure of Sensitive Receptors to Toxic Air Contaminants

8 South Coast Air Quality Management District, 1992, 1992 Federal Attainment Plan for Carbon Monoxide.
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There are many different types of toxic air contaminants (TACs), with varying degrees of toxicity. Sources
of TACs potentially affecting sensitive receptors include commercial operations, such as gasoline stations
and dry cleaners. Mobile sources of air toxics include freeways and major roadways. These roadways are
sources of diesel PM, which CARB has listed as a TAC because it is a residential project. The project would
not resultin the development of any sources of TACs. Furthermore, there are no major existing stationary
sources of TACs in the vicinity of the Plan Area that could affect project sensitive receptors. The nearest
substantial mobile source of TACs is Interstate 580.

In 2005, CARB published an informational guide entitled Air Quality and Land Use Handbook: A
Community Health Perspective. The handbook’s purpose is to provide information to aid local
jurisdictions in addressing issues and concerns related to the placement of sensitive land uses near major
sources of air pollution. The handbook includes recommended separation distances for various land uses.
Of pertinence to this study, CARB guidelines indicate that siting new sensitive land uses within 500 feet
of a major freeway, described as accommodating more than 100,000 vehicle trips daily, should be
avoided when possible. This 500-foot buffer was developed to protect sensitive receptors from exposure
to diesel PM and was based on traffic-related studies that showed a 70 percent drop in PM
concentrations at a distance of 500 feet from the roadway. Presumably, acute and chronic risks as well
as lifetime cancer risk due to diesel PM exposure are lowered proportionately. The nearest segment of
Interstate 580 is more than 8,800 feet (1.7 miles) from the Plan Area, which is well beyond the CARB-
recommended 500-foot buffer.

For the reasons described, impacts associated with substantial concentrations of air toxics are considered
less than significant.

Mitigation Measures:
Implement Mitigation Measure AQ-1. Additionally:

AQ-3, Construction Dust Control Measures: Prior to the issuance of a grading permit the project
applicant shall, to the satisfaction of the Development Services Director, demonstrate that the
following notes have been placed on the grading plans and shall be implemented during
construction by the project construction contractor to reduce the potential for exposure to valley
fever during construction activities:

e Suspend work during period of high winds or dust storms.

e When soil will be disturbed by heavy equipment or vehicles, wet the soil before disturbing
it and continuously wet it while digging to keep dust levels down.

e Heavy equipment, trucks, and other vehicles generate heavy dust. Provide vehicles with
enclosed, air-conditioned cabs and make sure workers keep the windows closed. Heavy
equipment cabs should be equipped with high-efficiency particulate air (HEPA) filters.
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e When digging a trench or fire line or performing other soil-disturbing tasks, position
workers upwind when possible.

e When exposure to dust is unavoidable, require that workers wear NIOSH-approved
respiratory protection with particulate filters rated as N95, N99, N100, P100, or HEPA.

AQ-4, Valley Fever Education for Construction Workers: Prior to the issuance of a grading
permit, the project applicant shall, to the satisfaction of the Development Services Director,
demonstrate that construction workers and supervisors have be trained on:

e  Symptoms of valley fever.

e Effective practices for preventing valley fever such as avoiding dust and working upwind of
dust, using respirators when necessary.

e Showering as soon as possible after work to limit exposure and transport of the fungal
spores.

Additionally, the following CDPH materials on valley fever shall be distributed to all workers and
supervisors:

e CDPH pamphlet “Preventing Work-Related Coccidioidomycosis (Valley Fever).” Available
at: http://www.cdph.ca.gov/Healthinfo/discond/Pages/Coccidioidomycosis.aspx.

e CDPH Valley Fever Fact Sheet. Available at:
http://www.cdph.ca.gov/Healthinfo/discond/Pages/Coccidioidomycosis.aspx.

e. Create objectionable odors affecting a substantial number of people? Less Than Significant
Impact.

The occurrence and severity of odor impacts depends on numerous factors, including the nature,
frequency, and intensity of the source; wind speed and direction; and the sensitivity of the receptors.
While offensive odors rarely cause any physical harm, they still can be very unpleasant, leading to distress
among the public and often generating citizen complaints to local governments and regulatory agencies.

The SJVAPCD identifies certain land uses as sources of odors. These land uses include agriculture (farming
and livestock), wastewater treatment plants, food processing plants, chemical plants, composting
facilities, refineries, landfills, transfer stations, and fiberglass molding. The proposed project is residential
in nature and would not include any of the land uses that have been identified by the SIVAPCD as odor
sources. Therefore, this impact is considered less than significant.

Cumulative Impacts

A project’s individual emissions can contribute to existing cumulatively significant adverse air quality
impacts. As explained in SJVAPCD’s Guide for Assessing and Mitigating Air Quality Impacts (2015), and
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consistent with CEQA, if a project’s contribution to the cumulative impact is considerable, then the
project’s impact on air quality would be considered significant. In developing thresholds of significance
for air pollutants, SJIVAPCD considered the emission levels for which a project’s individual emissions
would be cumulatively considerable. If project-related emissions do not exceed the identified
significance thresholds, including SIVAPCD’s mass emission thresholds of 10 tons per year (tpy) for ROG
or NOX, 15 tpy for PM10 and PM2.5, 100 tpy for CO, and 27 tpy for SOX, its emissions would not be
cumulatively considerable, and would not result in significant adverse air quality impacts. Therefore,
analysis in addition to the analysis performed under item IlI-b above is not necessary for the evaluation
of potential cumulative impacts.

Thus, as discussed in the analysis under item b) above, project-generated emissions would not exceed

applicable thresholds, and therefore would not violate or contribute substantially to an existing or
projected air quality violation. As a result, project-generated emissions of criteria air pollutants and
precursors would not be cumulatively considerable. Therefore, potential air quality impacts are
considered less than cumulatively considerable.

Iv.BIOLOGICAL RESOURCES

WoULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact  Document
a. Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
U] X U] U] U]

species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?

b. Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, |:| |:| |:| |Z| |:|
regulations or by the California Department of Fish
and Game or US Fish and Wildlife Service?

c. Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to, D D IZI D D
marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or other

means?
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Iv.BIOLOGICAL RESOURCES

WouULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact Document

d. Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife |:| |:| |Z| |:| |:|
corridors, or impede the use of native wildlife
nursery sites?

e. Conflict with any local policies or ordinances

protecting biological resources, such as a tree |:| |:| |X| |:| |:|

preservation policy or ordinance?

f. Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation D D IXI D D
Plan, or other approved local, regional, or state
habitat conservation plan?

RESPONSES TO CHECKLIST QUESTIONS

On December 6, 2016, a biological resources reconnaissance (field survey) of the Plan Area was
performed by Michael Baker International (MBI). The results of the MBI 2016 field survey are discussed
in an accompanying study titled: Habitat Assessment and San Joaquin County Multi-Species Habitat
Conservation and Open Space Plan Consistency Analysis for the Avenues Specific Plan, January 2017,
and is attached as Appendix B to this Initial Study. No suitable habitat for rare, threatened, endangered
or otherwise special status plants was observed, nor did they anticipate the need for further seasonal
surveys to confirm their absence. No special-status wildlife species were observed; however, the site
has varying potential to provide habitat for a few wildlife species. The potential for presence of both
special status plant and wildlife species to occur in the Plan Area is discussed in additional detail below.

The City’s 2005 General Plan EIR evaluated impacts to biological resources and found that while
development allowed under the proposed General Plan does have the potential to significantly impact
biological resources, through adhering to the General Plan goals, objectives and policies, impacts would
be reduced to less than significant levels. The General Plan framework for growth in both the City limits
and SOl includes provisions for the conservation of natural resources, including the protection of
sensitive biological resources. More specifically, the General Plan sets forth pertinent goals, objectives,
and policies related to the protection of sensitive species including rare, endangered and threatened
plant and animal and their habitats. In part, the 2005 General Plan EIR discussed certain mechanisms to
accomplish the goals of the General Plan which includes but is not limited to; enforcing the SIMSCP and
facilitating adoption by project applicants, collecting mitigation fees to compensate for loss, protecting
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and preserving undeveloped portions of the Planning Area, and creating open space buffers and lands to
be preserved in perpetuity.

As discussed above, the implementation of the SIMSCP and conformance with the General Plan
guidelines for development projects provides an adequate methodology to reduce impacts to biological
resources to a level acceptable to meet State and federal requirements. In addition to being compliant
with all General Plan goals, objectives and policies, the proposed project also has proposed mitigation
that would further reduce impacts to biological resources and are discussed in more detail below.

a. Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife
Service? Less Than Significant with Mitigation Incorporated.

Special-status invertebrates

Special status invertebrate species that occur within the San Joaquin County region include: longhorn
fairy shrimp, vernal pool fairy shrimp, and mid valley fairy shrimp, which requires vernal pools and
swale areas within grasslands; and the valley elderberry longhorn beetle, which is an insect that is
only associated with blue elderberry plants, oftentimes in riparian areas and sometimes on land in
the vicinity of riparian areas. The Plan Area does not contain essential, or suitable habitat for these
special status invertebrates. Implementation of the proposed project would have no impact on
these species and no mitigation is necessary.

Special-status reptiles and amphibians

Special-status reptiles and amphibians that occur within the region include: the western pond turtle,
which requires aquatic environments located along ponds, marshes, rivers, and ditches; the
California tiger salamander, which is found is grassland habitats where there are nearby seasonal
wetlands for breeding; the silvery legless lizard, which is found in sandy or loose loamy soils under
sparse vegetation with high moisture content; San Joaquin whipsnake, which requires open, dry
habitats with little or no tree cover with mammal burrows for refuge; the Alameda whipsnake,
which is restricted to valley-foothill hardwood habitat on south-facing slopes; the California horned
lizard, which occurs in a variety of habitats including, woodland, forest, riparian, and annual
grasslands, usually in open sandy areas; the foothill yellow-legged frog, which occurs in partly shaded
and shallow streams with rocky soils; the California red legged frog, which occurs in stream pools
and ponds with riparian or emergent marsh vegetation; and the western spadefoot toad, which
requires grassland habitats associated with vernal pools. The Plan Area does not contain essential or
suitable habitat for these special status reptiles and amphibians. Implementation of the proposed
project would have a less than significant impact on these species. No mitigation is necessary.

Special status plant species:
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Numerous special-status plant species are known to occur in the region. Many of these special
status plant species require specialized habitats such as serpentine soils, rocky outcrops, slopes,
vernal pools, marshes, swamps, riparian habitat, alkali soils, and chaparral, which are not present
within the Plan Area. The Plan area is located in an area that was likely valley grassland prior to
human settlement, and there are several plant species that are found in valley and foothills
grasslands areas. These species include large-flowered fiddleneck, bent-flowered fiddleneck, big-
balsamroot, big tarplant, round-leaved filaree, Lemmon's jewelflower, and showy golden madia.
Human settlement has involved a high frequency of ground disturbance associated with the
historical farming activities in the region, including the Plan Area. The Plan Area does not contain
suitable habitat for special-status plant species, and no special-status plant species were observed
during visits to the Plan Area. Implementation of the proposed project would have a less than
significant impact on these species. No mitigation is necessary.

Special-status species

Special-status bird species that occur within the region include: tricolored blackbird, Swainson’s
hawk, northern harrier, and bald eagle, which are associated with streams, rivers, lakes, wetlands,
marshes, and other wet environments; loggerhead shrike, and burrowing owl, which lives in open
areas, usually grasslands, with scattered trees and brush; and raptors that are present in varying
habitats throughout the region.

Swainson’s Hawk. The Swainson’s hawk is threatened in California and is protected by the California
Department of Fish and Game (CDFG) and the Migratory Bird Treaty Act (MBTA). Additionally,
Swainson’s hawk foraging habitat is protected by the CDFG. Swainson’s hawks forage in open
grasslands and agricultural fields and commonly nest in solitary trees and riparian areas in close
proximity to foraging habitat. The foraging range for Swainson’s hawk is ten miles from its nesting
location. There are numerous documented occurrences of Swainson’s hawk within ten miles of the Plan
Area, Swainson’s hawk was not observed during the 2016 field survey of the Plan Area. The plant
communities within the project site provide suitable foraging habitat for the Swainson’s hawk.
However, there is no nesting habitat on the project site; this species prefers stands with few trees in
juniper-sage flats, riparian areas, and oak savannah habitats. Due to the suitable foraging habitat with
the Plan Area, it was determined this species has a low potential to occur within the boundaries Plan
Area. A pre-construction clearance survey should be conducted prior to any ground disturbance or
vegetation removal activities to ensure no Swainson’s hawk will not be impacted from implementation
of the ASP. A mitigation measures has been included to require a pre-construction nesting bird
clearance survey to ensure no birds are within the Plan Area prior to commencement of construction
activities, and is discussed in detail below. Therefore, potential impacts on Swainson’s hawk are
considered less than significant with mitigation incorporated.

Burrowing Owls. Burrowing owls are a California Species of Special Concern and are protected by the
CDFG and the MBTA. Burrowing owls forage in open grasslands and shrublands and typically nest in old
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ground squirrel burrows. No burrowing owls or sign (i.e., pellets, feathers, castings, or white wash)
were observed on-site during the habitat assessment. Further, no fossorial mammal burrows (>4 inches
in diameter) were observed within the boundaries of the project site during the habitat assessment.
Although agricultural activities within the Plan Area have likely precluded burrowing owls from
inhabiting the project site, the Plan Area provides line-of-site opportunities and suitable foraging
habitat for burrowing owls. Therefore, it was determined that burrowing owl has a low potential to
occur within the boundaries of the Plan Area. However, no focused surveys are required since no
suitable burrows or sign was observed. Pre-construction clearance surveys are required prior to any
ground disturbance or vegetation removal activities to ensure that burrowing owl remain absent from
the Plan Area. With implementation of a pre-construction nesting bird clearance survey, potential
impacts on burrowing owl are considered less than significant.

California Horned Lark. The California horned lark is on the CDFW watch list of sensitive species. The
horned lark is a common to abundant resident in a variety of open habitats, usually where trees and
large shrubs are absent. The California horned lark was not observed within the Plan Area during the
2016 field survey. Based on habitat requirements, it was determined that the Plan Area has a high
potential to support this species. The agricultural fields on the project site have the potential to provide
suitable nesting and foraging opportunities for this species. Pre-construction clearance surveys are
required prior to any ground disturbance or vegetation removal activities to ensure California horned
larks are not nesting on-site. With implementation of a pre-construction nesting bird clearance survey,
potential impacts on California horned lark are considered less than significant.

Prairie Falcon. The prairie falcon is on the CDFW watch list of sensitive species. It is about the size of a
peregrine falcon (Falco peregrinus) with brown color above and pale with brown markings on the breast
and belly. The prairie falcon was not observed within the Plan Area during the 2016 field survey. The
plant communities within the Plan Area provide suitable foraging habitat for this species. However,
there is no nesting habitat within the boundaries of the Plan Area; prairie falcons nest on a ledge, within
a cavity, or crevice of a cliff face. Pre-construction clearance surveys are required prior to any ground
disturbance or vegetation removal activities to ensure prairie falcon would not be impacted from
implementation of the project. With implementation of a pre-construction nesting bird clearance
survey, potential impacts on prairie falcon are considered less than significant.

San Joaquin Kit Fox. The San Joaquin kit fox inhabits areas of suitable habitat on the San Joaquin Valley
floor and in the surrounding foothills of the coastal ranges, Sierra Nevada, and Tehachapi Mountains,
from Kern County north to Contra Costa, Alameda, and San Joaquin Counties on the west and near La
Grange, Stanislaus County on the east side of the Valley. Per the CNDDB, the closest recorded
occurrence of this species from the project site was in 1991. Tracks of this species were recovered from
baited scent stations 0.2 miles southeast of the intersection of Valpico Road and Jefferson Road (CNDDB
1991). This species was not observed within the Plan Area during the 2016 field survey. As previously
stated, this species prefers open, level areas with loose-textured soils supporting scattered shrubby
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vegetation with little human disturbance. The project site mainly consists of active agricultural land
that is subjected to human disturbance from agricultural operations. Further, the Plan Area does not
contain suitable den sites for this species. Therefore, it was determined that the San Joaquin kit fox has
a low potential to occur within the boundaries of the project site, and implementation of the ASP would
not impact this species. Therefore, potential impacts are considered less than significant.

San Joaquin Coachwhip. The San Joaquin coachwhip is a California Species of Concern. Adults of this
species are 36 to 56 inches in length with smooth scales, a large head and eyes, a thin neck, and a long
thin tail. San Joaquin coachwhip was not observed within the boundaries of the Plan Area during the
2016 field survey. The plant communities within the Plan Area provide limited refuge habitat for this
species and the previous agricultural uses have likely precluded this species from occurring within the
boundaries of the Plan Area. Based on habitat requirements for this species, it was determined that the
San Joaquin coachwhip has a low potential to occur within the boundaries of the Plan Area, and
implementation of the ASP would not impact this species. Therefore, potential impacts are considered
less than significant.

San Joaquin County Multi-Species Habitat Conservation and Open Space Plan

Participation in the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SIMSCP) is recommended for all new projects on previously undeveloped land in Tracy. Although the
likelihood for the occurrence of any special status plant or wildlife species on the site is extremely low,
the implementation of the following mitigation measures would ensure that special status plant or
wildlife species are protected throughout the region. Impacts to special status plant or wildlife species
would be reduced to less than significant levels with mitigation.

If a project applicant opts for coverage through participation in the SIMSCP, then the following options
are available, unless their activities are otherwise exempted: pay the applicable fee; dedicate, as
conservation easements or fee title, habitat lands; purchase approved mitigation bank credits; or,
propose an alternative mitigation plan. Participation in the SIMSCP under the fee payment option
would require payment of fees based on valuation of each acre of land converted to urban use as well
as compliance with Incidental Take Minimization Measures defined in Section 5.2 of the SIMSCP. The
Incidental Take Minimization Measures pertinent to the proposed project include pre-construction
surveys for covered species, as well as measures to prevent and control ground squirrel occupation of
the area early in the planning process. If participating in the fee payment option, the applicant would
be required to pay fees when permits for ground disturbance (such as grading and/or issuance of
building permits) are issued, as set forth in the SIMSCP, and to implement recommendations (called
“minimization measures”) as required by an SJICOG appointed qualified biologist on a case-by-case basis
throughout the proposed Plan Area prior to ground disturbance of that area. For the above reasons,
mitigation would be required to reduce impacts to special-status animal species to less than significant.

Mitigation Measures
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BIO-1, San Joaquin County Multi-Species Habitat Conservation and Open Space Plan. Prior to
the issuance of any grading permits or permits resulting in ground disturbance, the applicant
shall, to the satisfaction of the Development Services Director, demonstrate that one of the
following two options has been satisfied to mitigate the potential adverse impacts on special-
status species, and provide for the incidental take of State and/or federally listed species; 1)
participate in the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SIMSCP) and comply with all required Incidental Take Minimization Measures or 2) secure
incidental take authorizations for State and/or federally-listed species directly from the California
Department of Fish and Wildlife (CDFW) and United Stated Fish and Wildlife Service (USFWS),
respectively. Participation in the SIMSCP shall include compliance with all relevant Incidental
Take Minimization Measures pertinent to the proposed project, including pre-construction
surveys for covered species to confirm presence or absence and provide for their relocation, if
necessary. Issuance of grading and construction permits shall be contingent on providing
evidence of either 1) compliance with the SIMSCP or 2) a 2081 Permit from the CDFW and
Biological Opinion from the USFWS to the City of Tracy Development Services Director to ensure
compliance with applicable regulations and ensure adequate compensatory mitigation has been
provided.

BIO-2, Preconstruction Bird Surveys: Prior to the issuance of any grading permits or permits
resulting in ground disturbance, the applicant shall, to the satisfaction of the Development
Services Director, demonstrate that preconstruction surveys have been implemented:

BIO-2A. If initial grading and or vegetation removal is scheduled between October 1 and January
31 in order to avoid the potential disturbance/take of nesting birds, a pre-construction survey for
wintering burrowing owls shall be implemented no more than 15 days prior to the start of
grading, Because burrowing owls are known to occur in proximity of the project site and there is
potential for them to move into the project site during the non-breeding season, if no burrowing
owls are found during the pre-construction survey, then no further mitigation is required and
grading and vegetation removal can take place.

If wintering burrowing owls are found, burrowing owls shall be encouraged to leave the project
site by implementing the following action as described in the SIMSCP:

e The Project Proponent or its contractor shall plant new vegetation or allow/retain
existing vegetation entirely covering the site at a height of approximately 36 inches above
the ground. Vegetation will discourage both ground squirrel and owl use of the site.

If this measure is implemented and do not work or the owls return, then the project
applicant shall implement the following measures as described in the SIMSCP.

e During the non-breeding season (September 1 through January 31) burrowing owls
occupying the project site shall be evicted from the project site by passive relocation
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measures as described in the California Department of Fish and Wildlife’s Staff Report on
Burrowing Owl (Oct 1995).

If initial grading and/or vegetation removal during the non-breeding season is not
feasible, the applicant shall implement Mitigation Measure BIO-2B.

BIO-2B. If construction activities, including grading, need to occur during the avian breeding
season (February 1 — September 31) then the project applicant shall retain a wildlife biologist
through the SIMSCP process to conduct pre-construction surveys to prevent impacts to nesting
birds. No more than 15 days prior to the start of construction a bird survey shall be conducted by
a qualified biologist to identify any active nests within the project site or visible from the project
site. If construction stops for a period of 15 days or more during the avian breeding season then
an additional bird survey shall be conducted for all special-status birds protected by the federal
and state Endangered Species Act (ESA), Migratory Bird Treaty Act (MBTA), California Fish and
Game Code (CFGC) and SIMSCP, including but not limited to those that are documented within a
10-mile radius of the project site and are known to nest in the region. The biologist shall map all
nests that are within, and visible from the project site. If nests are identified, the biologist shall
develop buffer zones around active nests as described in the SIMSCP (e.g., species setbacks:
burrowing owl — 75 m (246 feet); horned lark — 500 feet; white-tailed kite, loggerhead shrike,
song sparrow — 100 feet; and raptor nests (including Swainson’s hawk and prairie falcon) — 500
feet (depends if the nest was initiated after construction started [see SIMSCP Section 5.2.4.11])).
Construction activity shall be prohibited within the buffer zones/setbacks until the young have
fledged or the nest is no longer in use. The setbacks apply whenever construction or other ground
disturbing activities must begin during the nesting season in the presence of nests which are
known to be occupied.

e Burrowing Owl - During the breeding season (February 1 through September 1) occupied
burrowing owl burrows shall not be disturbed and shall be provided with a 75 meter
protective buffer until and unless the SJCOG Technical Advisory Committee (TAC), with
the concurrence of the Permitting Agencies’ representatives on the TAC; or unless a
qualified biologist approved by the Permitting Agencies verifies through non-invasive
means that either: 1) the birds have not begun egg laying, or 2) juveniles from the
occupied burrows are foraging independently and are capable of independent survival.
Once the fledglings are capable of independent survival, the burrow can be destroyed.
The burrows should only be destroyed by a qualified biologist using passive one-way
eviction doors to ensure that owls are not harmed during burrow destruction. Methods
for removal of burrows are described in the California Department of Fish and Game’s
Staff Report on Burrowing Owls (October 1995).

With Implementation of Mitigation Measure BIO-1, the proposed project would result in less than
significant impacts on special-status animal species.
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b. Have a substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, regulations, or by the California Department of Fish and
Game or U.S. Fish and Wildlife Service? No Impact.

Riparian natural communities support woody vegetation found along rivers, creeks and streams.
Riparian habitat can range from a dense thicket of shrubs to a closed canopy of large mature trees
covered by vines. Riparian systems are considered one of the most important natural resources. While
small in total area when compared to the state’s size, they provide a special value for wildlife habitat.

There is no riparian habitat or other sensitive natural communities located within the Plan Area. As
such, the proposed project would have no impact on these resources, and no mitigation is required.

c. Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of
the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or other means? Less Than Significant Impact.

A wetland is an area that is inundated or saturated by surface or ground water at a frequency and
duration sufficient to support, and that under normal circumstances do support, a prevalence of
vegetation typically adapted for life in saturated soil conditions. Wetlands generally include swamps,
marshes, bogs, and similar areas.

Wetlands are defined by regulatory agencies as having special vegetation, soil, and hydrology
characteristics. Hydrology, or water inundation, is a catalyst for the formation of wetlands. Frequent
inundation and low oxygen causes chemical changes to the soil properties resulting in what is known
as hydric soils. The prevalent vegetation in wetland communities consists of hydrophytic plants, which
are adapted to areas that are frequently inundated with water. Hydrophytic plant species have the
ability to grow, effectively compete, reproduce, and persist in low oxygen soil conditions.

There are no wetlands located within the Plan Area. Therefore, this is a less than significant impact
and no mitigation is required.

d. Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native residents or migratory wildlife corridors, or impede the use of
native wildlife nursery sites? Less Than Significant Impact.

The CNDDB record search did not reveal any documented wildlife corridors or nursery sites on or
adjacent to the Plan Area. Furthermore, field surveys did not reveal any wildlife nursery sites on or
adjacent to the Plan Area. Implementation of the proposed project would have a less than significant
impact. No mitigation is necessary.

e. Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance? Less Than Significant Impact.
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As described under Response (a) above, the proposed project is subject to participation in the SJMSCP
by Mitigation Measure BIO-1. The implementation of Mitigation Measure BIO-1 would ensure that the
project complies with the requirements of the SIMSCP, and would not conflict with any applicable
habitat conservation plans.

The Plan Area does not have any existing trees, and as such would not conflict with any City regulations
that provide for tree protection. Therefore, potential impacts are considered less than significant.

f. Conflict with provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan? Less Than
Significant Impact.

The Plan Area is located within the sphere of influence of the SIMSCP. As set forth in Mitigation Measure
BIO-1, the applicant would have the option to participate in the SJIMSCP to address potential impacts on
special-status species associated with the conversion of existing habitat to urban uses. By participating
in the SIMSCP, the applicant would be required to comply with all relevant conditions of the use
agreement, including the Incidental Take Minimization Measures defined in Section 5.2 of the SIMSCP.
As a result, no impacts relative to conservation plans would occur.

Cumulative Impacts

Mitigation measures have been identified above (Mitigation Measure BIO-1) that would serve to reduce
the severity of biological impacts. Similar to the proposed project, all cumulative projects would be
subject to individual project review and conformance with conservation plans and standard provisions
for compliance with state and federal protection laws. Since project-related impacts would be minimized
by mitigation and cumulative projects would also be required to follow suit, the cumulative impact from
other past, present, and reasonably foreseeable projects, would be expected to be less than significant.
Therefore, cumulative impacts would be less than significant.

V.CULTURAL RESOURCES

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document
a. Cause a substantial adverse change in the significance of D D D |Z D
a historical resource as defined in § 15064.5?
b. Cause a substantial adverse change in the significance of D |Z D D |Z
an archaeological resource pursuant to § 15064.5?
c. Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature? D |Z D D D
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V.CULTURAL RESOURCES

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document
d. Disturb any human remains, including those interred
[] X [] [] []

outside of formal cemeteries?

RESPONSES TO CHECKLIST QUESTIONS

Cultural resources, which are protected under the National Historic Preservation Act of 1966 (NHPA) and
the Archaeological Resources Protection Act of 1979, include the non-renewable remains of past human
use of an area. Cultural resources caninclude both archaeological resources and ethnographic resources.
Archaeological resources consist of architectural remains, isolated features such as rock piles, hearths
(fire pits), or scatters of artifacts (pottery or rock fragments). Ethnographic resources are often less
tangible as they define materials, places, or things used by living communities.

Historic structures and sites are generally defined by local, State, and Federal criteria. A site or structure
may be historically significant if it is protected through a local general plan or historic preservation
ordinance. In addition, a site or structure may be historically significant if it meets certain State or Federal
criteria even if the locality does not recognize such significance. The State of California, through the State
Historic Preservation Office (SHPO), maintains an inventory of those sites and structures that are
considered to be historically significant. Finally, the U.S. Department of the Interior has established
specific guidelines and criteria that indicate the manner in which a site, structure, or district is to be
identified as having historic significance.

Significance may be determined if the property is associated with events, activities, or developments
that were important in the past, with the lives of people who were important in the past, or represents
significant architectural, landscape, or engineering elements. Ordinarily, properties that have achieved
significance within the past 50 years are not considered eligible for the National Register. Buildings and
properties would qualify for a listing on the National Register if they are integral parts of districts that
meet certain criteria or if they fall within the following categories:

e A religious property deriving primary significance from architectural or artistic distinction or
historical importance;

e A building or structure removed from its original location but which is primarily significant for
architectural value, or which is the surviving structure most importantly associated with a historic
person or event;
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e A birthplace or grave of a historical figure of outstanding importance if there is no appropriate
site or building associated with his or her productive life;

e A cemetery that derives its primary importance from graves of persons of transcendent
importance, from age, from distinctive design features, or from association with historic events;

o Areconstructed building when accurately executed in a suitable environment and presented in
a dignified manner as part of a restoration master plan, and when no other building or structure
with the same association has survived;

e A property primarily commemorative in intent if design, age, tradition, or symbolic value has
invested it with its own exceptional significance; or,

e A property achieving significance within the past 50 years if it is of exceptional importance.*

Information in this section was derived from the previously certified General Plan EIR prepared for the
City of Tracy General Plan. The 2005 General Plan EIR notes that very few prehistoric archaeological sites
have been recorded in the vicinity of Tracy which includes four Native American burial sites recorded in
thein 1939 during land leveling. In 1976, an historic resources survey of Tracy was conducted and located
fifty structures and sites found to be both architecturally and historically significant to Tracy but none
occurred within the Plan Area. This fact has not changed since the time of the initial survey. The General
Plan EIR notes, however, the Tracy Planning Area likely contains undiscovered archaeological and
paleontological sites, including human remains, especially in undeveloped areas and development
including grading, ground removal and other disturbances could result in a potentially significant impact
to paleontological and archaeological resources. The General Plan EIR sets forth mitigation measures to
reduce impacts to cultural and paleontological resources to a less-than-significant level. In accordance
with the General Plan EIR, the ASP incorporates mitigation measures that closely mirror those contained
in the General Plan EIR, and implementation of these measures would ensure that impacts remain less
than significant and that the proposed project would not result in any new impacts not previously
disclosed. Impacts to cultural and paleontological resources, and the associated mitigation is discussed
in more detail below.

a. Cause a substantial adverse change in the significance of a historical resources as defined in
§15064.5? No Impact.

4U. S. Department of the Interior, National Park Service. National Register of Historic Places.
www.nps.gov/nr/publications/bulletins/nrb15/nrb15_2.htm. Accessed August 28, 2014.
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The Plan Area does not contain any structures nor sites that are listed on the National Register or the
California Register, are State Landmarks, or are California Points of Interest. Since there are no known
historical resources within the Plan Area, the proposed project would not have an impact in this regard.

b.  Cause a substantial adverse change in the significance of an archaeological resources pursuant
to §15064.5? Less Than Significant with Mitigation Incorporated.

The site has previously been used for active agricultural uses. No instances of cultural resources or human
remains have been unearthed within the Plan Area, and site visits did not identify any historical, cultural,
paleontological, or archeological resources present on site. Therefore, it is not anticipated that site
grading and preparation activities would result in impacts to cultural, historical, archaeological, or
paleontological resources. There are no known human remains located within the Plan Area, nor is there
evidence to suggest that human remains may be present within the Plan Area. However, as with most
projects in California that involve ground-disturbing activities, there is the potential for discovery of
previously unknown cultural and historical resource or human remains. This is considered a potentially
significant impact.

Construction of the proposed project would be required to comply with Federal and State regulations
and the existing Tracy General Plan policies, which would reduce any potential impacts to archaeological
resources, if any archaeological resources were discovered during the implementation. Specifically,
Tracy General Plan Policies P4 and P5 require immediate cessation of construction activity upon
discovery of archaeological resources and the protection of cultural resources. However, inadvertent
damage to unique, buried archaeological deposits during construction would result in a significant impact
prior to mitigation.

As discussed above, the proposed project is a subsequent project within the scope of activities and land
uses studied in the General Plan EIR. Construction of the proposed project would not create any new or
additional significant cultural resources impacts that were not already identified in the Program EIR, nor
would the project cause any project-specific impacts peculiar to the project or parcel. The General Plan
includes requirements that would protect any unknown resources from impacts occurring as a result of
development in the Planning Area. However, to ensure that the Policies and Action Items adopted in the
General Plan are carried out, the following mitigation measures, derived from and closely mirroring the
General Plan Mitigation Monitoring Program, are included in this Initial Study. To reduce this potentially
significant impact to a less than significant level, all construction-related impacts of soil shall be
monitored in accordance with Mitigation Measure CUL-1 and to the satisfaction of the City Development
Services Director.

Mitigation Measure

CUL-1, Training and Reporting: Prior to the initiation of disturbing activities associated with
the Project area, all construction personnel shall be alerted to the potential for encountering
buried or unanticipated cultural and paleontological remains, including prehistoric and/or
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historical resources. Construction personnel shall be instructed that upon discovery of buried
cultural materials, all work within a 30 meter vicinity of the find will be halted immediately,
and the lead agency will be notified. Once the find has been identified by a qualified
archaeologist, the lead agency shall make the necessary plans for treatment of the find(s)
and for the evaluation and mitigation of impacts if the find is found to be an historical
resource per State CEQA Guidelines as discussed in Section 4.5.4.2.

CUL-2, Discovery or Unknown Cultural Resources: Prior to the issuance of any grading
permits, or any permit authorizing ground disturbance, the project applicant shall, to the
satisfaction of the Development Services Director, demonstrate that a qualified archaeologist
(an archaeologist meeting the Secretary of the Interior's Professional Qualifications
Standards in prehistoric or historical archaeology, as appropriate) has been retained to be
present during brushing and clearing, excavation, or any mass grading activities. If any
prehistoric or historic artifacts, human remains or other indications of archaeological
resources are found during grading and construction activities, the archaeologist shall
consult with City staff to determine the appropriate avoidance measures or other
appropriate mitigation. All significant cultural materials recovered shall be, as necessary and
at the discretion of the consulting archaeologist, subject to scientific analysis, professional
museum curation, and documentation according to current professional standards. In
considering any suggested mitigation proposed by the consulting archaeologist to mitigate
impacts to historical resources or unique archaeological resources, the City shall determine
whether avoidance is necessary and feasible in light of factors such as the nature of the find,
project design, costs, and other considerations.

If avoidance is infeasible, other appropriate measures (e.g. data recovery) shall be
instituted. Work may proceed on other parts of the project area while mitigation for unique
archaeological resources is being carried out.

c. Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature? Less Than Significant with Mitigation Incorporated.

The proposed project and surrounding vicinity has the potential to impact unknown paleontological
resources during grading and construction activities. However, the proposed project would be required
to comply with applicable Federal and State regulations and the existing Tracy General Plan Policies,
which would reduce any potential impacts to paleontological resources, if any resources were discovered
during construction. Particularly, Tracy General Plan Policies P4 and P5 require immediate cessation of
construction activity upon discovery of archaeological or paleontological resources and the protection of
cultural resources. While fossils are not expected to be discovered during construction, it is possible that
significant fossils could be discovered during excavation activities, even in areas with a low likelihood of
occurrence. Fossils encountered during excavation could be inadvertently damaged. If a unique
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paleontological resource is discovered, the impact to the resource could be substantial. This would result
in a significant impact without mitigation.

As discussed above, the proposed project is a subsequent action within the scope of activities and land
uses studied in the series of General Plan EIR’s. Construction of the proposed project would not create
any new or additional significant cultural resources impacts that were not already identified in the
General Plan EIR, nor would the project cause any project-specific impacts peculiar to the project or
parcels it occupies. The General Plan includes requirements that would protect any unknown
paleontological resources from impacts occurring as a result of development in the Planning Area.
However, to ensure that the Policies and Action Items adopted in the General Plan are carried out, the
following mitigation measures, derived from and closely mirror the General Plan Mitigation Monitoring
Program, are included in this Initial Study. To reduce this potentially significant impact to a less than
significant level, all construction related impacts of fossils or fossil-bearing deposits shall be monitored
in accordance with Mitigation Measure CUL-2 and to the satisfaction of the City Development Services
Director. The following mitigation measure incorporated is herein and is applicable to the proposed
project:

Mitigation Measure

CUL-3 Paleontological Monitoring: Paleontological spot check monitoring by a trained
paleontologist (a trained paleontologist should have a Bachelor of Arts/Bachelor of Science
in anthropology or related field with an emphasis in paleontology OR adequate training and
experience in paleontological field methods, and work under the direct supervision of a
qualified paleontologist) of excavations deeper than five feet in depth within the Project area,
and spot check monitoring of any excavation in valleys in the eastern portion of the Project
area against the hills in several of the washes (all areas of the Oro Loma Formation as
mapped on the USGS Geology Map (Dibble 2006)) shall be performed by a trained
paleontologist.

CUL-4, Unknown Paleontological Resources: Prior to the issuance of any grading permits, or
any permit authorizing ground disturbance, the project applicant shall, to the satisfaction of
the Development Services Director, demonstrate that a qualified paleontological monitor has
been retained to be present during brushing and clearing, excavation, or any mass grading
activities. In the event that fossils or fossil-bearing deposits are discovered during
construction, excavations within 50 feet of the find shall be temporarily halted or diverted.
The paleontologist shall document the discovery as needed in accordance with Society of
Vertebrate Paleontology standards, evaluate the potential resource, and assess the
significance of the find under the criteria set forth in CEQA Guidelines Section 15064.5. The
paleontologist shall notify the appropriate agencies to determine procedures that would be
followed before construction is allowed to resume at the location of the find. If in consultation
with the paleontologist, City staff and the project applicant determine that avoidance is not
feasible, the paleontologist shall prepare an excavation plan for mitigating the effect of the
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project on the qualities that make the resource important. The plan shall be submitted to the
City for review and approval and the project applicant shall implement the approval plan.

d. Disturb any human remains, including those interred outside of formal cemeteries? Less Than
Significant with Mitigation Incorporated.

While the burial sites have not been located in the Plan Area or vicinity, there is still a possibility that
undiscovered human remains may exist within the Plan Area. As such, grading and construction
activities within the Plan Area have the potential to impact unknown human remains. However, this
risk is considered low given the historical agricultural use of the Plan Area, and the fact that no
ethnographic camps or villages have been reported. Thus, the likelihood of undiscovered human
remains is remote.

State law and the Tracy General Plan provide guidance should human remains be discovered during
construction. The California Health and Safety Code and Tracy General Plan Policy P4, P5, and P6 require
that if human remains are inadvertently discovered during excavation or construction activities, all
construction affecting the discovery site must halt, the contractor must contact the appropriate
professionals, and the county coroner must examine the remains within 48 hours of discovery.
Additionally, if the remains are determined to be Native American, the City would work with local Native
American representatives to ensure that the remains and any associated artifacts are treated in a
respectful and dignified manner. Despite the applicable regulatory framework and the relatively low
likelihood of discovery, it remains possible that the proposed project would discover human remains
during subsurface activities, which could then result in the remains being inadvertently damaged.

To reduce this potentially significant impact to a less than significant level, all construction related
impacts of human remains shall be monitored in accordance with Mitigation Measure CUL-3 and to the
satisfaction of the City Development Services Director. The following mitigation measure incorporated
herein and is applicable to the proposed project:

Mitigation Measure

CUL-5 Human Remains, If human remains are encountered during ground disturbing
activities, all work within a 30-meter vicinity of the find will be halted immediately, and the
City of Tracy and the San Joaquin County Coroner shall be notified. If the remains are
determined to be Native American, the Native American Heritage Commission shall be
notified within 24 hours as required by Public Resources Code §5097.94 and §5097.98. The
Native American Heritage Commission shall notify the designated Most Likely Descendant(s),
who will in turn provide recommendations for the treatment of the remains within 48 hours
of being granted access to the find.

CUL-6, Unknown Human Remains: Prior to the issuance of any grading permits, or any permit
authorizing ground disturbance, the project applicant shall, to the satisfaction of the
Development Services Director, demonstrate that the following note is included on any
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Cumulative

grading plans: If human skeletal remains are uncovered during construction, the contractor
(depending on the project component) shall immediately halt work within 50 feet of the find,
contact the San Joaquin County coroner to evaluate the remains, and follow the procedures
and protocols set forth in Section 15064.5(e)(1) of the CEQA Guidelines. If the county coroner
determines that the remains are Native American, the project applicant shall contact the
NAHC, in accordance with Health and Safety Code Section 7050.5, subdivision (c), and Public
Resources Code 5097.98 (as amended by AB 2641). Per Public Resources Code 5097.98, the
contractor shall ensure that the immediate vicinity, according to generally accepted cultural
or archaeological standards or practices, where the human remains are located, is not
damaged or disturbed by further development activity until the contractor has discussed and
conferred, as prescribed in this section (California Public Resources Code Section 5097.98),
with the most likely descendants regarding their recommendations, if applicable, taking into
account the possibility of multiple human remains.

Impacts

The proposed project would result in less than significant impacts with mitigation incorporated. The

chances of
implementa

cumulative impacts occurring as a result of the proposed project implementation plus
tion of other projects in the region is not likely since all proposed projects would be subject

to individual project-level environmental review. Since project-related impacts would not be significant

and due to existing laws and regulations in place to protect historical and cultural resources and prevent

significant impact to paleontological resources, the potential incremental effects of the proposed project

would not b

e cumulatively considerable.

VI.GEOLOGY AND SOILS

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact Document
Would the project:
a. Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
i.  Rupture of a known earthquake fault, as delineated
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the D D IZI D D
area or based on other substantial evidence of a
known fault? Refer to Division of Mines and
Geology Special Publication 42.
ii. Strong seismic ground shaking? D D IXI D D
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VI.GEOLOGY AND SOILS

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant Previous
Impact Incorporated Impact No Impact Document
iii. Seismic-related ground failure, including
liquefaction? D D IXI D D
iv. Landslides? D D IXI D D
b. Result in substantial soil erosion or the loss of topsoil? D IZI D D D
c. Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project, D D IXI D D

and potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?

d. Be located on expansive soil, as defined in Table 18-1-B

of the Uniform Building Code (1994), creating |:| |X| |:| |:| |:|

substantial risks to life or property?

e. Have soils incapable of adequately supporting the use of
septic tanks or alternative waste water disposal systems D D D |Z D
where sewers are not available for the disposal of waste
water?

As discussed in the General Plan EIR, the State of California has established a variety of regulations and
requirements related to seismic safety and structural integrity, including the California Building Code,
the Alquist-Priolo Earthquake Fault Zoning Act and the Seismic Hazards Mapping Act. The General Plan
EIR concluded that there are not any significant impacts associated with geology and soils and associated
ground shaking within the General Plan area to include the proposed project. When appropriate,
however, the proposed project incorporates mitigation measures and required design elements to
ensure that the proposed project would not be significantly affected by any geologic conditions or place
future residents at risk of impacts from geologic conditions. Accordingly, all impacts associated with
geology and soils and ground shaking would remain less than significant and the proposed project would
not result in any new impacts not previously disclosed in the General Plan EIR.

RESPONSES TO CHECKLIST QUESTIONS

a. Expose people or structures to potential substantial adverse effects, including the risk of loss,
injury, or death involving:

i Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other
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substantial evidence of a known fault? Refer to Division of Mines and Geology Special
Publication 42. Less Than Significant Impact.

The Alquist-Priolo Earthquake Fault Zoning Act was passed in 1972 to mitigate the hazard of
surface faulting to structures for human occupancy. The main purpose of the Act is to
prevent the construction of buildings used for human occupancy on top of active faults that
could result in rupture. The law requires the State Geologist to establish regulatory zones
(known as Earthquake Fault Zones or Alquist-Priolo Zones). Primary fault rupture occurs
along the traces of active earthquake faults. As of May 1, 1999, the California Geologic Survey
does not list the City of Tracy on its list of cities affected by Alquist-Priolo Earthquake Fault
Zones. Additionally, ground rupture due to earthquakes occurs along fault lines and no
known active faults pass through Tracy, and therefore no portion of the city is thought to be
subject to ground rupture.

Therefore, the proposed project is not located within an Alquist-Priolo Earthquake Fault
Zone nor have any such zones been identified in the vicinity. Additionally, no active
earthquake faults have been identified in the proposed Plan Area, and fault rupture is
unlikely to occur. Therefore, the proposed Plan Area is not considered susceptible to the risk
of loss, injury, or death due to fault rupture and the associated impacts would be less than
significant.

ii. Strong seismic ground shaking? Less Than Significant Impact.

Considering the proximity of active faults within the region, and the proximity of those faults
to the proposed Plan Area (the closest being approximately 10 miles west of the Project
Area), strong seismic ground shaking could potentially occur within the Plan Area during a
major seismic event. The City of Tracy’s existing building permit process, together with
adherence to the California Building Code requirements (adopted by reference in the City’s
Municipal Code), would help ensure that any new buildings within the proposed project
would incorporate appropriate seismic design criteria, thereby affording the building
occupants an added measure of safety and minimize the effects of strong seismic ground
shaking. Additionally, the City’s building permit process would ensure that the proposed
project would proceed in adherence to the applicable requirements. In light of these
requirements, development of the proposed project would result in a less than significant
impact related to the risk of loss, injury, or death due to strong seismic ground shaking.

jii. Seismic-related ground failure, including liquefaction? Less Than Significant Impact.

Liquefaction occurs when the strength of saturated, loose, granular materials, such as silt,
sand or gravel, is dramatically reduced as a result of an earthquake. This earthquake-
induced deformation transforms a stable material into a temporary fluid-like state in which
solid particles are virtually in suspension, akin to quicksand. The Seismic Hazards Zonation
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Program of the California Geological Survey (CGS) has not identified any seismically-induced
liquefaction zones in the City of Tracy or in the proposed Plan Area. Considering the findings
of the CGS, the proposed Plan Area is not considered susceptible to the risk of loss, injury,
or death due to seismic-related ground failure including liquefaction and impacts would be
considered less than significant.

iv. Landslides? Less Than Significant Impact.

Landslides are common in hill areas and mountains as loose material moves down the
slopes. Some of the natural causes of this instability are earthquakes, weak materials,
stream and coastal erosion, and heavy rainfall. The proposed Plan Area is flat, thus impacts
from naturally occurring landslides are considered negligible. Some limited potential for
slope instability risk could arise during grading and construction activities, where slopes
could be over-steepened. However, this risk is mitigated by adhering to relevant California
Building Code requirements for grading as well as adhering to the Specific Plan geotechnical
report recommendations regarding maximum steepness for cut and fill slopes. Given these
safeguards, the risk of loss, injury, or death due to landslides is considered very low and the
impacts would be considered less than significant.

b. Result in substantial soil erosion or the loss of topsoil? Less Than Significant Impact With
Mitigation Incorporated.

Construction activities associated with the proposed project could result in the loss of topsoil and soil
erosion. However, construction activities within the Plan Area would be required to adhere to the
applicable grading requirements in the then-current California Building Code. Furthermore, such
construction would be regulated under a construction-related stormwater control permit, generally
administered by the State Water Resources Control Board (SWRCB), as described more fully in Section
IX, Hydrology and Water Quality. The SWRCB’s Construction General Permit (CGP) requires the
development and implementation of a Storm Water Pollution Prevention Plan (SWPPP) that describes
the Best Management Practices (BMP’s) that would be used to prevent erosion, control sediment, and
protect storm water runoff.

The construction of new buildings and structures as part of the proposed project would also create new
impervious areas, such as walkways, driveways, parking lots, and rooftops. These impervious areas often
result in increased stormwater runoff which can exacerbate soil erosion. As discussed more fully in
Section IX, Hydrology and Water Quality, the proposed project would be subject to the City of Tracy’s
Storm Water Management Program and the City’s 2015 Post-Construction Stormwater Standard that
require the design and implementation of a range of stormwater control measures that include: general
site design control measures, site-specific source control measures, treatment measures, and other
controls. Mitigation Measures HWQ-1 and HWQ-2, as described in Section IX, Hydrology and Water
Quality are directly applicable to this impacts discussion and would ensure the appropriate measures are
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taken to reduce impacts related to soil erosion and topsoil. Incorporation of HWQ-1 and HWQ-2 would
reduce these impacts to less than significant levels.

c. Be located on a geologic unit or soil that is unstable, or that would become unstable as a result
of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence,
liquefaction or collapse? Less Than Significant Impact.

Typically, subsidence occurs in areas underlain by soils that are highly compressible, such as soft clays
or silts and unconsolidated sand or fill material. The potential for the project to be exposed to
unstable soil conditions resulting from on- or off- site landslide, lateral spreading, and liquefaction
are discussed above under Items a.iii, and a.iv above and found to be less than significant. As part
of the proposed project, showing Compliance with the California Building Code geotechnical
recommendations would be mandatory and incorporated into the project design. This would ensure
that proposed project impacts related to in a location on and unstable geologic unit or soil would be
less than significant.

d. Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property? Less Than Significant Impact with Mitigation
Incorporated.

Expansive soils are generally high in clays or silts that shrink or swell with variation in moisture. If present
and not properly treated, expansive soils may damage structures, either through heaving, tilting, and
cracking of building foundations. As discussed in the General Plan EIR, expansive soils are found in a
large portions of Tracy Planning area. In particular, portions of the Tracy Planning Area to the north and
west of Tracy, and soils in the vicinity of I-580 have high shrink/swell potential. Areas within Tracy, and
the soils in the upland areas exhibit moderate shrink/swell potential. The proposed project is located
southwest of Tracy and is approximately 3 miles east of |-580.

Safeguards against expansive soils are provided by California Building Code requirements (adopted by
the City of Tracy Municipal Code) and the City’s building review process. Per the California Building Code,
geotechnical studies are required prior to the construction of buildings in areas where significant geologic
risks exist, such as the presence of highly expansive soils. Chapter 18, Section 1803.1.1.2 of the California
Building Code requires the conduct of a soil investigation where critically expansive soils are known to
be present. In this circumstance, the investigation report must develop recommendations for corrective
action to prevent structural damage to the proposed buildings. Furthermore, the California Building
Code also requires the implementation of these recommendations as part of the building permit
approval process. In order to reduce the potential for damaging differential settlement of overlying
improvements, the following mitigation measure requires soil evaluations to be performed prior to
grading activities and allows for special design characteristics to be required by the City’s Engineering
Division. Additionally, the Tracy General Plan Safety Element contains an objective to minimize geologic
hazards and a policy to require geotechnical reports for development in areas with geotechnical risk. The
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General Plan EIR notes that conformance to this policy, which has been incorporated as mitigation below,
would reduce impacts related to soil expansion to less than significant levels. As such, this impact is
reduced to a less than significant levels with mitigation incorporated.

Mitigation Measure GEO-1, Expansive Soils: Prior to the issuance of a grading permit, the
project applicant shall, to the satisfaction of the City Engineer, demonstrate that expansive
materials and potentially weak and compressible fills at the site shall be evaluated by a
Geotechnical Engineer during the grading plan stage of development. If highly expansive or
compressible materials are encountered, special foundation designs and reinforcement,
removal and replacement with soil with low to non- expansive characteristics, compaction
strategies, or soil treatment options to lower the expansion potential shall be incorporated
through requirements imposed by the Development Services Department, and Engineering
Division.

e. Have soils incapable of adequately supporting the use of septic tanks or alternative waste
water disposal of waste water? No Impact.

No septic tanks would be used as part of the proposed project. As a result, no impacts associated with
the use of septic tanks would occur as part of the proposed project’s implementation.

Cumulative Impacts

The potential cumulative impact related to geology and soils is typically site specific. The analysis herein
determined that the proposed project would not result in any impacts related to landform modification,
grading, or the destruction of a geologically significant landform or feature with implementation of
mitigation. Moreover, existing state and local laws and regulations are in place to protect people and
property from substantial adverse geological and soils effects, including fault rupture, strong seismic
ground shaking, seismic-induced ground failure (including liquefaction), and landslides. Existing laws and
regulations also protect people and property from adverse effects related to soil erosion, loss of topsoil,
development on an unstable geologic unit or soil type that could result in on- or off-site landslides, lateral
spreading, subsidence, liquefaction, or collapse, or on expansive soils. These existing laws and
regulations, along with mitigation assigned to the proposed project, would render potentially adverse
geological and soil effects of the proposed project to a level of less than significant. Moreover, these
existing laws and regulations also ensure that past, present, and reasonably foreseeable future projects
in the region do not result in substantial adverse geological and soils effects. As a result, the existing legal
and regulatory framework would ensure that the incremental geological and soils effects of the proposed
project would not result in greater adverse cumulative effects when considered together with the effects
of other past, present, and reasonably foreseeable future projects in the region. The impacts of the
proposed project related to geology and soils would be less than cumulatively considerable.
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vi. GREENHOUSE GAS EMISSIONS

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

a. Generate greenhouse gas emissions, either directly or

indirectly, that may have a significant impact on the |:| |:| |Z |:| |:|
environment?

b. Conflict with an applicable plan, policy or regulation

adopted for the purpose of reducing the emissions of |:| |:| |Z |:| |:|
greenhouse gases?

RESPONSES TO CHECKLIST QUESTIONS

California is a substantial contributor of global greenhouse gases (GHGs), emitting over 400 million tons
of carbon dioxide (CO,) per year.® Climate studies indicate that California is likely to see an increase of
three to four degrees Fahrenheit (2F) over the next century. Methane is also an important GHG that
potentially contributes to global climate change. GHGs are global in their effect, which is to increase
the earth’s ability to absorb heat in the atmosphere. As primary GHGs have a long lifetime in the
atmosphere, accumulate over time, and are generally well-mixed, their impact on the atmosphere is
mostly independent of the point of emission.

The impact of anthropogenic activities on global climate change is apparent in the observational record.
Air trapped by ice has been extracted from core samples taken from polar ice sheets to determine the
global atmospheric variation of CO,, methane (CH4), and nitrous oxide (N,O) from before the start of
industrialization (approximately 1750), to over 650,000 years ago. For that period, it was found that CO,
concentrations ranged from 180 parts per million (ppm) to 300 ppm. For the period from approximately
1750 to the present, global CO; concentrations increased from a pre-industrialization period
concentration of 280 ppm to 379 ppm in 2005, with the 2005 value far exceeding the upper end of the
pre-industrial period range. Emissions of GHGs have the potential to adversely affect the environment
because such emissions contribute, on a cumulative basis, to global climate change. Although the
emissions of one single project, would not cause global climate change, GHG emissions from multiple
projects throughout the world could result in a cumulative impact with respect to global climate change.

5 California Environmental Protection Agency, California Greenhouse Gas Emission Inventory - 2015 Edition,
http://www.arb.ca.gov/cclinventory/data/data.htm, accessed March 2, 2017.
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Governor’s Office of Planning and Research’s (OPR’s) Guidance does not include a quantitative threshold
of significance to use for assessing a project’'s GHG emissions under CEQA. Moreover, CARB has not
established such a threshold or recommended a method for setting a threshold for project-level analysis.
In the absence of a consistent statewide threshold, a threshold of significance for analyzing the project’s
GHG emissions was developed. The issue of setting a GHG threshold is complex and dynamic, especially
considering the California Supreme Court decision in Center for Biological Diversity v. California
Department of Fish and Wildlife (referred to as the Newhall Ranch decision hereafter). The California
Supreme Court ruling also highlighted the need for the threshold to be tailored to the specific project
type, its location, and the surrounding setting. Therefore, the threshold used to analyze the project is
specific to the analysis herein and the City retains the ability to develop and/or use different thresholds
of significance for other projects in its capacity as lead agency and recognizing the need for the individual
threshold to be tailored and specific to individual projects.

The SIVAPCD provides a tiered approach in assessing significance of project specific GHG emission
increases. Projects implementing Best Performance Standards (BPS) would be determined to have a less
than cumulatively significant impact. Otherwise, demonstration of a 29 percent reduction in GHG
emissions based on Assembly Bill 32, from business-as-usual (BAU), is required to determine that a
project would have a less than cumulatively significant impact. The BAU approach was developed
consistent with the GHG emission reduction targets established in the Scoping Plan. However, the BAU
portion of the tiered approach is problematic based on the Newhall Ranch 2015 decision in Center for
Biological Diversity v. California Department of Fish and Wildlife.

In this decision, the California Supreme Court determined that a project specific use of the State of
California standard of a 29% reduction statewide was not an appropriate significance threshold for
greenhouse gas emissions. The court found that the EIR’s determination that meeting the 29%
significance threshold was, “not supported by a reasoned explanation based on substantial evidence,”
and, hence, was not sufficient to support the conclusion that GHG impacts would be less than significant.
(RMM, 2015).

The Supplemental PEIR was written in 2010 and also used the 29% threshold to measure the General
Plan consistency with GHG emissions, which were the standards that were invalidated as discussed
above. The SPEIR found that with incorporation of strategies to reduce GHG emission, the General Plan
would result in emission between 23-28%, and therefore, would result in a significant impact. However,
now, based on Newhall Ranch decision, 29% is not a valid standard with which to measure a projects
consistency.

In light of these changes, it is recommended that mass emission thresholds of significance developed by
Sacramento Metropolitan Air Quality Management District (SMAQMD) and the Bay Area Air Quality
Management District (BAAQMD) be used for evaluating construction- and operation-related GHG
emissions. These thresholds are available in the SMAQMD CEQA Guide, last updated in February 2016
(SMAQMD 2016), and the 2010 BAAQMD CEQA Air Quality Guidelines, respectively.
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The SMAQMD recommends a two-tiered approach for assessing a project’s operational emissions. The
two-tier framework is recommended by all air districts in the Sacramento region and is retained in this
analysis. (The second tier is replaced with a more appropriate threshold based on issues raised in the
Newhall Ranch decision.)

The first tier consists of comparing a project’s annual operational emissions to SMAQMD’s recommended
mass emission threshold. The first tier gives lead agencies the ability to assess smaller projects and
conclude that each development proposal would not necessarily make a considerable contribution to
the cumulative impact of climate change. The second tier consists of evaluating a project’s consistency
with California’s GHG reduction targets. In light of the Newhall Ranch decision, efficiency metrics were
developed to assess the project’s consistency with California’s adopted GHG reduction target for 2020
under AB 32.

Based on the discussion above, the following thresholds are applied to this analysis:

e For the evaluation of construction-related emissions, if the mass emissions associated with
construction of the project would exceed of 1,100 metric tons of carbon dioxide-equivalent per
year (MTCO,e/year) then they would be cumulatively considerable.

e For the evaluation of operational emissions, a two-tiered approach is used:

= (Tier 1) Operational emissions of a project would not have a significant impact on the
environment if they are less than 1,100 MTCO,e/year, and

= (Tier Il) Projects that would become fully operational on or before 2020 with operational
emissions that exceed 1,100 wmrcoze/year, but are able to demonstrate consistency with a
GHG efficiency metric of 4.9 metric tons of carbon dioxide equivalents per service
population per year(MTCO,e/SP/year) by 2020, would not conflict with AB 32 and
California’s envisioned post-2020 GHG reduction goals.

For the evaluation of this project in relation to the SMAQMD approach for assessing a project’s
operational emissions, an impact would be significant if both Tier | and Tier Il thresholds are exceeded.

OnJune 2, 2010, BAAQMD adopted new CEQA significance thresholds including the thresholds for GHGs
of 1,100 metric tons MT CO,e/year or 4.6 MT CO,e/SP/year for evaluating operation-related emissions
(BAAQMD 2010). These thresholds were developed based on overall projections of development in the
region, and how the region would come into compliance with the goals established by AB 32. On March
5, 2012, the Alameda County Superior Court issued a judgment finding that the BAAQMD had failed to
comply with CEQA when it adopted these thresholds. The court did not determine whether the
thresholds were valid on the merits, but rather found that the adoption of the thresholds was a project
under CEQA. The court issued a writ of mandate ordering the BAAQMD to set aside the thresholds and
cease their dissemination until the BAAQMD had complied with CEQA. Although the Alameda County
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Superior Court has ordered the BAAQMD to cease dissemination of the previously adopted thresholds,
the court has made no finding on the applicability or the merits of the quantitative threshold. BAAQMD
states that lead agencies would need to determine appropriate air quality thresholds to use for each
project they review based on substantial evidence that they should include in the administrative record
for the project. One resource BAAQMD provides as a reference for determining appropriate thresholds
is the CEQA Thresholds Options and Justification Report developed by staff in 2009 (BAAQMD 2009). The
CEQA Thresholds Options and Justification Report outlines substantial evidence supporting a variety of
thresholds of significance.

Therefore, because the project would result in operational-related emissions of GHGs from mobile and
indirect sources (i.e., energy consumption), and is located adjacent to the BAAQMD'’s jurisdiction for
which these thresholds were determined to be applicable, the thresholds of 1,100 MT CO,e/year and 4.6
MT CO,e/SP/year were determined to be acceptable thresholds for CEQA significance with regards to
operational GHG emissions for this project.

Based on the discussion above, the following thresholds are applied to this analysis:

e Generate greenhouse gas emissions that exceed 1,100 MT CO,e/year); OR

e Generate greenhouse gas emissions that exceed 4.6 MT CO,e/SP/year.

For the evaluation of the ASP in relation to the BAAQMD approach for assessing a project’s operational
emissions, an impact would be significant if both thresholds are exceeded. The approach of applying both
the SMAQMD and BAAQMD thresholds replaces the BPS and BAU approach previously recommended by
the SIVAPCD.

a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment? Less Than Significant Impact.

Short-Term (Construction) Emissions

Construction-related activities that would generate GHGs include worker commute trips, haul trucks
carrying supplies and materials to and from the Plan Area, and off-road construction equipment (e.g.,
dozers, loaders, excavators). Construction activities would require the movement of approximately
106,000 cubic yards of soil; however, this quantity of soil would balance on-site and thus no off-site soil
hauling would occur.

The approximate quantity of daily GHG emissions generated by construction equipment utilized to build
the proposed project is depicted in Table 4, Construction-Related Greenhouse Gas Emissions. As shown,
construction-related GHG emissions would not exceed the significance threshold.
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Table 4
Construction-Related Greenhouse Gas Emissions (Metric Tons per Year)
Construction Emissions Source GHG Emissions (MT CO,e/year)
Year 2018 Unmitigated Emissions 424
Year 2019 Unmitigated Emissions 856
Year 2020 Unmitigated Emissions 565
Significance Threshold 1,100 MT CO2e
Is Threshold Exceeded? No
Notes:
1. Emissions were calculated using the California Emissions Estimator Model. Emissions account for
the movement of 106,000 cubic yards of soil within the Plan Area.

Operational Emissions

Operation of the project would result in GHG emissions associated with motor vehicle trips to and from
the Plan Area, the combustion of natural gas for space and water heating, the consumption of electricity
and water, the generation of wastewater and solid waste, and equipment used for landscaping.

Table 5, Long Term Operational Greenhouse Gas Emissions, summarizes all the direct and indirect annual
GHG emissions level associated with the project upon full buildout in 2020. These emissions estimates
account for existing regulations pertaining to vehicle emissions, building standards, and electricity.

As shown in Table 5, operation of the project would result in annual emissions of 7,584 MT CO,e/year,
exceeding the recommended SMAQMD Tier | and BAAQMD mass emission GHG threshold of 1,100 MT
CO.e per year. Therefore, this analysis compares the GHG efficiency in which the project would operate
to the SMAQMD and BAAQMD GHG efficiency thresholds (MT CO,e/SP/year). Based on population
projections it is estimated that the project would provide housing for an estimated 1,651 individuals, but
no offices, retail stores, or other commercial land uses that serve as employment centers. Population
projections are based on 2016 California Department of Finance estimates of the average persons per
household in Tracy contained in their E-5 Population and Housing Estimates for Cities, Counties, and the
State tables.

GHG emissions per service population for the project would be 4.5 MT CO,e/SP/year, which is less than
the SMAQMD and BAAQMD target efficiencies of 4.9 MT CO,e/SP/year and 4.6 MT CO,e/SP/year,
respectively, for 2020. Because project-related construction emissions of GHGs would be less than the
SMAQMD Tier | and BAAQMD mass emission threshold of 1,100 MT CO,e/year, and because the project’s
operational GHG efficiency would be consistent with statewide GHG reduction goals, the project would
not generate GHG emissions, either directly or indirectly, that would have a significant impact on the
environment. This impact would be less than significant and no mitigation is required.
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Table 5
Long-Term Operational Greenhouse Gas Emissions (Metric Tons per Year)

Source GHG Emissions (MT CO,e/year)
Area Source 6
Energy Use 1,569
Mobile Source 5,774
Solid Waste 140
Water Conveyance 97
Total Emissions 7,586
SMAQMD and BAAQMD Threshold of 1100
Significance (MTCOZ2e/year) !
Project Population 1,651*
Project GHG Efficiency (MT CO.e/SP/year) 4.5
SMAQMD GHG Efficiency Target (MT 49
CO,e/SP/year) ’
BAAQMD GHG Efficiency Target (MT 46
CO,e/SP/year) ’
Exceeds SMAQMD or BAAQMD Threshold? No

Notes:

1. Emissions were calculated using the California Emissions Estimator Model. Emissions account
for 4,800 average weekday vehicle trips.

* Based on a maximum of 480 dwelling units within the Plan Area and a population of 3.4 people per
household based on California Department of Finance population estimates per dwelling unit.

b. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the
emissions of greenhouse gases? Less Than Significant Impact.

As discussed in (a) above, the project would demonstrate compliance with proposed thresholds for GHG
emissions. The recommended thresholds were developed to show consistency with AB 32 and the
Scoping Plan. Therefore, the project would not conflict with or obstruct implementation of CARB's
Scoping Plan for achieving GHG reductions consistent with AB 32. This impact would be less than
significant and no mitigation is required.

Cumulative Impacts

As stated above, the proposed ASP would not result in a significant impact regarding GHG emissions.
GHG impacts are recognized as exclusively cumulative impacts; there are no non-cumulative GHG
emission impacts from a climate change perspective. The additive effect of project-related GHGs would
not result in a reasonably foreseeable cumulatively considerable contribution to global climate change.
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In addition, the proposed project as well as other cumulative related projects would also be subject to
all applicable regulatory requirements, which would further reduce GHG emissions. This includes
adherence to all federal, state, and local policies adopted for the purpose of reducing GHG emissions.
The proposed project would result in a less than significant impact regarding GHG emissions. Therefore,
the proposed project’s cumulative GHG emissions would not be considered cumulatively considerable.

VILHAZARDS AND HAZARDOUS MATERIALS

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

a. Create a significant hazard to the public or the

environment through the routine transport, use, [] [] X [] []
or disposal of hazardous materials?

b. Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the |:| |X| |:| |:| |:|
release of hazardous materials into the
environment?

c. Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or |:| D |Z| |:| D
waste within one-quarter mile of an existing or
proposed school?

d. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a |:| |:| |Z| |:| |:|
result, would it create a significant hazard to the
public or the environment?

e. For a project located within an airport land use
plan or, where such a plan has not been
adopted, within two miles of a public airport or D D & D D
public use airport, would the project result in a
safety hazard for people residing or working in
the project area?

f. For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for people residing or working in the |:| D IZ' |:| D
project area?
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VILHAZARDS AND HAZARDOUS MATERIALS

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

g. Impair implementation of or physically interfere

with an adopted emergency response plan or [] [] X [] []
emergency evacuation plan?

h. Expose people or structures to a significant risk
of loss, injury or death involving wildland fires,

including where wildlands are adjacent to [] [] [] X []

urbanized areas or where residences are
intermixed with wildlands?

A Phase | Environmental Site Assessment of the Plan Area was performed by Engeo in April 2016 and is
attached as Appendix C. The reconnaissance and records search performed as part of the Phase | research
found no documentation or physical evidence of soil, ground water or soil gas impairment associated
with the current or past use of the property. As such, no Recognized Environmental Conditions (RECs)
were identified for the Property. However, based on the historical agricultural uses within the Plan Area,
the report recommended an agricultural chemical assessment be performed to determine the presence
or absence or agricultural chemicals in the soil.

RESPONSES TO CHECKLIST QUESTIONS

a. Create asignificant hazard to the public or the environment through the routine transport, use,
or disposal of hazardous materials? Less Than Significant Impact.

Construction equipment and materials would likely require the use of petroleum based products
(oil, gasoline, diesel fuel), and a variety of common chemicals including paints, cleaners, and solvents.
Transportation, storage, use, and disposal of hazardous materials during construction activities
would be required to comply with applicable federal, state, and local statutes and regulations.
Compliance would ensure that human health and the environment are not exposed to hazardous
materials. In addition, Mitigation Measure HWQ-1 requires the project applicant to implement a
Stormwater Pollution Prevention Plan during construction activities, which would prevent any
contaminated runoff from leaving the Plan Area. Therefore, the proposed project would have a less
than significant impact relative to this issue.

Once the proposed project is constructed, hazardous materials would be limited to those associated with
property maintenance and residential uses. These include household common fertilizers, pesticides,
paint, solvent, and petroleum products. Because these materials would be used in very limited
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guantities, they are not considered a significant hazard to the public. Therefore, this impact would be
less than significant.

b.  Create a significant hazard to the public or the environment through reasonably foreseeable
upset and accident conditions involving the release of hazardous materials into the environment?
Less Than Significant with Mitigation Incorporated.

Given the long agricultural history of the Specific Plan Area, and the possibility that pesticides were or
are likely to have been stored, mixed, or disposed of on the property, or pesticide equipment was cleaned
there — activities which potentially could lead to isolated contamination areas — it is possible that
pesticides may be present in soil at these isolated locations. To address the possibility of contaminated
soil, a soil sampling program is recommended for the areas where pesticides may have been stored or
mixed within the Plan Area, prior to development of these areas.

Mitigation Measure

HAZ-1, Soils Testing and Disposal. Prior to the issuance of a grading permit or improvement plans,
the project applicant shall prepare and submit, to the satisfaction of the Development Services
Director, a plan to test stockpiled soils prior to grading the project site. The plan shall provide that
soils samples shall be collected using industry-standard practices, tested for organochlorinated
pesticides (OCPs) by EPA Method 8081 and for California Title 22 (CAM 17) Metals by EPA Method
6010, and disposed of only at a qualified facility. This plan, the conditions of which shall be
incorporated into the first permit that includes ground disturbance, shall establish and describe
procedures including, but not limited to: appropriate site control, sampling, remediation (if
necessary), and disposal in accordance with applicable State and local requirements. In the event
testing reveals unanticipated contaminants of concerns that exceed the California Human Health
Screening Levels (CHHSLs) provided by the California Environmental Protection Agency, special
handling procedures shall be implemented as directed by the environmental site assessment
professional, which measures may include the use of dust masks during construction, dust control,
and stockpile covering. The plan shall be amended, as necessary, to maintain the equivalent level
of environmental protection, in the event new information becomes available that could affect the
implementation of the plan.

With the implementation of Mitigation Measure HAZ-1, potential impacts are reduced to less than
significant because the measure requires a plan be prepared prior to any grading activities that may
result in the disturbance and exposure of hazardous materials. The soils testing plan would identify
industry accepted methods for testing, handling, and disposing of hazardous materials.

c. Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or
water within one-quarter mile of an existing or proposed school? Less Than Significant Impact.

No schools are presently located within one-quarter mile of the proposed project site. The closest school
sites currently are Hirsch Elementary School, located at 1280 Dove Drive, Tracy, 95376, approximately
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one mile to the northeast of the Plan Area, and George Kelly School, location at 535 Mabel Josephine
Drive, Tracy, 95377, approximately one mile north of the Plan Area. Development within the ASP would
consist of residential land uses and associated infrastructure. These uses and their construction do not
pose a substantial risk associated with emissions of hazardous materials during construction or
operation. As discussed above, all transportation, storage, use, and disposal of hazardous materials
during construction activities would be required to comply with applicable federal, state, and local
statutes and regulations. Occupants of the future residences would be expected to use common
household chemicals for cleaning and landscaping but these types of uses and chemicals would not pose
a significant risk to any existing or future schools in the vicinity.

No school is proposed within the Specific Plan Area. As part of the Ellis Specific Plan located to the south
of the ASP, a school may be constructed within that project area and the school may be within one-
quarter mile of the Plan Area. Any future school developed within the surrounding area would be subject
to the oversight of the California Department of Toxic Substances Control, as required by State law. New
school sites are required to be free of contamination or, if the properties were previously contaminated,
they must be cleaned up under DTSC's oversight. As a result, no impacts are anticipated.

d. Be located on a site which is included on a list of hazardous materials sites compiled pursuant
to Government Code Section 65962.5 and, as a result, would create a significant hazard to the public
or the environment? Less Than Significant Impact.

According the California Department of Toxic Substances Control (DTSC) there are no Federal Superfund
Sites, State Response Sites, or Voluntary Cleanup Sites on, or in the near vicinity of the Plan Area. The
Plan Area is not included on a list of hazardous materials sites compiled pursuant to Government Code §
65962.5.

e. For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project result in a safety hazard
for people residing or working in the project area? Less Than Significant Impact.

The Tracy Municipal Airport is the closest public airport to the Plan Area and is located approximately
one mile southeast from the Plan Area. The Airport is a general aviation airport owned by the City
and managed by the Public Works Department. Guidelines for Airport Land Use were developed by
SICOG Airport Land Use Commission in 2013. Furthermore, the City of Tracy adopted an Airport
Master Plan in 1998, analyzing the impacts to safety on surrounding development from the Tracy
Municipal Airport.

The probability of an aircraft accident is highest along the extended runway centerline, and within
one mile of the runway end. According to SJCOG Guidelines there are seven zones in which land use
restrictions apply due to proximity to the airport:

1. Zone 1 Runway Protection Zone (RPZ)
2. Zone 2 Inner Approach/Departure Zone (IADZ)
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Zone 3 Inner Turning Zone (ITZ)

Zone 4 Outer Approach/Departure Zone (OADZ)
Zone 5 Sideline Safety Zone (SSZ)

Zone 7 Traffic Pattern Zone (TPZ)

Zone 8 Airport Influence Area (AlA)

NS kW

Land use constraints in these zones become progressively less restrictive from the RPZ to the TPZ.
The proposed project is not located within any of the safety zones. The proposed project is not
located within one mile of the airport, nor along the extended runway centerline. Additionally,
there are no private airstrips within the vicinity of the Plan Area. The proposed project consists of
single story and two story structures, and does not propose any structures of substantial height that
would protrude into active airspace. Building height would be consistent with surrounding uses.
Therefore safety hazards related to the project’s proximity to the Tracy Municipal Airport are less
than significant, and no mitigation is required.

f. For a project within the vicinity of a private airstrip, would the project result in a safety hazard
for people residing or working in the project area? Less Than Significant Impact.

The Plan Area is not located within 2 miles of a private airstrip. The closest private airstrip is 33 Strip
Airport (CA54) located five miles southeast of Tracy. Due to the distance separation, the proposed project
would not present a safety hazard for people residing or working in the Plan Area.

8. Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan? Less Than Significant Impact.

The proposed project would not impair or physically interfere with an adopted emergency response or
evacuation plan. The City’s General Plan includes policies that require the City to maintain emergency
access routes that are free of traffic impediments (General Plan Objectives SA-6.1, P1 and A2). The
proposed project does not include any actions that would interfere with emergency response and
evacuation plan policies. Primary access to all major roads would be maintained during construction of
the proposed project and the Specific Plan provides for streets consisting of two lanes with shoulders on
each side to provide for emergency vehicle parking and access. Therefore, no associated impacts would
occur.

h. Expose people of structures to a significant risk of loss, injury, or death involving wildland fires,
including where wildlands are adjacent to urbanized areas or where residences are intermixed with
wildlands? Less Than Significant Impact.

The risk of wildfire is related to a variety of parameters, including fuel loading (vegetation), fire weather
(winds, temperatures, humidity levels and fuel moisture contents) and topography (degree of slope).
Steep slopes contribute to fire hazard by intensifying the effects of wind and making fire suppression
difficult. Fuels such as grass are highly flammable because they have a high surface area to mass ratio
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and require less heat to reach the ignition point, while fuels such as trees have a lower surface area to
mass ratio and require more heat to reach the ignition point.

The City has areas with an abundance of flashy fuels (i.e. grassland) in the outlying residential parcels
and open lands that, when combined with warm and dry summers with temperatures often exceeding
100 degrees Fahrenheit, create a situation that results in higher risk of wildland fires. Most wildland fires
are human caused, so areas with easy human access to land with the appropriate fire parameters
generally result in an increased risk of fire.

The California Department of Forestry has designated the southwestern edge of the City as having a
moderate wildland fire potential. This is predominately a result of the hills and grassland habitat that
persists. The identified moderate wildland fire potential area in and around Tracy does not include the
project site. Since the Plan Area is not located within a designated wildfire hazard area, this is a less than
significant impact and no mitigation is required.

Cumulative Impacts

The incremental effects of the proposed project related to hazards and hazardous materials, if any, are
anticipated to be minimal, and any effects would be site-specific. Therefore, the proposed project would
not result in incremental effects to hazards or hazardous materials that could be compounded or
increased when considered together with similar effects from other past, present, and reasonably
foreseeable probable future projects. Mitigation previously discussed in this section would be
implemented by the proposed project to reduce the likelihood of cumulative effects to occur. The
proposed project would not result in cumulatively considerable impacts to or from hazards or hazardous
materials.

IXxHYDROLOGY AND WATER QUALITY

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document
a. Violate any water quality standards or waste
[] X [] [] X

discharge requirements?

b. Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater table I:' I:' IXI I:' |:|
level (e.g., the production rate of pre-existing
nearby wells would drop to a level which would not
support existing land uses or planned uses for which
permits have been granted)?
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IX.HYDROLOGY AND WATER QUALITY

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

c. Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, in a manner which I:' |X| I:' I:' |:|
would result in substantial erosion or siltation on- or
off-site?

d. Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, or substantially I:' I:' IXI I:' |:|
increase the rate or amount of surface runoff in a
manner which would result in flooding on- or off-
site?

e. Create or contribute runoff water which would

exceed the capacity of existing or planned I:l |X| I:l I:l Izl

stormwater drainage systems or provide substantial
additional sources of polluted runoff?

f. Otherwise substantially degrade water quality? |:| |:| |X| |:| |:|

g. Place housing within a 100-year flood hazard area as

mapped on a federal Flood Hazard Boundary or I:l I:l I:l |X| I:l

Flood Insurance Rate Map or other flood hazard
delineation map?

h. Place within a 100-year flood hazard area structures
which would impede or redirect flood flows? I:l I:l I:l |X| D
i. Expose people or structures to a significant risk of
loss, injury or death involving flooding, including |:| |:| |X| |:| |:|
flooding as a result of the failure of a levee or dam?
j. Inundation by seiche, tsunami, or mudflow? |:| |:| |X| |:| |:|

RESPONSES TO CHECKLIST QUESTIONS

a. Violate any water quality standards or waste discharge requirements? Less Than Significant
with Mitigation Incorporated.

The General Plan EIR disclosed that as development proceeds within Tracy and the SOI, impervious
surfaces would increase, as would the amount of pollutants in runoff, thereby increasing stormwater
drainage rates and potentially impacting surface and groundwater. Because the proposed project
includes annexation of the project site into the City of Tracy and because the proposed project is
considered as being within the City of Tracy SOI, this analysis is pertinent to the proposed project.
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Accordingly, the General Plan notes that project-level water quality impacts to water resources would
be reduced to a less-than-significant level by implementing BMPs in accordance with the NDPES, other
applicable regulations, and implementation of the water quality policies contained in the proposed
General Plan.

The proposed project would conform to all applicable water quality standards and implement all
applicable measures to ensure water quality is not significantly degraded. Potential project level impacts
and proposed mitigation measures are discussed below.

The proposed project falls within the boundaries of the Ellis Program sub-basin delineated in the 2012
City of Tracy Citywide Storm Drainage Master Plan. In part, the intent of this plan is to be used as a
guideline document for the identification of storm drainage facilities needed to serve future land
development projects under the buildout condition for the City’s Sphere of Influence. In general, new
development projects are required to provide site-specific or project-specific storm drainage solutions
and payment of impact fees to offset costs for the provision of the infrastructure detailed in the SDMP.

Potential water quality impacts associated with the proposed project would include short-term
construction-related erosion/sedimentation and long-term operational stormwater discharge. If not
managed properly, grading and construction activities could increase erosion potential and cause soils
and other pollutants to enter the storm drain system. During heavy rains, this may degrade stormwater
quality at downstream locations. To minimize water quality impacts associated with the proposed
project, construction activities would be required to comply with a Storm Water Pollution Prevention
Plan (SWPPP) consistent with the General Permit for Stormwater Discharge Associated with Construction
Activity (Construction Activity General Permit). Additionally, the proposed project would also implement
stormwater control measures such as Low Impact Development (LID) and Best Management Practices
(BMP’s) per the City’s 2015 Post Construction Stormwater Standards Manual, which was developed
cooperatively with five other local cities. The was done to assist the development community in
complying with the requirements for post-construction standards to address stormwater quality.

After construction, stormwater from within the Plan Area would have the potential to degrade water
quality in downstream water bodies, in particular, the Old River, which is already impaired and the
stream located immediately east of the Plan Area which drains into the Delta-Mendota Canal.
Development of the proposed project would add impervious surfaces through construction of buildings,
parking areas, roadways, and other improvements. An increase in impervious surfaces has the potential
to increase runoff from the Plan Area, which in turn could transport urban pollutants to off-site areas.
However, the proposed project would incorporate to the extent feasible, low impact development (LID)
features, including directing drainage from impervious surfaces to bioretention facilities for infiltration.
In addition, all projects that create an impervious area greater than 1 acre are required to ensure that
the post-construction stormwater runoff flow rater does not exceed the estimated pre-project flow rater
for the 2-year, 24-hour design storm event. Asidentified in the City’s Stormwater Quality Control (SWQC)
Manual, the proposed project would submit a Stormwater Quality Control Plan (SWQCP) that
demonstrates that the proposed project would conform to all requirements of the City standards.

Avenues Specific Plan August 2018
City of Tracy Page-92
Initial Study/Environmental Checklist



Environmental Checklist

The proposed project would also be required to incorporate post-construction stormwater pollution
management measures during operation of industrial facilities. These management measures would
prevent polluting stormwater discharges, and they would be monitored as required by the statewide
Industrial General Permit, which regulates stormwater discharges associated with industrial activities.
Storm drainage facilities would be consistent with local, State and Federal requirements, including
National Pollutant Discharge Elimination System (NPDES) requirements, in compliance with General Plan
Objective PF-1.1 Policy P4 and other applicable federal, state, and local laws and regulations.

The following mitigation measures that would be effective in addressing water quality standards or waste
discharge requirements so that impacts would be considered less than significant with mitigation. These
measures are applicable to the proposed project and are identified as follows:

Mitigation Measures

HWQ-1, Stormwater Pollution Prevention Plan: Prior to the issuance of a grading permit
or improvement plans, the project applicant shall prepare and submit for approval, to the
satisfaction of the Utilities Director, a Storm Water Pollution Prevention Plan (SWPPP) that
includes specific types and sources of stormwater pollutants, determine the location and
nature of potential impacts, and specify appropriate control measures to eliminate any
potentially significant impacts on receiving water quality from stormwater runoff. The
SWPPP shall require treatment BMPs that incorporate, at a minimum, the required
hydraulic sizing design criteria for volume and flow to treat projected stormwater runoff.
The SWPPP shall comply with the most current standards established by the Central Valley
RWQCB. Best Management Practices shall be selected from the CASQA BMP Handbook
for New and Re-Development according to site requirements and shall be subject to
approval by the Utilities Director and Central Valley RWQCB.

HWQ-2, Sstormwater Management Plan: Prior to the issuance of a grading permit or
improvement plans, the project applicant shall prepare and submit for approval, to the
satisfaction of the Utilities Director, a drainage plan for on-site measures consistent with the
Citywide Stormwater Master Plan, and other applicable stormwater standards and
requirements that shall be designed to control and treat stormwater for the storm events in
compliance with the 2015 Post-Construction Stormwater Standards Manual including those
dealing with capacity design of the facilities and contour grading. All such measures shall be
implemented as part of the development and operation of the individual development at
issue.

The project applicant shall construct drainage improvements and other required
stormwater retention/detention facilities as necessary to serve the specific development
proposed by that applicant in conformance with the approved drainage plan, the Specific
Plan and the then-applicable City standards including those set forth in the City’s Storm
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Drainage Master Plan. These drainage facilities shall accommodate events up to and
including a 100-year 24-hour storm. The project applicant shall pay all applicable
development impact fees, which would include funding for offsite Citywide storm
drainage infrastructure improvements identified in the 2012 City of Tracy Citywide Storm

Drainage Master Plan.

b. Substantially deplete groundwater supplies or interfere substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the projection rate of pre-existing nearby wells would drop to a level
which would not support existing land uses or planned uses of which permits have been granted)?
Less Than Significant Impact.

The proposed project would not result in the construction of new groundwater wells, nor would it
increase existing levels of groundwater pumping. The proposed project would be served by the City’s
existing municipal water system. The City of Tracy uses several water sources, including the US Bureau
of Reclamation, the South County Water Supply Project (SCWSP), and groundwater. As described in
greater detail in the Utilities Section of this document, the City has adequate water supplies to serve
the proposed project without increasing the current rate of groundwater extraction.

Although the proposed project would increase impervious surfaces, which could impact groundwater
recharge, a range of features such as parks and open space, and other stormwater management features
would be included as part of the buildout of the Plan Area. Storm drains constructed as part of the ASP
would drain to an existing detention basin within the City (Detention Basin 3A) which would allow for
ground water infiltration back into the ground water table.

Because the projected water demand of development within the ASP would not deplete the City’s
groundwater supplies and the increase of impervious surfaces would not impact groundwater recharge,
impacts would be considered less than significant in this regard.

c. Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in substantial erosion or
siltation on- or off-site? Less Than Significant with Mitigation Incorporated.

The greatest potential impact with respect to erosion and siltation processes would result during
construction when earthmoving and vegetation removal occurs. In addition, the proposed project would
involve substantial grading as well as construction of new residential building and recreational uses, as
well as other necessary infrastructure and improvements to serve the proposed project. Implementation
of Mitigation Measures HWQ-1 and HWQ-2, identified above would reduce the impacts to less than
significant.

In the long-term, the proposed project would not substantially alter the existing drainage patterns of the
site or vicinity. The site is generally flat and water currently drains towards the northern portion of the

Avenues Specific Plan August 2018
City of Tracy Page—94
Initial Study/Environmental Checklist



Environmental Checklist

site. After grading, the site would continue to drain to the north. The proposed project would implement
BMPs, including a detention basin that would control runoff from the site such that during construction
and operations on the site, the proposed project would not result in an increase in low or velocity of
stormwater leaving the site into the stream.

Implementation of Mitigation Measure HWQ-2, identified above, would require coordination with the
SWRCB and the City of Tracy during design and construction of the proposed project to ensure the project
is consistent with long-range planning efforts. Therefore, impacts would be less than significant with
mitigation incorporated.

d. Substantially alter the existing drainage pattern of the site or area, including the alteration of
the course of a stream or river, or substantially increase the rate or amount of surface runoff in a
manner which would result in flooding on- or off-site? Less Than Significant Impact.

As described in Item IX(c) above, the proposed project would not substantially alter existing drainage
patterns of the site or vicinity and would not impact the stream located immediately east of the Plan
Area. On-site surface run-off would be collected in proposed drainage facilities associated with buildout
of the Specific Plan Area. The proposed project’s drainage plan would provide for routing of storm runoff
from all new development areas to an on-site detention basin, proposed on the north section of the
project site, to store and attenuate runoff rates and volumes for storm events up to and including the
100-year 24-hour storm event.

With implementation of Mitigation Measure HWQ-2 identified above, the proposed project would
provide detention and stormwater treatment systems to limit the release of stormwater from the site to
pre-development conditions; thus, minimizing the potential for flooding to occur on- or off-site. The
proposed project would be consistent with long term planning of flood control and storm drain
infrastructure planned by the City. Therefore, no new impacts related to flooding would occur and the
impact is considered less than significant with mitigation incorporated.

Create or contribute runoff water which would exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional sources of polluted runoff? Less Than Significant
Impact. The General Plan EIR noted that as development proceeds within Tracy and the SOI, future
regional growth would result in increased demand for additional stormwater drainage infrastructure
throughout the county. It further notes that growth within the SOl would cause the need for the City to
construct additional stormwater drainage infrastructure which could result in additional environmental
impacts. Because the proposed project includes annexation into the City of Tracy that analysis is
pertinent to the proposed project. Accordingly, the analysis of the then proposed General Plan found no
significant impacts in regard to the construction of new and expanded facilities for the 20-year planning
horizon and for total buildout. It was concluded implementation of the General Plan would result in a
less-than-significant cumulative impact to stormwater drainage infrastructure.
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In accordance with this analysis the proposed project would incorporate storm drainage facilities and
mitigation to ensure storm drainage facilities are not significant effected. The following discusses
potential project level impacts as well as the project components and mitigation measures that would
ensure impacts remain less than significant.

Development of the proposed project would increase local runoff volumes, frequency, and flow rates.
However, as indicated in Item IX(a) above, the proposed project would include storm drainage facilities
to adequately accommodate the project’s drainage as well as drainage from surrounding uses in
adherence to all applicable standards and requirements as set forth in the City’s Storm Drainage Master
Plan and the 2015 Post-Construction and Stormwater Standards Manual.

Proposed project construction and operation could also introduce constituents into stormwater that are
typically associated with urban runoff. The presence of heavy equipment and trucks, as well as other
vehicles in the proposed project area also present the opportunity for spills of oil and fuel. All of these
activities could lead to temporary impacts on surface water quality for downstream areas due to the
increase in sediments and other pollutants.

The implementation of Mitigation Measures HWQ-1 and HWQ-2 above, would address construction and
post-construction measures to control surface runoff in a manner that is consistent with State and local
laws and regulations. Therefore, associated impacts are considered less than significant with mitigation
incorporated.

e. Otherwise substantially degrade water quality? Less Than Significant Impact.

The implementation of Mitigation Measures HWQ-1 and HWQ-2 above, would require compliance with
all applicable State and local laws and regulations, and therefore would not substantially degrade water
quality. No additional water quality impacts other than those described earlier in this section are
anticipated.

f. Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? No Impact.

Although implementation of the ASP would include construction of new housing, the project site is not
located within the 100-year flood zone. Therefore, project implementation would not place housing in a
100-year flood hazard area that would redirect flood flows. No impact would occur.

g. Place within a 100-year flood hazard area structures which would impede or redirect flood
flows? No Impact.

The proposed project is not located within a 100-year flood hazard area, and therefore no structures
would be placed in such an area as part of the proposed project. Thus, no impact would occur.

h. Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of the failure of a levee or dam? Less Than Significant Impact.
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The proposed project area is not located within a 100-year floodplain or in a dam inundation risk area.
Therefore, no impact would occur.

i Inundation by seiche, tsunami, or mudflow? Less Than Significant Impact.

The proposed project is not located in close proximity to an area subject to flooding due to tsunamis or
seiches resulting in levee failure, and would not be subject to mudflows as a result of a seiche.
Additionally, due to the flat topography of the Plan Area, mudflows could not occur. As a result, a less
than significant impact would occur.

Cumulative Impacts

The potential impacts related to hydrology and storm water runoff are typically site specific and site
specific BMPs are implemented at the project level. The analysis above determined that the
implementation of the proposed project would not result in significant impacts. Therefore, the project
would have no impact under most hydrology criteria, and therefore could not contribute toward a
cumulative impact. In regards to project impacts that would be considered less than significant, such
impacts are not expected to result in compounded or increased impacts when considered together with
similar effects from other past, present, and reasonably foreseeable probable future projects, as other
projects would be subject to similar laws and requirements regarding hydrology practices. Potential
impacts are considered less than cumulatively considerable.

XLAND USE AND PLANNING

WOoULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Issues Impact Incorporated Impact Impact Document

Would the project:

a. Physically divide an established community? |:| |:| |:| IE I:'

b. Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the
project (including, but not limited to the general plan, I:l Izl I:l I:l I:l
specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

c. Conflict with any applicable habitat conservation plan I:l I:l Izl I:l I:l
or natural community conservation plan?

RESPONSES TO CHECKLIST QUESTIONS

a. Physically divide an established community? No Impact.
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The proposed project does not include the construction of public roads, structures, or other
improvements that would physically divide or separate neighborhoods within an established community.
The Plan Area is located within the limits of the City of Tracy Sphere of Influence and the property is
designated for low density residential development. The proposed project is consistent with the land use
designation and would not divide an established community. The project would have no impact in this
regard.

b.  Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project (including, but not limited to the general plan, specific plan, local coastal program,
or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect? Less
Than Significant Impact.

The key planning documents that are directly related to, or that establish a framework within
which the proposed project must be consistent, include:

. City of Tracy General Plan
. City of Tracy Zoning Ordinance

The City of Tracy General Plan provides the following designations and growth management polices
relevant to the proposed project:

Residential Low (RL). Single family dwelling units are the principal type of housing stock allowed in
these areas. Attached units, zero lot line and clustered housing are also permissible and are
encouraged within the overall framework of each community. These housing types can help to
meet the City’s desire to create unique neighborhoods and enhance the character of the
community. Allowable densities for the Residential Low designation are 2.1 to 5.8 units per gross

acre.

The City adopted a residential Growth Management Ordinance (GMO) in 1987. The goal of the GMO
is to achieve a steady and orderly growth rate that allows for the adequate provisions of services and
community facilities, and includes a balance of housing opportunities. According to the GMO, builders
must obtain a Residential Growth Allotment (RGA) in order to secure a residential building permit.
One RGA equals the public services and facilities required by one dwelling unit.

Residential growth under the General Plan is limited by the GMO. Through the years 2008 and 2025,
the number of residential units allowed under the City’s GMO is 8,419 units®, not including any

5 The total building permits for 2008 through 2025 was calculated with the following methodology: (100 building permits x 4
years [2008 through 2011] + 219 building permits x 1 year [2012] + 600 building permits x 13 years [2013 through 2025] =
8,419. Source: City of Tracy General Plan EIR.
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exemptions to the GMO (exemptions such as affordable housing units or housing subject to the
Regional Housing Needs Allocation (RHNA)). The RGA’s and building permits are tracked by the City’s
Development Services Department to ensure compliance with GMO limitations. The Avenues Specific
Plan permits up to a maximum of 480 dwelling units. It is unlikely that all of the units would be
constructed in a single year, but assuming they were, the total number would be less than the
maximum allowed by the GMO. The project developer would be responsible for securing the RGAs in
advance of obtaining a building permit. This could be accomplished by securing a development
agreement with the City to RGAs.

Alternatively, implementation of the ASP could initiate an amendment to the City General Plan, ,
specifically to Figure 2-3: Secondary Residential Growth Areas, to include the Plan Area within the
Secondary Residential Growth Area. Therefore, prior to issuance of the first building permit, the
developer must demonstrate that a General Plan Amendment has been approved by the City Council
that identifies the Plan Area with The Secondary Residential Growth Area within the City and that the
developer has secured the necessary RGAs to implement the proposed development consistent with
the approved ASP. To ensure conflicts with the City’s General Plan and GMO are avoided,
implementation of Mitigation Measure LU-1 is required. Mitigation Measure LU-1 would provide the
project applicant with two options securing the RGAs for project development.

With regard to the zoning for the Plan Area, the zoning designation would be Avenues Specific Plan as
the ASP would serve as the zoning regulations for the Plan Area. The Avenues Specific Plan and Pattern
Book provide the development regulations for the Plan area. Development topics not covered by the
Specific Plan or the Pattern Book are regulated by Title 10 of the Tracy Municipal Code (TMC) and
other City standards as applicable. Development Standard are covered in Chapter 2.3 of the Avenues
Specific Plan. Development regulations include (but not limited to) such areas as:

e Lot areaand s size

e Lot Development

e Parking

e Fences, Walls, and Hedges

e Landscaping

e Signs
e Utilities
e Parks

Potential impacts on zoning regulations would be less than significant with the implementation of the
proposed ASP.
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Mitigation Measure

LU-1 GMO Ordinance —Prior to approval of any tentative map, the project applicant shall
demonstrate, to the satisfaction of the Development Services Director, compliance with the
Growth Management Ordinance. Compliance shall include demonstration that one of the two
following options have been completed:

1. Enter into and record on the Avenues property a development agreement with the City of
Tracy that establishes that the Avenues project may receive Residential Growth Allotments,
and then apply for and obtain Residential Growth Allotments pursuant to the development
agreement and the Growth Management Ordinance, or

2. Amend the General Plan Secondary Residential Growth Area (as shown in Figure 2-3 of the
General Plan) to show that the Avenues Specific Plan area is included within the Secondary
Residential Growth Area and then apply for an obtain Residential Growth Allotments
pursuant to the Growth Management Ordinance and Growth Management Ordinance
Guidelines.

c. Conflict with any applicable habitat conservation plan or natural community conservation
plan? Less Than Significant Impact.

The City of Tracy participates in the San Joaquin County Habitat Conservation Plan (HCP). The Specific
Plan Area is located within the Central/Southwest Transition Zone designated by the San Joaquin County
Multi-Species Habitat Conservation and Open Space Plan (SJIMSCP). The ultimate goal of the SIMSCP is
to provide 100,241 acres of habitat preserves over the projected 50-year lifetime of the SIMSCP. Most
of the land for these preserves would be designated as conservation easements over existing agricultural
lands in the areas covered by the SJMSCP. Participation in the SIMSCP includes payment of a fee for each
acre of land converted to urban use and compliance with Incidental Take Minimization Measures defined
in Section 5.2 of the SIMSCP. Relative to land use and planning issues, the proposed project conforms
to the applicable habitat conservation plan. Therefore, no conflict with such plans would occur with
proposed project implementation.

Cumulative Impacts

The project does not conflict with any existing land use regulations and therefore could not contribute
towards any cumulative impacts. The project does not propose any new roadways or other significant
infrastructure improvements that would restrict access or require a diversion for existing travel routes.
The project does not result in an impact on any sensitive plant or animal species covered by a habitat
conservation plan or natural community conservation plan, nor does it hinder the implementation or
establishing of such plans. For these reasons, the project would not cumulatively contribute to land use
conflicts and potential impacts are considered less than cumulative considerable.
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X.MINERAL RESOURCES

WouULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

a. Resultin the loss of availability of a known mineral

resource that would be of value to the region and |:| |:| |Z |:| |:|

the residents of the state?

b. Result in the loss of availability of a locally-

important mineral resource recovery site delineated I:' I:' |:| IXI I:'
on a local general plan, specific plan or other land

use plan?

RESPONSES TO CHECKLIST QUESTIONS

a. Result in the loss of availability of a known mineral resource that would be of value to the
region and the residents of the state? Less Than Significant Impact.

The main mineral resources found in San Joaquin County, and Tracy are sand and gravel (aggregate),
which are primarily used for construction materials like asphalt and concrete. The City of Tracy has an
adopted Aggregate Mining Overlay zone, which has been approved by the State Division of Mines and
Geology (Resolution 2000-12 of State Division of Mines and Geology). In order to protect aggregate land
and mitigate conflicts between mining activities and urban uses, the 2011 Tracy General Plan designates
lands with production quality mineral reserves as Aggregate in the southern portion of Tracy. Of the
area classified by the State Division of Mines and Geology as having potentially significant mineral
deposits, the City has designated the bulk of this area as Aggregate in the 2011 General Plan.

Since the Plan Area is not located in an area designated for Aggregate use in the 2011 General Plan,
impacts related to the loss of availability of a known mineral resource would be considered less than
significant.

b. Result in the loss of availability of a locally-important mineral resource recovery site delineated
on a local general plan, specific plan or other land use plan? No Impact.

The Plan Area has not been used for mineral resource recovery and is not delineated as a mineral
resource recovery site on any land use plans. Asthe proposed Plan Area is not currently used (or planned
for use) as a mineral resource recovery site, no impacts to mineral resources would occur.

Cumulative Impacts
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The analysis of potential impacts indicated that less than significant impacts would result from the
proposed project’s implementation. As a result, no cumulative impacts related to mineral resources
would occur.

XILNOISE

WoULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Issues Impact Incorporated Impact Impact Document

a. Exposure of persons to or generation of noise levels in

excess of standards established in the local general I:l Izl I:l I:l I:l

plan or noise ordinance, or applicable standards of
other agencies?

b. Exposure of persons to or generation of excessive I:l I:l Izl I:l I:l
groundborne vibration or groundborne noise levels?

c. A substantial permanent increase in ambient noise

levels in the project vicinity above levels existing |:| |:| |z| |:| |:|

without the project?

d. A substantial temporary or periodic increase in

ambient noise levels in the project vicinity above |:| |:| |z| |:| |:|

levels existing without the project?

e. For a project located within an airport land use plan
or, where such a plan has not been adopted, within

two miles of a public airport or public use airport, |:| |:| |z| |:| |:|

would the project expose people residing or working
in the project area to excessive noise levels?

f. For a project within the vicinity of a private airstrip,

would the project expose people residing or working |:| |:| |:| |X| |:|
in the project area to excessive noise levels?

RESPONSES TO CHECKLIST QUESTIONS

The 2010 General Plan Supplemental EIR (SEIR) discussed noise impacts including vehicular traffic on
existing roadways that would increase as development proceeds. Traffic noise levels throughout Tracy
were modeled to determine how changes in vehicular traffic volumes would increase noise levels and
the 2010 SEIR contemplated that increased traffic on new roadways planned in the General Plan would
also create noise increases adjacent to existing or new residential areas. The SEIR acknowledged that
policies in the General Plan would ensure that the citizens of Tracy are protected from excessive noise
levels but recognized that new roadways would substantially increase the noise environment at receivers
in the vicinity. The SEIR recommends that conformance to the policies and use the City’s Noise Ordinance
both discussed above, shall be used to help determine whether impact from new projects will occur in
the city as a result of the General Plan.
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Upon evaluating the whole action of implementing the General Plan, the SEIR concluded that although
the proposed policies provide significance thresholds to be used in the evaluation of project impacts and
criteria to ensure that new projects are evaluated properly, it is not likely that all traffic noise impacts
resulting from the proposed General Plan will be adequately mitigated. Given the anticipated growth of
the community and expected traffic noise level increases resulting from the project, the document
disclosed that impacts would be significant and unavoidable.

The proposed project, however, has been evaluated at the project level. Although the 2010 SEIR found
that impacts related noise significant and unavoidable, analysis of the proposed project determined that
impacts would be less than significant, and because it is in the scope of the General Plan, would not result
in any impacts that were not previously disclosed. A complete analysis of project related impacts
associated with noise impacts is provided in more detail below.

Sound is mechanical energy transmitted by pressure waves in a compressible medium such as air, and is
characterized by both its amplitude and frequency (or pitch). The human ear does not hear all
frequencies equally. In particular, the ear deemphasizes low and very high frequencies. To better
approximate the sensitivity of human hearing, the A-weighted decibel scale (dBA) has been developed.
On this scale, the human range of hearing extends from approximately 3 dBA to around 140 dBA.

Noise is generally defined as unwanted or excessive sound, which can vary in intensity by over one million
times within the range of human hearing; therefore, a logarithmic scale, known as the decibel scale (dB),
is used to quantify sound intensity. Noise can be generated by a number of sources, including mobile
sources such as automobiles, trucks, and airplanes, and stationary sources such as construction sites,
machinery, and industrial operations. Noise generated by mobile sources typically attenuates (is
reduced) at a rate between 3 dBA and 4.5 dBA per doubling of distance. The rate depends on the ground
surface and the number or type of objects between the noise source and the receiver. Hard and flat
surfaces, such as concrete or asphalt, have an attenuation rate of 3 dBA per doubling of distance. Soft
surfaces, such as uneven or vegetated terrain, have an attenuation rate of about 4.5 dBA per doubling
of distance. Noise generated by stationary sources typically attenuates at a rate between 6 dBA and
about 7.5 dBA per doubling of distance.

There are a number of metrics used to characterize community noise exposure, which fluctuate
constantly over time. One such metric, the equivalent sound level (Leq), represents a constant sound
that, over the specified period, has the same sound energy as the time-varying sound. Noise exposure
over a longer period of time is often evaluated based on the Day-Night Sound Level (Ldn). This is a
measure of 24-hour noise levels that incorporates a 10-dBA penalty for sounds occurring between 10
p.m. and 7 a.m. The penalty is intended to reflect the increased human sensitivity to noises occurring
during nighttime hours, particularly at times when people are sleeping and there are lower ambient noise
conditions. Typical Ldn noise levels for light and medium density residential areas, such as those existing
in the project vicinity, range from 55 dBA to 65 dBA.
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Two of the primary factors that reduce levels of environmental sounds are increasing the distance
between the sound source to the receiver and having intervening obstacles such as walls, buildings, or
terrain features between the sound source and the receiver. Factors that act to increase the loudness of
environmental sounds include moving the sound source closer to the receiver, sound enhancements
caused by reflections, and focusing caused by various meteorological conditions.

State of California

The State Office of Planning and Research Noise Element Guidelines include recommended exterior and
interior noise level standards for local jurisdictions to identify and prevent the creation of incompatible
land uses due to noise. The Noise Element Guidelines contain a land use compatibility table that
describes the compatibility of various land uses with a range of environmental noise levels in terms of
the Community Noise Equivalent Level (CNEL).

City of Tracy
General Plan
The City of Tracy General Plan Noise Element outlines the objectives and policies for noise control within
the City. The Noise Element evaluates the existing noise environment, future noise environment
projections as well as identifies noise-sensitive land uses and major noise sources in the City. The Noise

Element provides goals, objectives, and policies designed to minimize noise problems and to protect
public health. Section 9, Noise Element, of the General Plan includes the following goals and policies:

Objective N 1-1: Ensure appropriate exterior and interior noise levels for new land uses.

Policy P1: Noise sensitive land uses shall not be located in areas with noise levels that exceed
those considered normally acceptable for each land use unless measures can be
implemented to reduce noise to acceptable levels.

Policy P2: Land uses shall require appropriate interior noise environments when located in
areas adjacent to major noise generators.

Policy P3: Recognizing that some new single-family residential uses may be located adjacent to
non-residential uses, new single-family residential development shall not exceed 60
Lan (day/night average noise level) for exterior noise in private use areas.

Policy P4: New residential uses exposed to noise levels exceeding 60 L4n shall be analyzed
following protocols in the operative California Building Code or other operative code.

Policy P5: For new residential land uses, noise from external sources shall not cause building
interiors to exceed 45 Lgh.
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Policy P7:

Policy P8:

Policy P9:

Objective N 1-2:

New residential development affected by noise from railroads or aircraft operations
shall be designed to limit typical maximum instantaneous noise levels to 50 dBA in
bedrooms and 55 dBA in other rooms.

Measures to attenuate exterior and/or interior noise levels to acceptable levels shall
be incorporated into all development projects. Acceptable, conditionally acceptable
and unacceptable noise levels are presented in Figure 9-3 [of the General Plan Noise
Element].

If the primary noise sources are train pass-bys then the standard for outdoor noise
levels in single- and multi-family residential outdoor activity areas shall be 70 Lgn.

Control sources of excessive noise.

Policy P1:

Policy P2:

Policy P4:

The City’s Noise Ordinance, as revised from time to time, shall prohibit the
generation of excessive noise.

Mitigation measures shall be required for new development projects that exceed
the following criteria:

e Cause the Lgn at noise-sensitive uses to increase by 3 dB or more and exceed
the “normally acceptable” level.

e Cause the Lgn at noise-sensitive uses to increase 5 dB or more and remain
“normally acceptable.”

e (Cause new noise levels to exceed the City of Tracy Noise Ordinance limits.

All construction in the vicinity of noise sensitive land uses, such as residences,
hospitals, or convalescent homes, shall be limited to daylight hours or 7:00 a.m. to
7:00 p.m. In addition, the following construction noise control measures shall be
included as requirements at construction sites to minimize construction noise
impacts:

e Equip all internal combustion engine-driven equipment with intake and
exhaust mufflers that are in good condition and appropriate for the
equipment.

e locate stationary noise-generating equipment as far as possible from
sensitive receptors when sensitive receptors adjoin or are near a
construction area.

e Utilize “quiet” air compressors and other stationary noise sources where
technology exists.
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Objective N 1-3:

Consider noise issues in the Development Review process.

Policy P1:

Policy P2:

Policy P3:

Policy P4:

Policy P5:

Policy P6:

Development projects shall be evaluated for potential noise impacts and conflicts as
part of the Development Review process.

Significant noise impacts shall be mitigated as a condition of project approval.

New development projects shall have an acoustical specialist prepare a noise
analysis with recommendations for design mitigation if a noise-producing project is
proposed near existing or planned noise-sensitive uses.

Proposed noise sensitive projects within noise-impacted areas shall submit
acoustical studies and provide necessary mitigation from noise.

Site design techniques shall be considered as the primary means to minimize noise
impacts as long as they do not conflict with the goals of the Community Character
Element. Techniques include:

e Designing landscaped building setbacks to serve as a buffer between the
noise source and receptor.

e Placing noise-tolerant land uses, such as parking lots, maintenance
facilities, and utility areas between the noise source, such as highways and
railroad tracks, and receptor.

e Orienting buildings to shield noise sensitive outdoor spaces from a noise
source.

e Locating bedrooms or balconies on the sides of buildings facing away from
noise sources.

e Utilizing noise barriers (e.g., fences, walls, or landscaped berms) to reduce
adverse noise levels in noise-sensitive outdoor activity areas.

The City shall seek to reduce impacts from groundborne vibration associated with
rail operations by requiring that vibration-sensitive buildings (e.g., residences) are
sited at least 100 feet from the centerline of the railroad tracks whenever feasible.
The development of vibration-sensitive buildings within 100 feet from the centerline
of the railroad tracks would require a study demonstrating that ground borne
vibration issues associated with rail operations have been adequately addressed
(i.e., through building siting or construction techniques).

Avenues Specific Plan August 2018

City of Tracy

Page—-106

Initial Study/Environmental Checklist



Environmental Checklist

The Noise Element also identifies the acceptability of noise exposure levels for different land uses. Table
6, Land Use Noise Compatibility, shows the land use compatibility standards for exterior and interior
noise.

Municipal Code

In addition to the standards set forth within the Tracy General Plan, Title 4.12, Article 9, Noise Control
Ordinance, of the City’s Municipal Code provides the following General Sound Level Limits (Section
4.12.750):

e Residential Districts have a noise limit of 55 dBA

e Commercial Districts have a noise limit of 65 dBA
e Industrial Districts have a noise limit of 75 dBA

e  Agricultural Districts have a noise limit of 75 dBA

e Aggregate Mineral Overlay Zones have a noise limit of 75 dBA

Table 6
Land Use Noise Compatibility
Community Noise Exposure (Lgn)
Land Use Categories Conditionall
Yy
Normally Acceptable e Unacceptable

Single Family Residential 50 - 60 61-75 >75
Multi-Family Residential, Hotels, and Motels 50 - 65 66 - 75 >75
Outdoor Sports and Recreation, Neighborhood Parks, 50- 65 66 - 80 >80
and Playgrounds

Schools, Libraries, Museums, Hospitals, Personal Care,

- 1- >

Meeting Halls, Churches >0-60 61-75 7>
Office Buildings, Business Commercial and Professional 50-70 71-80 >80
Auditoriums, concerts Halls, and Amphitheaters N/A 50-70 >70

Normally Acceptable — Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal conventional
construction, without any special noise insulation requirements.

Conditionally Acceptable — Specified land use may be permitted only after detailed analysis of the noise reduction requirements and needed
noise insulation features included in the design.

Unacceptable — New construction or development should generally not be undertaken because mitigation is usually not feasible to comply
with noise element policies.

Source: City of Tracy, Tracy General Plan Noise Element, 2011.

Construction Noise Prohibition

Section 4.12.820 of Title 4.12, Article 9, Noise Control Ordinance, prohibits the operation of any
pneumatic or air hammer, pile driver, steam shovel, derrick, steam, or electric hoist, parking lot cleaning
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equipment, or other appliance, the use of which is attended by loud or unusual noise, between the hours
of 10:00 PM and 7:00 AM.

Existing Stationary Sources
There are no substantial stationary sources of noise in the vicinity of the Plan Area.
Existing Mobile Sources

The majority of the existing noise in the vicinity of the Plan Area is generated from vehicle sources along
Corral Hollow Road. As shown in Table 7, Existing Traffic Noise Levels, the highest mobile noise sources
adjacent to the Plan Area were modeled at 61.8 dBA. Mobile source noise was modeled using the Federal
Highway Administration’s Highway Noise Prediction Model (FHWA RD-77-108), which incorporates
several roadway and site parameters. The model does not account for ambient noise levels. Noise
projections are based on modeled vehicular traffic as derived from The Avenues — City of Tracy, CA
Transportation Impact Analysis (2017) prepared by Kimley Horn; refer to Appendix D of this document.
Average daily traffic estimates were obtained from the Transportation Impact Analysis. Existing modeled
traffic noise levels are shown in Table 7.

Table 7
Existing Traffic Noise Levels
Existing Conditions
Distance from Roadway Centerline
Roadway Segment dBA @ 100 to: (Feet)
ADT Feet from
Roadway 60 Lan 65 Lan 70 Lgn
Centerline Noise Noise Noise
Contour Contour Contour

Lammers Road

Old Shulte Road to Valpico Road 6,520 60.9 153 48 15

Valpico Road to Street 7 460 494 11 3 1
Corral Hollow Road

Valpico Road to Street 7 8,110 61.8 190 60 19

Street 7 to Linne Road 6,685 61.8 208 66 21
Valpico Road

Lammers Road to Summit Drive 5,460 58.9 94 30 9

Summit Drive to Corral Hollow Road 5,905 59.2 102 32 10

Corral Hollow Road to Cagney Way 8,100 59.9 140 44 14

Cagney Way to Tracy Boulevard 8,370 61.1 196 62 20
Notes: ADT = average daily trips; dBA = A-weighted decibels; Ldn = day/night average.
Source: Based on traffic data within the Transportation Impact Analysis, prepare by Kimley Horn, February 2017.
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a. Exposure of persons to or generation of noise levels in excess of standards established in the
local general plan or noise ordinance, or applicable standards of other agencies? Less Than Significant
with Mitigation Incorporated. Less Than Significant.

It is difficult to specify noise levels that are generally acceptable to everyone; what is annoying to one
person may be unnoticed by another. Standards may be based on documented complaints in response
to documented noise levels, or based on studies of the ability of people to sleep, talk, or work under
various noise conditions. However, all such studies recognize that individual responses vary considerably.
Standards usually address the needs of the majority of the general population.

Short-Term (Construction) Noise Impacts

Construction activities generally are temporary and have a short duration, resulting in periodic increases
in the ambient noise environment. Construction of the proposed project would span approximately two
years. Construction activities would include site preparation, grading, building construction, paving, and
painting. Ground-borne noise and other types of construction-related noise impacts typically occur
during the initial site preparation. This phase of construction has the potential to create the highest levels
of noise; however, it is generally the shortest of all construction phases. Typical noise levels generated
by construction equipment are shown in Table 8, Maximum Noise Levels Generated by Construction
Equipment. Operating cycles for these types of construction equipment may involve one or two minutes
of full power operation followed by three to four minutes at lower power settings. Other primary sources
of acoustical disturbance would be due to random incidents, which would last less than one minute (such
as dropping large pieces of equipment or the hydraulic movement of machinery lifts).

Table 8
Maximum Noise Levels Generated by Construction Equipment
Type of Equipment Acoustical Use Lmax at 50 Feet (dBA)
Factor!

Concrete Saw 20 90

Concrete Mixer Truck 40 79

Backhoe 40 78

Dozer 40 82

Excavator 40 81

Forklift 40 78

Paver 50 77

Roller 20 80

Tractor 40 84

Water Truck 40 80

Grader 40 85

General Industrial 50 85

Equipment

Note:
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1. Acoustical Use Factor (percent): Estimates the fraction of time each piece of
construction equipment is operating at full power (i.e., its loudest condition) during
a construction operation.

Source: Federal Highway Administration, Roadway Construction Noise Model (FHWA-
HEP-05-054), January 2006.

The nearest sensitive land use to the Plan Area includes an adjacent residence to the west and residential
subdivisions to the south. These sensitive uses may be exposed to elevated noise levels during
construction. Neither the City’s General Plan nor Municipal Code establish quantitative construction
noise standards. Instead, General Plan Policy P4 of Objective N 1-2 states that all construction in the
vicinity of noise sensitive land uses, such as residences, hospitals, or convalescent homes, shall be limited
to daylight hours or 7:00 a.m. to 7:00 p.m. In addition, the following construction noise control measures
are required to be included as requirements at construction sites to minimize construction noise impacts:

e Equip all internal combustion engine-driven equipment with intake and exhaust mufflers that
are in good condition and appropriate for the equipment.

e Locate stationary noise-generating equipment as far as possible from sensitive receptors
when sensitive receptors adjoin or are near a construction area.

e Utilize “quiet” air compressors and other stationary noise sources where technology exists.

All development within the Plan Area would be subject to compliance with the implementing policies of
the Tracy General Plan Noise Element. Furthermore, implementation of Mitigation Measure N-1 would
reduce construction noise associated with development by requiring preparation of a Construction Noise
Management Plan that includes requirements for the use of noise attenuation mufflers for construction
equipment, coordination with a Noise Disturbance Coordinator, proper notification to surrounding uses
of construction activities, and limiting construction to the less noise sensitive periods of the day (i.e.,
between the hours of 7:00 AM and 7:00 PM per the City General Plan Noise Element). Therefore,
following compliance with existing City standards and implementation of Mitigation Measure N-1,
construction-related noise impacts are considered less than significant.

Long Term (Operational) Noise Impacts

Noise-sensitive land uses are generally considered to include those uses where noise exposure could
result in health-related risks to individuals, as well as places where quiet is an essential element of their
intended purpose. Residential dwellings are of primary concern because of the potential for increased
and prolonged exposure of individuals to both interior and exterior noise levels.

The residential aspect of the ASP itself would also be considered a sensitive receptor once constructed.
In accordance with the Noise Element, a noise exposure of 60 dBA Ldn or less is considered to be the
most desirable target for the exterior of noise-sensitive land uses, or sensitive receptors, such as the
homes proposed by the ASP. It is also recognized that such a level may not always be possible. Exposures
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up to 75 dBA Ldn for noise-sensitive uses are considered to be conditionally acceptable if all measures
to reduce such exposure have been taken. Noise levels above 75 dBA Ldn are unacceptable for residential
receptors.

The predominate source of noise affecting the Plan Area is vehicular traffic noise. While the Plan Area is
located 0.6-mile (3,175 feet) south of a Union Pacific Railroad (UPRR) corridor and about 0.5 miles north
of the Altamont Corridor Express line., A review of Table 9-5, Train Noise Contour Distances, of the City
of Tracy General Plan shows the Plan Area located beyond the UPRR noise contours, which extend as far
as 260 feet from the tracks. As shown in Table 7, the existing traffic-generated noise levels ranged from
49.4 dBA to 61.8 dBA near the Plan Area, noise levels ranging from the acceptable to conditionally
acceptable. Therefore, residential development within the ASP, as a sensitive receptor, would be located
in a noise-compatible area.

The nearest sensitive receptor to the Plan Area is a single-family residence located adjacent to the
northwestern corner, a church on the northeast corner, and new residential development to the south.
The nearest existing living area is a side yard bordering the Plan Area. Implementation of the ASP would
construct no major stationary sources of noise (such as industrial generators). Potential stationary noise
sources related to long-term operation of residential development in the Plan area would include
mechanical equipment. Mechanical equipment (e.g., HVAC equipment) typically generates noise levels
of approximately 50—60 dBA at 50 feet. Operation of mechanical equipment would not be anticipated to
increase ambient noise levels beyond the acceptable compatible land use noise levels. Therefore, the
proposed project would result in a less than significant impact related to stationary noise levels.

Instead, long-term increases in noise levels would be primarily associated with increased vehicle traffic
along off-site area roadways. Off-site traffic noise as a result of traffic generated by the project could
impact existing sensitive receptors. Pursuant to City General Plan Noise Element P2 of Objective N 1-2,
potentially significant impacts occur if a development project causes the existing noise levels at noise-
sensitive uses to increase by 3 dBA or more and exceed the “normally acceptable” level (see Table 7).
However, if the affected land use already experiences “normally unacceptable” or “unacceptable”
ambient noise levels without the project, an increase of 3 dBA is consider significant.

Traffic noise levels for roadways primarily affected by the proposed project were calculated using the
Federal Highway Administration’s (FHWA) Highway Noise Prediction Model (FHWA-RD-77-108). Traffic
noise modeling was conducted for conditions with and without the project, based on traffic volumes
obtained from the ASP traffic analysis (Kimley Horn, 2017). Predicted traffic noise levels are summarized
in Table 9, Future Plus Project Traffic Noise Levels.
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Table 9
Future Plus Project Traffic Noise Levels
Future Future Plus Project
E Differenc
1‘:)(8)’: @ Distance from Roadway 1‘:)(8)’; @ DI(s:tanceIfrom P:(oadway ein dBA
Roadway eet Centerline to: (Feet) eet enterline to: (Feet) @ 100
Segment G from ADT from feet from
Roadway 60 Lan 65 Lan 70 Lan Roadway 60 Lan 65 Lan 70 Lan Roadw:
Centerlin Noise Noise Noise Centerlin Noise Noise Noise oadway
e Contour Contour Contour e Contour Contour Contour
Lammers Road
Old Shulte 5937
Road to é 70.5 1,393 441 139 60,695 70.6 1,422 450 142 0.1
Valpico Road
Valpico Road | 55,91 703 1,310 414 131 56,150 70.3 1,317 416 132 0.0
to Street 7 5
Corral Hollow Road
Valpico R 21
alpico Road 60 66.1 507 160 51 21,885 66.2 513 162 51 0.1
to Street 7 0
Sf[reet /to 24,17 67.4 752 238 75 24,520 67.4 762 241 76 0.0
Linne Road 0
Valpico Road
Lammers 15.95
Road to é 63.5 275 87 27 17,590 63.9 304 96 30 0.4
Summit Drive
Summit Drive 17.72
to Corral (') 64.0 306 97 31 19,705 64.4 340 107 34 0.1
Hollow Road
Corral Hollow 20,87
Road to (') 64.0 359 114 36 22,680 64.3 391 124 39 0.3
Cagney Way
Cagney Way 21.40
to Tracy C') 65.2 501 159 50 23,210 65.6 545 172 54 0.4
Boulevard

Notes: ADT = average daily trips; dBA = A-weighted decibels; Ldn = day/night average.

Source: Based on traffic data within the Traffic Impact Analysis, prepared by Kimley-Horn, February 2017.

As shown in Table 9, predicted increases in traffic noise levels associated with the project would increase
local traffic noise levels by a maximum of 0.4 dBA Lgn. These noise increases would occur on two separate
segments on Valpico Road. Since the increase in local noise levels at all of the roadway segments would
be less than 3 dBA and 5 dBA Ly, traffic noise impacts are considered less than significant.

Mitigation Measure:

NOI-1, Construction Noise: Prior to the issuance of a grading permit or improvement plans, the
project applicant shall prepare and submit for approval, to the satisfaction of the City Engineer,
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that the following construction noise measures have been implemented or shown as notes on
the final grading plan:

e Construction contracts specify that all construction equipment, fixed or mobile, shall be
equipped with properly operating and maintained mufflers and other state required noise
attenuation devices.

e Property occupants located adjacent to the project boundary shall be sent a notice, at least
15 days prior to commencement of construction of each phase, regarding the project
construction schedule. A sign, legible at a distance of 50 feet shall also be posted at the
project construction site. All notices and signs shall be reviewed and approved by the City
of Tracy Planning Division prior to mailing or posting and shall indicate the dates and
duration of construction activities, as well as provide a contact name and a telephone
number where residents can inquire about the construction process and register
complaints.

e The Contractor shall provide evidence that a construction staff member would be
designated as a Noise Disturbance Coordinator and would be present on-site during
construction activities. The Noise Disturbance Coordinator shall be responsible for
responding to any local complaints about construction noise. When a complaint is
received, the Noise Disturbance Coordinator shall notify the City within 24-hours of the
complaint and determine the cause of the noise complaint (e.g., starting too early, bad
muffler, etc.) and shall implement reasonable measures to resolve the complaint, as
deemed acceptable by the Planning Division. All notices that are sent to residential units
immediately surrounding the construction site and all signs posted at the construction site
shall include the contact name and the telephone number for the Noise Disturbance
Coordinator.

e During construction, stationary construction equipment shall be placed such that emitted
noise is directed away from sensitive noise receivers.

e Construction activities shall occur between the hours of 7:00 a.m. and 7:00 p.m. daily
pursuant to Policy P4 of Objective N 1-2 of the Tracy General Plan Noise Element.

b. Exposure of persons to or generations of excessive groundborne vibration or groundborne
noise levels? Less Than Significant Impact.

Project construction can generate varying degrees of ground-borne vibration, depending on the
construction procedure and the construction equipment used. Operation of construction equipment
generates vibrations that spread through the ground and diminish in amplitude with distance from the
source. The effect on buildings located in the vicinity of the construction site often varies depending on
soil type, ground strata, and construction characteristics of the receiver building(s). The results from
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vibration can range from no perceptible effects at the lowest vibration levels, to low rumbling sounds
and perceptible vibration at moderate levels, to slight damage at the highest levels. Ground-borne
vibrations from construction activities rarely reach levels that damage structures.

The Federal Transit Administration (FTA) has published standard vibration velocities for construction
equipment operations. In general, the FTA architectural damage criterion for continuous vibrations (i.e.,
0.20 inch/second) appears to be conservative. The types of construction vibration impact include human
annoyance and building damage. Human annoyance occurs when construction vibration rises
significantly above the threshold of human perception for extended periods of time. Building damage
can be cosmetic or structural. Typical vibration produced by construction equipment is illustrated in
Table 10, Typical Vibration Levels for Construction Equipment.

Table 10
Typical Vibration Levels for Construction Equipment
Equipment Approximate pt.eak particle velocity | Approximate p(?ak particle velocity
at 25 feet (inches/second) at 50 feet (inches/second)
Large bulldozer 0.089 0.031
Loaded trucks 0.076 0.026
Small bulldozer 0.003 0.001
Jackhammer 0.035 0.012
Vibratory compactor/roller 0.210 0.074

Notes:
1. Federal Transit Administration, Transit Noise and Vibration Impact Assessment Guidelines, May 2006. Table 12-2.
2. Calculated using the following formula:
PPV equip = PPVrer x (25/D)1°
where: PPV (equip) = the peak particle velocity in in/sec of the equipment adjusted for the distance
PPV (ref) = the reference vibration level in in/sec from Table 12-2 of the FTA Transit Noise and Vibration Impact Assessment
Guidelines

D = the distance from the equipment to the receiver

Ground-borne vibration decreases rapidly with distance. The proposed project would not require pile
driving. As indicated in Table 10, based on the FTA data, vibration velocities from typical heavy
construction equipment operations that would be used during project construction range from 0.003 to
0.210 inch-per-second peak particle velocity (PPV) at 25 feet from the source of activity. Construction
activities would occur approximately 50 feet from the nearest adjacent building. As noted in Table 10,
vibration at 50 feet would range from 0.001 to 0.074 PPV. Therefore, vibration from construction
activities experienced at the nearest adjacent residence would be expected to be below the 0.20 inch-
per-second PPV significance threshold. Thus, potential impacts are considered less than significant.

c. A substantial permanent increase in ambient noise levels in the project vicinity above noise
levels existing without the project? Less Than Significant Impact.

As discussed under item Xll-a above, the project would not expose existing off-site noise-sensitive
receptors to a substantial increase in traffic noise. Potential impacts are considered less than significant.

Avenues Specific Plan August 2018
City of Tracy Page-114
Initial Study/Environmental Checklist



Environmental Checklist

d. A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above noise levels existing without the project? Less Than Significant Impact.

The only potential source of substantial temporary or periodic increase in ambient noise levels in the
project vicinity would be construction generated. As discussed under item Xll-a above, short-term
project-related construction activity would not result in the exposure of persons to or generation of noise
levels in excess of applicable standards because it would only occur during less noise-sensitive times of
day (i.e., 7:00 a.m. to 7:00 p.m.) and therefore be consistent with Policy 4, under Objective N-1.2 of the
City of Tracy General Plan Noise Element Policy (City of Tracy 2011:9-20). Thus, construction generated
noise would not result in a substantial temporary increase in ambient noise levels in the project vicinity
above existing levels without the project. Potential impacts are considered less than significant.

e. For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public or public use airport, would the project expose people residing
or working in the project area to excessive noise? Less Than Significant Impact.

The Tracy Municipal Airport, located approximately one mile southeast, is the closest airport to the Plan
Area. The Airport is a general aviation airport owned by the City and managed by the Public Works
Department. The City of Tracy adopted an Airport Master Plan in 1998, analyzing the impacts to safety
on surrounding development from the Tracy Municipal Airport.

The San Joaquin County Airport Land Use Plan establishes noise contours surrounding the Tracy
Municipal Airport. The Plan Area is located outside of both the 65 dB CNEL and the 60 dB CNEL noise
contours for the Tracy Municipal Airport. As such, the Plan Area would not be exposed to excessive noise
from the Tracy Municipal Airport. This is a less than significant impact, and no mitigation is required.

For a project within the vicinity of a private airstrip, would the project expose people residing or
working in the project area to excessive noise levels? No Impact.

The Plan Area is not located in the vicinity of a private airstrip. Therefore, there is no impact.

Cumulative Impacts

With the implementation of Mitigation Measure NOI-1, the potential noise impacts as a result of
exposure to construction noise levels from project site would be reduced to less than significant.
Noise increases associated with project construction would occur in areas immediately adjacent to
the site as well as areas adjacent to access and haul routes. Construction activities would be limited
by City Code requirements for limiting construction hours and would limit construction activities and
related noise to daytime hours. However, each cumulative project would require separate
discretionary approval and CEQA assessment, which would address potential noise impacts and
identify necessary attenuation measures, where appropriate. There are no approved, pending, or
potential projects located immediately adjacent to the site that would contribute to cumulative
construction-related noise increases in areas immediately adjacent to the site.
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As noise dissipates as it travels away from its source, noise impacts from stationary sources would be
limited to each of the respective sites and their vicinities. Stationary noise sources would be limited
in their impacts as the cumulative projects and proposed project would be separated by intervening
structures. Due to site distances and these intervening structures, and the temporary nature of
construction activities, cumulative stationary noise impacts would be less than significant. As noted
above, the proposed project would not result in stationary long-term equipment that would
significantly affect surrounding sensitive receptors. Thus, the project would not contribute to
cumulative impacts and impacts in this regard are not cumulatively considerable.

Implementation of the ASP would not create a noticeable change in ambient traffic noise levels. As a
result, the proposed project would not create cumulatively considerable noise impacts due to the
relatively low trip generation. All future development within the project area and surrounding region
would be subject to comply with City and State guidelines regarding noise abatement and insulation
standards. There are no approved, pending, or potential projects located immediately adjacent to the
site and therefore, no cumulative operational noise increases are expected to occur in areas
immediately adjacent to the site (no impact). Therefore, the project would result in less than
significant cumulative noise impacts.

xi. POPULATION AND HOUSING

WoULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Issues Impact Incorporated Impact Impact Document

a. Induce substantial population growth in an area,

either directly (for example, by proposing new homes
and businesses) or indirectly (for example, through D D Izl I:l |X|

extension of roads or other infrastructure)?

b. Displace substantial numbers of existing housing,

necessitating the construction of replacement |:| |:| |:| |X| |:|

housing elsewhere?

c. Displace substantial numbers of people, necessitating I:l I:l I:l |X| I:l
the construction of replacement housing elsewhere?

RESPONSES TO CHECKLIST QUESTIONS

a. Induce substantial population growth in an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure)? Less Than Significant Impact.

Implementation of the ASP would result in the construction of up to a maximum 480 single-family
housing units within the Plan Area. The Plan Area is located along the edge of an existing urbanized
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area within the City’s Sphere of Influence. The potential for the project to directly induce population
growth in the City of Tracy is not a significant impact in and of itself. The City’s 2010 General Plan SEIR
analyzed impacts to population growth based on the development projection from the General Plan
through 2025. Projections were based on land use designations, available acres and the City’s building
allotment regulations. As noted in Item X.a above, future growth would occur through development
allowed by the General Plan and by the City’s Growth Management Ordinance (GMO), which helps
reduce the potential adverse impacts to Tracy from future development by setting controls on
development. Thus, between the years 2008 and 2025, the number of residential growth allotments
allowed to be issued under the City’s GMO is 8,419 and is expected to result in a population of 112,600
is expected by 2025.

In 2008 the population of Tracy was approximately 81,548, and according to the California Department
of Finance the January 2017 population estimate is 90,890, which represents an increase of 9,342, or
approximate 1,038 persons per year over the nine years. If that trend continues, the City of Tracy
would be expected to add 8,304 more people by 2025 for a total population of 99,194, which is less
than what was forecast. Additionally, the General Plan EIR notes that the San Joaquin County of
Governments estimated the population of Tracy to be 153,677 by 2025. Therefore, the General Plan
EIR concludes that of the proposed General Plan and Sustainability Action Plan would not result in the
inducement of unexpected population growth. Because the proposed project makes up a small
percentage of the projected growth a similar conclusion could be drawn.

However, while Growth under the proposed project is consistent with the General Plan and GMO, the
General Plan EIR notes that total buildout of the General Plan would resulting in between 43000, to
70,000 additional people for a total population of approximately 163,000 to 193,000 people which
would result in a significant and unavoidable impact by inducing substantial population growth at total
buildout.

To serve development in the vicinity of the proposed project, there is existing infrastructure (roads,
water, sewer, etc.) in the immediate vicinity of the Plan Area. Upon annexation into the City, the
project would extend these services onto the site to serve the proposed development. The proposed
project, however, would not extend infrastructure beyond an area needed for its own operation. If
proposed infrastructure is extended under additional projects, impacts associated with the extension
would be analyzed at that time. Although some adjacent areas are planned to be developed it is
currently too speculative to assume that development would occur. Therefore, while the project may
directly induce population growth through the provision of up to 480 new low-density residences, the
project would not indirectly induce substantial population growth in other areas of the City of Tracy.

Lastly, population growth can result in other types of environmental impacts, such as traffic, service
demands, etc. As described throughout this environmental document, the population growth
attributable to the proposed project would not result in any significant environmental impacts that
cannot be mitigated to a less than significant level.
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Approval of the ASP would provide for additional housing opportunities in the City of Tracy, which
would lead to population growth in the City, however, urbanization of the proposed project site would
not result in any project-specific growth inducement that was not identified in the General Plan EIR.
As the General Plan EIR found that ultimately, at total buildout, that growth inducement impacts were
significant and unavoidable and because the proposed project is consistent with and described in the
General Plan EIR, no further environmental analysis is required pursuant to Public Resources Code
Section 21083.3, and no additional mitigation is required.

b. Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere? No Impact.

Implementation of the proposed project would not require the removal of housing necessitating the
construction of replacement housing elsewhere. As a result, no impact on housing displacement would
occur. The proposed project would cause neither a new impact to occur, nor an increase in the severity
of an impact previously disclosed. As such, no further analysis is required.

c. Displace substantial numbers of people, necessitating the construction of replacement housing
elsewhere? No Impact.

There is no existing housing or people currently living within the Plan Area, and therefore no need to
construct replacement housing. No impact would occur.

Cumulative Impacts

The proposed project would not result in direct or indirect permanent or temporary impacts related to
population or housing. Therefore, the proposed project would not result in incremental effects to
population and housing that could be compounded or increased when considered together with similar
effects from other past, present, and reasonably foreseeable probable future projects. As a result, no
cumulative impacts related to population and housing would occur. The proposed project would cause
neither a new impact to occur, nor an increase in the severity of an impact previously disclosed. As such,
no further analysis is required.

Avenues Specific Plan August 2018
City of Tracy Page-118
Initial Study/Environmental Checklist



Environmental Checklist

XIV.PUBLIC SERVICES

WouULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document
a. Would the project result in substantial adverse
physical impacts associated with the provision of new
or physically altered governmental facilities, need for
new or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable service ratios, response times or other
performance objectives for any of the public services:
i. Fire protection? ] X ] ] ]
ii. Police protection? |:| |:| |Z |:| |:|
iii. Schools? |:| |:| |Z |:| |Z
. Parks? O O X O O
v. Other public facilities? |:| |:| |Z |:| |:|

RESPONSES TO CHECKLIST QUESTIONS

a. Would the project result in a substantial adverse physical impacts associated with the provision
of new or physically altered governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause significant environmental
impacts, in order to maintain acceptable service ratios, response times, or other performance
objectives for any of the public services:

i Fire protection? Less Than Significant Impact with Mitigation Incorporated.

The Tracy Rural Fire Protection District (TRFPD) is a member agency of the recently formed South San
Joaquin County Fire Authority (SSJCFA). The SSICFA provides fire protection, life safety, and emergency
response services to 167 square miles of southern San Joaquin County. This service area includes both
the incorporated city limits of Tracy and the surrounding rural jurisdiction. In February 2018, the TRFPD
along with the City of Tracy formed the SSICFA to streamline governance of fire services, to more
effectively serve the entire jurisdictional area of the SSICFA.

TRFPD currently operates two of the six fire stations within the SSJCFA. The SSJCFA provides twenty-four
hours-per-day staffing with six paramedic engine companies, one paramedic ladder truck company, and
overhead staff. Four fire stations are located within the incorporated area of the City of Tracy, and two
are in the jurisdiction of the TRFPD.
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Medical transport is provided by private ambulance. American Medical Response is the exclusive
emergency ambulance service provider in San Joaquin County.

Recognizing the potential need for increases in fire protection and emergency medical services, the City’s
General Plan includes policies to ensure that adequate related facilities are funded and provided to meet
future growth (Objective PF-1.1, P1). This policy is implemented through the review of all new projects
with the City’s Sphere of Influence, prior to development, and through the collection of development
impact fees for the funding of facilities.

Implementation of the proposed project would add additional demand to existing fire and emergency
services within the City. Impact fees from new development are collected based upon projected impacts
from each development. The adequacy of impact fees is reviewed on an annual basis to ensure that the
fee is commensurate with the service facility and equipment needs.

In May of 2017, the fire department completed a Standards of Coverage (SOC) study to analyze the
emergency response capability of the SSICFA. The study evaluates community risk and the distribution
and concentration of fire department resources. Fire department deployment is about the speed and
weight of a response to an emergency incident. Speed is directly related to the distribution of fire stations
to allow for a rapid first-due response to mitigate emergencies. The weight, or concentration of response,
concerns the spacing of stations to maximize effective response force to stop escalation of an emergency
incident.

The 2017 SOC study provided findings and recommendations. The recommendation that directly relates
to the Avenues Specific Plan is stated as follows:

Recommendation #2: Added Fire Stations- At a minimum, the South County Fire Authority
(SCFA)” needs to add a station in the Tracy Hills development and, as mapped, in the
southwest City area.

The "southwest City area," as mapped, indicates a fire station is needed on Valpico Road, between Corral
Hollow Road and Lammers Road. This location is immediately north of the Avenues Specific Plan. The
2013 City of Tracy Citywide Public Safety Master Plan also indicates that an additional fire station is
needed in the same area.

The new SSJCFA joint powers agreement specifies that each member agency will own the fire protection
facilities within their respective jurisdiction. The location of an additional fire station would be physically

" The South County Fire Authority is the fire protection entity that preceded the SSJCFA.
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located within the TRFPD and would be the first-due fire station servicing the Avenues Specific Plan. Upon
annexation of the Avenues Specific Plan into the City of Tracy, the area would receive a municipal level
of service. A municipal level of service references the performance standard of 6.5 minutes total reflex
time (1 :30 call processing, 1:00 turnout time, and 4:00 travel-time). As indicated in the SOC study, the
Avenues Specific Plan is located beyond the 4:00 travel time from existing SSICF A fire stations.

Development within the ASP would include payment impact fees for its fair share of the Fire Station. To

assist in the planning and construction of a new fire station, the ASP project applicant would advance
funds for the construction and equipping of a new fire station. Therefore, although the ASP project
would increase demand on fire services, potential impacts would be mitigated by the construction of
new fire service facilities pursuant to the City’s Master Plan for Public Facilities. Implementation of PS-1
would reduce potential impacts to less than significant.

Mitigation Measure:

PS-1, Fire Protection: PS-1, Fire Protection: Prior to the final inspection of the first building permit,
the project applicant shall demonstrate to the satisfaction of the Fire Chief and the Tracy Rural Fire
Protection District that funds have been deposited for the construction and equipping of a new fire
station.

ji. Police protection? Less Than Significant Impact.

The Tracy Police Department provides police protection services to the City of Tracy. The Department is
headquartered at 1000 Civic Center Drive. Currently, there are no satellite offices. The headquarters is
expected to remain at its current location.?

The Department divides calls into three categories, Priority 1, 2, and 3 calls. Priority 1 calls are defined as
life threatening situations. Priority 2 calls are not life threatening, but require immediate response.
Priority 3 calls cover all other calls received by the police. Average response time for Priority 1 calls within
city limits is approximately six to eight minutes. Response time for Priority 2 and 3 calls is, on average,
22 minutes.

The Tracy Police Department provides mutual aid to the San Joaquin County Sheriff’s office, and vice
versa, when a situation exceeds the capabilities of either department. Mutual aid is coordinated through
the San Joaquin County Sheriff.

8 City of Tracy, Tracy Municipal Service Review, 2011.
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Short-term impacts to emergency services, fire and police protection could result during construction of
the proposed project if any road closures or detours are proposed. Implementation of a Traffic Control
Plan, as determined necessary by the City of Tracy, would reduce the potential for short term impacts to
occur. As a standard measure, a Traffic Control Plan, as determined applicable by the City, would include
provisions for allowing emergency access or designate alternate routes for emergency response where
required. The Traffic Control Plan would also provide for notification to the police and fire departments
of the construction schedule and any required detours. No short-term impacts to fire and police
protection services would occur.

Police protection for the proposed project would be handled by those agencies already providing these
services to the immediate vicinity. However, it is possible that the need for additional equipment or staff
or construction of new or modification of existing facilities could result from implementation of the ASP,
and the proposed project would contribute to that demand.

The project would also be required to provide additional sources of funding to support what would be
on-going operational costs for Fire and Police services in the project area (as well as for Public Works
staffing services related to maintenance of landscaping and other improvements within the public right-
of-way). The City would therefore impose a condition of approval on the project requiring the developer
to establish and fund a Community Facilities District (CFD) or other lawful funding mechanism prior to
issuance of any building permits for the project. Alternatively, the project applicant can propose, subject
to City review and approval of an agreement which shall then be recorded, a source of direct funding
that would ensure provision of Fire, Police, and Public Works maintenance services for the project area
in perpetuity. This option would also be required to be met prior to building permit issuance. With City
imposition of this condition of approval, impacts to Fire, Police, and Public Works maintenance services
would be less than significant.

jii. Schools? Less Than Significant Impact.

Implementation of the proposed project would result in population growth within the City of Tracy,
which would likely increase enrollment at schools within the Tracy Unified School District. According
to the School District’s boundary maps, new elementary and middle school students residing within
the Plan Area are expected to attend Hirsch Elementary School, and high school students would attend
John C. Kimball High School.

The Tracy Unified School District (TUSD) estimates that 0.1138 elementary school students (grades
kindergarten through 5th), 0.0650 middle school students (grades 6th through 8th), and 0.1471 high
school students (grades 9th through 12th) would be generated from each new single family detached
(SFD) residential unit. Using this generation factor, the proposed project would be expected to generate
an additional 55 elementary school students, 31 middle school students, and 71 high school students.
The addition of these students would exceed the current capacity at Hirsch Elementary School, and
would not exceed the capacity at Kimball High School. According to the Districtwide Facilities Master Plan
the build-out projections of residential units currently planned within the School District boundaries
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(including the proposed project), future school facilities, or expansion of existing facilities may be
required.

As discussed in the 2010 General Plan SEIR, implementation of the proposed General Plan, as well as
individual projects that would result in an increase of the school age population, such as the proposed
project, would increase demand for school facilities. The General Plan includes policies and actions to
provide sufficient educational facilities to meet the demands of existing and new development.
Accordingly, the TUSD performs needs analysis and adopts an annual budget allocating resources for new
school facilities as they are warranted. Although the proposed project itself, would does not trigger the
need for a new school directly, it would contribute to existing capacity deficiencies within the TUSD
service area, specifically at Hirsch Elementary School. Any new school would be subject to additional
environmental review when it is proposed. The environmental review would determine if there would
be an adverse physical impact associated with its construction. As noted in the SEIR, however, as specific
school expansion or improvement projects area identified, additional project specific, second tier
analysis would be completed. Until such time additional school sites are known and construction is
proposed, further analysis would be speculative.

The TUSD collects impact fees from new developments under the provisions of SB 50. Payment of the
applicable impact fees by the project applicant, and ongoing revenues that would come from taxes,
would fund capital and labor costs associated with school services. The adequacy of fees is reviewed on
an annual basis to ensure that the fee is commensurate with the service. Payment of the applicable
impact fees by the project applicant, and ongoing revenues that would come from property taxes, sales
taxes, and other revenues generated by the project, would fund improvements associated with school
services. Under the provisions of SB 50, a project’s impacts on school facilities are fully mitigated via the
payment of the requisite new school construction fees established pursuant to Government Code Section
65995. As such, the project’s impacts to school services are less than significant, which is consistent with
the SEIR which found that policies and mitigation measure from the General Plan and that are identified
in the SEIR would apply to unforeseen impacts associated with the construction and operation of school
facilities.

iv. Parks? Less Than Significant Impact.

Potential project impacts to parks and recreational facilities are addressed in the following Recreation
section of this document.

Other public facilities? Less Than Significant Impact.

Other public facilities in the City of Tracy include libraries, hospitals, and cultural centers such as
museums and music halls. The development within the Plan Area would incrementally increase demand
on these facilities. However, buildout of the ASP would not result in a significant increase in demand for
public facilities such that new libraries, hospitals, cultural center, or other public facilities would need to
be constructed or expanded to serve the proposed new development. The City of Tracy General Plan

Avenues Specific Plan August 2018
City of Tracy Page-123
Initial Study/Environmental Checklist



Environmental Checklist

requires new development to pay its fair share of the costs of public buildings by collecting the Public
Buildings Impact Fee. The Public Buildings Impact fee is used by the City to expand public services and
maintain public buildings, including the Civic Center and libraries in order to meet the increased demand
generated by new development. The collection of fees and determined fair share fee amounts are
adopted by the City as Conditions of Approval (COAs) for all new development projects prior to project
approval. Payment of the applicable impact fees by the project applicant, and ongoing revenues that
would come from taxes, would ensure that project impacts to libraries and public buildings are less than
significant.

Cumulative Impacts

The proposed project would not result in a significant impact to any public services or facilities.
Implementation of the ASP would require annexation into the City, however, the Plan Area is within the
City’s Sphere of Influence and development of the Plan Area as residential development has been
evaluated in the City’s General Plan. As such, implementation of the ASP would not result in growth
beyond what has been planned in the Tracy General Plan. Therefore, the proposed project would not
result in incremental effects to public services or facilities that could be compounded or increased when
considered together with similar effects from other past, present, and reasonably foreseeable probable
future projects. The proposed project would not result in cumulatively considerable impacts to public
services or facilities.
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XV.RECREATION

WouULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

a. Would the project increase the use of existing
neighborhood and regional parks or other

recreational facilities such that substantial physical |:| I:' IE |:| I:'

deterioration of the facility would occur or be
accelerated?

b. Does the project include recreational facilities or

require the construction or expansion of recreational I:l I:l Izl I:l I:l
facilities which might have an adverse physical effect
on the environment?

RESPONSES TO CHECKLIST QUESTIONS

a. Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated? Less Than Significant Impact.

The proposed project would increase demand for parks and recreational facilities within the City of
Tracy and would increase the use of the City’s existing parks and recreation system. As described in
the Tracy General Plan, the City maintains 48 mini-parks, 15 neighborhood parks, and eight community
parks, providing approximately 256 acres at 71 sites. The City is also in the process of constructing the
Holly Sugar Sports Park at the northern edge of the City, which would provide an additional 166 acres
of sports parks, 86 acres of passive recreation area, and a 46-acre future expansion area for additional
park facilities. Additionally, the Plan Area is adjacent to the Ellis Specific Plan area. Included within this
Ellis Specific Plan area is a swim center that will be available for use by residents of the ASP.

The City of Tracy requires either the dedication and construction of new parks or the payment of the
project’s fair share in-lieu parks fees, as required by the City’s General Plan. The collection of fees and
determined fair share fee amounts are adopted by the City as Conditions of Approval (COAs) for all
new development projects prior to project approval. New park dedications or fees paid aid in the
development of new park-space as required, to ensure continued high-quality park facilities for all
city residents.

The Avenues park is designed to provide a wide array of active and passive recreation opportunities to
meet the range of needs within the community. Consistent with City requirements, the ASP includes a
park obligation of 4 acres per 1,000 people. Avenues would feature 3 park acres per 1,000 population
generated of Neighborhood Parks dedication and 1 park acre per 1,000 population generated of
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Community Parks obligation (4 park acres per 1,000 population generated total). Population would be
based on City of Tracy Parks Master Plan (April 2013), of 3.27 people per dwelling unit for new
development. With the inclusion of the Avenues Park as part of the proposed ASP and the payment of
park fees, the additional park use by the residents and guests of the Plan Area would be satisfied and
potential impacts on recreational facilities are less than significant.

b. Does the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment? Less Than
Significant Impact.

Potential impacts associated with construction of the proposed onsite park are addressed throughout
this Initial Study, given that the park site is within the area proposed for development and included in
the project description. Additionally, given that the City maintains an ample and diverse range of park
sites and park facilities, and collects fees from new development to fund the construction of new parks,
the additional demand for parks generated by the proposed project would not result in the physical
deterioration of existing parks and facilities within Tracy. As such, this is a less than significant impact
and no mitigation is required.

Cumulative Impacts

The proposed project would not result in any potential impact on recreational facilities and services.
Other development projects within the City of Tracy would be required to pay in-lieu park fees, construct
new parks, or both in be consistent with the City’s requirements for new development. Therefore, no
cumulative impacts on recreational facilities would result from proposed project implementation.

XVI.TRANSPORTATION/TRAFFIC

WOouULD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

a. Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation including mass
transit and non-motorized travel and relevant |:| |X| |:| |:| |:|
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass

transit?
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XVL.TRANSPORTATION/TRAFFIC

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

b. Conflict with an applicable congestion management
program, including, but not limited to level of service
standards and travel demand measures, or other I:l I:l Izl I:l I:l
standards established by the county congestion
management agency for designated roads or
highways?

[e]

. Result in a change in air traffic patterns, including

either an increase in traffic levels or a change in I:' I:' |:| |Z |:|

location that results in substantial safety risks?

d.Substantially increase hazards due to a design feature

(e.g., sharp curves or dangerous intersections) or |:| |:| |Z |:| |:|

incompatible uses (e.g., farm equipment)?

e.Result in inadequate emergency access? |:| |:| |E |:| |:|

f. Conflict with adopted policies, plans, or programs

regarding public transit, bicycle, or pedestrian I:l I:l Izl I:l I:l

facilities, or otherwise decrease the performance or
safety of such facilities?

RESPONSES TO CHECKLIST QUESTIONS

The 2010 General Plan Supplemental EIR (SEIR) evaluated traffic impacts including vehicular traffic on
existing regional and local roadways that would increase as development throughout the City proceeds.

The General Plan, in conjunction with other cumulative development in the region and neighboring
regions, would cause 2030 traffic levels to exceed level of service standards established by the County
Congestion Management Agency for regional highways which would be considered a significant impact.

The General Plan does include some policies to help minimize the proposed project’s impact on regional
traffic congestion. For example, the General Plan is designed to help internalize trips by improving the
existing jobs/housing imbalance, which currently results in a significant number of residents traveling
outside of the city for employment. To improve the jobs/housing balance, the proposed General Plan
works to increase the number of employees in Tracy over the next 20 years. The number of employees
in the city is projected to increase by approximately 25,000 jobs, based on market trends of absorption
rates for various land use types.
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Concurrently, the number of residents within Tracy is expected to increase by less than 50 percent,
mainly due to limitations imposed on residential growth by the GMO. Employment will be provided by
projects such as Tracy Gateway, Tracy Hills, along Grant Line and Corral Hollow Roads, and additional
development in the North East Industrial area. The additional employment would improve the
jobs/housing balance and internalize more trips within the city rather than forcing commuters on the
regional freeways.

As a result, additional Altamont travel generated by Tracy between 2003 and 2030 will be less than
Tracy’s total trip generation growth. However, the additional employment growth is not sufficient to fully
internalize all new trips associated with the proposed General Plan. While the General Plan incorporates
a range of features that work to help reduce the potential impact of future growth in Tracy to regional
roadways, none of these approaches would reduce the potential impact to a less than significant level,
so a significant and unavoidable impact to the following regional roadways would occur:

e Interstate 205

e Interstate 580

e Interstate 5

e Patterson Pass Road
e Tesla Road

Local roadways in other areas of the City are projected to operate at acceptable levels, with the roadway
improvements discussed above. For instance, Lammers Road would have to be widened from two lanes
to four and six lanes in sections to accommodate growth from developments such as Tracy Hills, Tracy
Gateway, and other projects. Linne Road, Valpico Road, and MacArthur Drive are a few of the roadways
which would have to be widened to provide an acceptable level of service with the development in the
City under the proposed General Plan. As a result, there would be a less than significant impact on local
roadways.

Development within the ASP is a subsequent project within the scope of activities and land uses studied
in the General Plan EIR (State Clearinghouse No. 2008092006), traffic generated as a result of buildout
of the ASP would not result in any impacts on regional roadways that were not identified in the General
Plan SEIR. As the General Plan EIR found that traffic impacts were significant and unavoidable and
because the proposed project is consistent with and described in the General Plan EIR, no further
environmental analysis is required pursuant to Public Resources Code Section 21083.3.

A Traffic Impact Analysis (TIA) was prepared by Kimley-Horn and Associates, Inc. (February 2017) for the
ASP to evaluate whether the proposed project creates traffic impacts at locations in the surrounding
area. The Traffic Consistency Analysis is included as Appendix D to this report. The results of the traffic
analysis are summarized herein and address existing traffic conditions in the surrounding area, estimated
project trip generation and distribution, future traffic growth, and an assessment of the project-related
impacts on the roadway system.
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Roadway System
The existing transportation system serving the Plan Area includes the following roadways:
Interstate 580

Interstate 580 provides the most direct regional access to the project site via full access interchanges at
Mountain House Parkway/Patterson Pass Road and Corral Hollow Road. I-580 also provides access west
to the Bay Area (via the Altamont Pass), and connects to I-5 south of the City of Tracy. I-580 currently has
four lanes (two lanes in each direction) along the segments adjacent to the City of Tracy with a posted
speed limit of 70 miles per hour. In the future, a new interchange would be constructed at Lammers
Road.

Interstate 205

Interstate 205 provides direct access to the central portion of the City of Tracy. It extends between I-580
and I-5 and runs east-west through the northern portion of the City of Tracy. Interchanges are provided
at West Eleventh Street, Grant Line Road, Tracy Boulevard, and MacArthur Drive. 1-205 consists of six
lanes (three lanes in each direction) and a posted speed limit of 70 miles per hour east of the City of Tracy
and 65 miles per hour through the City of Tracy and to the west. In the future, a new Lammers Road
Extension interchange would be constructed at 1-205 and the Eleventh Street interchange would be
removed.

Lammers Road

Lammers Road is a major roadway originating one mile south of Valpico Road on the western boundary
of the existing developed area of the City of Tracy. The City recently constructed a six-lane facility
between the south end of John Kimball High School and Eleventh Street. The remainder of the street to
the south is a two-lane undivided facility. The posted speed limit within the City is 45 miles per hour.
Lammers Road is designated within the City of Tracy Roadway Master Plan (RMP) as an urban expressway
and future freeway connection between 1-205 and I-580. Lammers Road is not designated as a CMP route
in the TMP.

Old Schulte Road

Old Schulte Road is a discontinuous roadway extending from Mountain House Parkway to Chrisman
Road. For a short segment of the roadway (east of Mountain House Parkway and adjacent to the Safeway
Warehouse Terminal), Schulte Road is a five-lane truck route. East of this segment, Schulte Road narrows
to two travel lanes. Schulte Road terminates at the intersection with Lammers Road. The roadway
commences again at Corral Hollow Road, approximately % mile south of its westerly segment. From
Lammers Road to Corral Hollow Road, it is a two-lane undivided roadway. East of Corral Hollow Road,
the roadway has been widened to four travel lanes until MacArthur Drive. Between MacArthur Drive and
Chrisman Road, Schulte Road is two lanes. Old Schulte Road is identified within the RMP as a major
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arterial. The posted speed limit on Old Schulte Road is 45 miles per hour and 55 miles per hour west of
Lammers Road.

Valpico Road

Valpico Road is an approximately 4.5-mile continuous roadway extending from Lammers Road on the
west side of the City to Chrisman Road on the east side of the City. The roadway is a two-lane undivided
roadway from Lammers Road to Cagney Way, where it becomes a four-lane divided arterial up to Tracy
Boulevard. The Valpico Road segment east of Tracy Boulevard is a two-lane undivided roadway and
primarily provides access to residential neighborhoods, local farms in the west, and the Defense
Distribution Depot in the east. The posted speed limit 35 miles per hour in the vicinity of the Plan Area.

Corral Hollow Road

Corral Hollow Road is a north-south roadway that extends from Lammers Road in the north part of the
City of Tracy to past the 1-580 ramps in the south. Corral Hollow Road continues west past the 1-580
ramps to the City of Livermore, eventually becoming Tesla Road. It is a two-lane, undivided roadway from
Lammers Road to Naglee Road; a four-lane, divided roadway from Naglee Road to West Schulte Road;
and a two-lane, undivided roadway from Schulte Road to the I-580 ramps. North of Valpico Road in the
project vicinity, Corral Hollow Road primarily provides access to residential uses with a 40 mph posted
speed limit. South of Valpico Road, Corral Hollow Road primarily provides access to undeveloped
farmland and some residential uses, with a 45 mph posted speed limit.

Tracy Boulevard

Tracy Boulevard is a north-south roadway continuing from Highway 4 north of the City to I-580 in the
south. Itis a route utilized by commuters and residents and provides access to farmland, commercial and
residential uses, the Tracy Municipal Airport, Monte Vista Middle School, Highway 4, 1-205, and I-580. It
is a two-lane, undivided roadway from Highway 4 to 1-205; a four-lane, divided roadway from 1-205 to
Vallerand Road; a four-lane undivided roadway with discontinuous two-way left-turn lanes from
Vallerand Road to Sequoia Boulevard; a four-lane, divided roadway from Sequoia Boulevard to Linne
Road; and a two-lane, undivided roadway from Linne Road to I-580. Tracy Boulevard has a posted speed
limit of 40 mph in the project vicinity.

Existing Study Intersections
Lammers Road / Old Schulte Road

This is a three-legged, all-way stop controlled (AWSC) intersection. No marked pedestrian crosswalks
exist at this intersection.

Avenues Specific Plan August 2018
City of Tracy Page-130
Initial Study/Environmental Checklist



Environmental Checklist

Lammers Road / Valpico Road

This is a three-legged, side-street stop controlled (SSSC) intersection. No marked pedestrian crosswalks
exist at this intersection.

Corral Hollow Road / Valpico Road

This is a four-legged, SSSC intersection. No marked pedestrian crosswalks exist at this intersection.
Corral Hollow Road / Linne Road

This is a three-legged, SSSC intersection. No marked pedestrian crosswalks exist at this intersection.
Valpico Road / Tracy Boulevard

This is a four-legged, signal controlled intersection. Marked pedestrian crosswalks exist on all four legs.
Existing Peak Hour Turning Movement Traffic Volumes

Weekday intersection turning movement volumes for the five existing study intersections, not including
the future project driveways, were collected on November 17, 2016 (Thursday) and November 30, 2016
(Wednesday). These counts included vehicles, bicycles, and pedestrians. Volumes for intersections were
collected during the AM and PM peak periods of 5:30-8:30 a.m. and 4:00-6:00 p.m., respectively. These
traffic counts were taken when local schools were in session and the weather was fair. Intersection
volume data sheets for all traffic counts are provided in Appendix D.

Existing Intersection Operations

Traffic operations were evaluated at the study intersections based on Existing Conditions lane geometry,
traffic control, and peak hour traffic volumes. Existing intersection delay and level of service (LOS)
calculated for the study area are shown in Table 11. These data show the existing delay and LOS results
at the study intersections. The intersection LOS criteria are described in Table 1 of the TIA. The technical
calculations are provided in the appendix of the TIA (Appendix D of this checklist).

As shown in Table 11, the following intersections operate at unacceptable LOS under Existing Conditions:
e Corral Hollow Road / Valpico Road (Intersection #5) (AM & PM Peak)
e Corral Hollow Road / Linne Road (Intersection #7) (AM Peak)

Under the current General Plan, the City’s LOS threshold is LOS D (i.e., LOS A through D are considered
acceptable; LOS E and F are considered unacceptable); however, LOS E or lower is allowed on streets and
at intersections within one-quarter mile of any freeway. The City also considers the addition of project
trips to be significant if they would cause a delay increase of more than 5 seconds to an intersection
already operating at an unacceptable level.
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Table 11
Existing Conditions Intersection Level of Service
Existing Conditions
Control AM Peak Hour PM Peak Hour

# | Intersection Agency Type Movement | Delay | LOS | Movement | Delay | LOS
1 | Lammers Rd / Old Schulte Rd Tracy AWSC Overall 34.0 D Overall 20.1 C
2 | Lammers Rd / Valpico Rd Tracy SSSC Overall 27 A Overall 83 A

WB 11.8 B wB 10.2
3 | Lammers Rd / Street 7 Tracy Does Not Exist
4 | Summit Dr / Valpico Rd Tracy Does Not Exist
5 | Corral Hollow Rd / Valpico Rd Tracy AWSC Overall 71.7 | F | Overall 84.6 | F
6 | Corral Hollow Rd / Street 7 Tracy Does Not Exist
7 | Corral Hollow Rd / Linne Rd Tracy SSsC Overall 59 A Overall 21 A

WB 43.6 E WB 12.7
8 | Valpico Rd / Tracy Blvd Tracy Signal Overall 25.2 C Overall 26.8 C
Notes:

1. Analysis performed using HCM 2010 methodologies.

2. Delay indicated in seconds/vehicle.

3. Overall level of service (LOS) standard is D.

4. Intersections that fall below City standard are highlighted and shown in bold.

Source: Kimley Horn and Associates, 2017.

Transit System

Public transit services within the City of Tracyinclude both bus and rail passenger components. The bus

and rail system provides local and regional connectivity to residents of the City of Tracy. Since the Plan

Area is currently undeveloped, no bus or rail services are currently provided.

Local Bus Service (TRACER)

TRACER is a bus service the City of Tracy offers to residents. It provides both Fixed Route and Paratransit

services to major destinations throughout the City. Its current hours of operation are Monday-Friday
7:00 a.m.-8:00 p.m. and Saturday 9:00 a.m.-7:00 p.m., and does not currently operate on Sundays or

holidays.

The closest bus stops are served by Route D, a commuter route, and are located at the intersection of

Valpico Road / Sycamore Parkway, as well as Middlefield Drive / Peony Drive. Both stops are

approximately one mile east of the Plan Area. As demand for bus service increases in the Plan Area,

additional routes and stops could be created within the Plan Area in order to meet demand.

San Joaquin Regional Transit District (SJRTD) County Hopper Service

The SIRTD County Hopper is a deviated fixed-route bus service connecting Stockton, Tracy, and Lathrop.
The Hopper replaces SIRTD Countywide General Public Dial-A-Ride (DAR), Rural Elderly & Disabled DAR,
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and County Area Transit (CAT) fixed-route services during Hopper service hours in the areas covered by
the Hopper service.

In the vicinity of the Plan Area, Route 90 runs along Grant Line Road and Route 97 runs along East Street
within Tracy. Route 90 stops at Walmart on Grant Line Road, west of 1-205 (approximately 4 miles north
of the Plan Area). Route 97 stops at the Tracy Transit Center (approximately 3 miles northeast of the Plan
Area), East Street / 10th Street (approximately 4.5 miles northeast of the Plan Area), and Grant Line /
East Street (approximately 5.25 miles northeast of the Plan Area).

SJRTD Weekend Service

SJRTD weekend service in the vicinity of the Plan Area provides fixed-route service via Route 797 to Tracy,
Lathrop, Stockton, and Manteca. Route 797 runs along Grant Line Road and East Street, operates from
9:39 a.m.-4:49 p.m., and stops at the Walmart on Grant Line Road, west of 1-205 (approximately 4 miles
north of the Plan Area).

Altamont Corridor Express

The Altamont Corridor Express (ACE) is a passenger rail service connecting Stockton to San Jose. ACE
operates on weekdays, excluding holidays. The ACE station in the City of Tracy is located along Tracy
Boulevard near Linne Road, which is approximately 2.25 miles from the Plan Area. Itisin service Monday
through Friday, and has three trains in the AM peak period, operating from 4:20 a.m. - 8:50 a.m., and
three trains during the PM peak period, operating from 3:35 p.m. to 7:45 p.m. ACE does not run on the
weekends.

Bicycle and Pedestrian System

The roadway network in the vicinity of the Plan Area is generally rural and no bicycle facilities exist within
one-quarter mile of the proposed ASP project area. Once exception is the existing Class 1 bike baths
along Summit Drive in the Ellis Specific Plan area immediately south of the Plan Area. Summit Drive within
the Plan Area would connect and extend the Class 1 bike path north to Valpico Road. Beyond the
connection to Summit Drive, there are significant gaps in the bicycle network in the vicinity and the Plan
Area has no connectivity to the City’s bicycle network.

Sidewalks and a multi-use path would be extended along Summit Drive connecting the Ellis Specific Plan
area to the south with Valpico Road to the north. Sidewalks on existing secondary residential streets
within the Ellis Specific Plan would be connected to residential streets within the ASP to create a
continuous sidewalk network between both specific plan areas. Beyond the connections to the Ellis
Specific Plan area, no sidewalks exist with one-quarter mile of the Plan Area and there is no connectivity
to the City’s pedestrian network.

Existing pedestrian facilities closest to the Plan Area are approximately three-quarters of a mile east of
Summit Drive / Valpico Road on north and south sides of Valpico Road and approximately one mile
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southeast of Summit Drive / Valpico Road on the east side of Corral Hollow Road at the intersection
Corral Hollow Road / Peony Drive.

Trip Generation

Table 12, Project Trip Generation, details the trip generation rates used to estimate daily and peak hour
trips for the project. Details regarding the derivation of assumptions used in the trip generation
calculations are in Appendix D, Transportation Impact Analysis.

The following trip generation rates were used:

o Average AM peak hour trip rate: 0.55 trips per dwelling unit
e Average PM peak hour trip rate: 1.05 trips per dwelling unit

Table 12
Project Trip Generation
AM PEAK HOUR PM PEAK HOUR
Land Uses Project Size | Total Total

Peak IN / OuT Peak IN / OouT

Hour Hour
Trip Generation Rates®
Project Use
Low/Mid Density Residential & Residential Real Estate 0.55 25% / 75% 1.05 63% / 37%
Trips Generated
Project Use
Low/Mid Density Residential & Residential Real Estate 480 DUs 264 66 / 198 504 318 / 186
Total Project Trips 264 66 / 198 504 318 / 186
Total Project Trips Per ITE 360 90 / 270 480 302 / 178
Comparison (96) (24) / (72) 24 16 / 8
Notes:

1. Trip Generation Rates developed for the City of Tracy travel demand model as cited in the City of Tracy Transportation Master Plan
(November, 2012) were used in this study.

2. Trip Generation using ITE rates provided for comparison purposes only.

Source: Kimley-Horn and Associates, Inc., 2017

Trip Distribution and Assignment

Trips generated by development within the ASP were distributed over the surrounding roadway network
based on existing travel patterns and the locations of nearby complementary land uses. Existing traffic
volumes at the study intersections were used to inform the trip distribution, as well as analysis of the
project land uses, travel patterns, and nearby subdivisions with similar characteristics. Refer to Appendix
D, Transportation Impact Analysis for details of assignment of project trips to the study intersections.
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The project would construct two entry points to the Plan Area. The main entry would be off of Valpico
Road into the Plan Area providing primary access and emergency access to the proposed development.
A second entry point would be on Summit Drive from south of the Plan Area. Street 7 would also provide
entry points into the project at a time when future development occurs on the properties to the east and
west of the Plan Area.

a. Conflict with an applicable plan, ordinance or policy for establishing measures of effectiveness
for the performance of the circulation system, taking into account all modes of transportation
including mass transit and non-motorized travel and relevant components of the circulation system,
including but not limited to intersections, streets, highways and freeways, pedestrian and bicycle
paths, and mass transit? Less Than Significant with Mitigation Incorporated.

Under the current General Plan, the City’s LOS threshold is LOS D. Existing Plus Project intersection delay
and LOS were calculated for the study intersections and compared to the existing operating conditions.
The results of the analysis are presented in Table 13, Existing Plus Project Conditions Intersection Level
of Service.

The following intersections operate at unacceptable LOS under Existing Plus Project Conditions:

Lammers Road / Old Schulte Road (Intersection #1) (AM & PM Peak)

e The addition of project traffic causes the intersection to deteriorate from LOS D in the AM peak
hour and LOS C in the PM peak hour to LOS F in the AM peak hour and LOS E in the PM peak
hour. The intersection would operate at an acceptable LOS A in the AM and PM peaks with the
following improvements: Install a signal, add a separate northbound left turn pocket, add a
separate right turn pocket, and add a separate eastbound left turn pocket. The City has recently
approved, as part of the Tracy Hills Specific Plan®, the installation of this interim improvement at
the intersection and the intersection would operate at an acceptable LOS A in the AM peak hour
and LOS A in the PM peak. The Tracy Hills developer is responsible for making these
improvements at the issuance of the first building permit for the Tracy Hills development. As
such, potential impacts from the proposed project are considered less than significant and no
mitigation is required.

Corral Hollow Road / Valpico Road (Intersection #5) (AM & PM Peak)

e The addition of project traffic adds delay and causes the intersection to continue to deteriorate
and operate at LOS F in both the AM and PM peak hours. The City has recently approved the
widening of Corral Hollow Road to four lanes from Parkside Drive to Linne Road, including the
addition of turn lanes and signalization of the Corral Hollow / Valpico Road intersection. The

® Tracy Hills Specific Plan Subsequent Final EIR, January 2016, on file at the City of Tracy Development Services Department.
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improvements are identified in the City TMP. The project would pay the City Traffic Impact Fees
(TIF). With these improvements, the intersection would operate at an acceptable LOS A in the
AM and in the PM peak hour. Payment of the TIF Fees would reduce potential impacts to less
than significant because the project would contribute to intersection improvements that have
previously identified for an intersection that currently operates at an unacceptable level of
service.

Corral Hollow Road / Linne Road (Intersection #7) (AM Peak)

e The addition of project traffic causes the intersection to deteriorate from LOS E and B during the
AM and PM peak hour, respectively, to LOS F in the AM peak hour and LOS B in the PM peak
hours. The intersection would operate at an acceptable LOS A in the AM and PM Peaks with the
following improvements: The City has recently, as part of the Tracy Hills Specific Plan®, approved
the installation of a signal at the intersection that will interconnect with the railroad crossing
controller, in addition to improvements at the railroad crossing gates. This is a partial TMP
improvement and will be partially funded by the City TIF. The project would pay the City Traffic
Impact Fees. With these improvements, the intersection would operate at an acceptable LOS A
in the AM Peak Hour and LOS A in the PM Peak Hour. Payment of the TIF Fees would reduce
potential impacts to less than significant because the project would contribute to intersection
improvements that have previously identified for an intersection that currently operates at an
unacceptable level of service.

As shown in Table 14, Mitigated Existing Plus Project Conditions Intersection Level of Service, with the
implementation of the planned intersection improvements, the intersections analyzed above would
operate at an acceptable level of service and no additional mitigation is required.

Mitigation Measure

TR-1, Traffic Impact Fees: Prior to the issuance of the first building occupancy permit (not
including model homes), the project applicant shall, to the satisfaction of the City Engineer,
demonstrate that that payment of Traffic Impact Fees (TIF) have been paid.

b. Conflict with applicable congestion management program, including, but not limited to level of
service standards and travel demand measures, or other standards established by the county
congestion management agency for designated roads or highways? Less Than Significant Impact.

The San Joaquin County Regional Congestion Management Program (RCMP) is state-mandated and is a
mechanism employing growth management techniques, including traffic level of service requirements,
development mitigation programs, transportation systems management, and capital improvement

1% Tracy Hills Specific Plan Subsequent Final EIR, January 2016, on file at the City of Tracy Development Services Department.
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programming, for the purpose of controlling and/or reducing the cumulative regional impacts of
development. Caltrans utilizes the SJCOG LOS standards on the freeway segments within San Joaquin
County. The following provisions of the CMP are relevant to the proposed project:

e The CMP system includes Lammers Road for current conditions. The LOS thresholds for
intersections are set at “D”.

e A proposed development would have a significant impact to the network if any RCMP roadway
currently operating at LOS D or better under No Project conditions operates at LOS E or F under
project-added conditions.

As shown in Table 14, the Lammers Road/Old Shulte Road intersection would operate at a LOS A in
both the AM and PM peak hours with the implementation of the previously approved intersection
improvements. As such, potential impacts on CMP designated roadways are considered less than
significant.

c. Result in a change in air traffic patterns, including either an increase in traffic levels or a change
in location that results in substantial safety risks? No impact.

The proposed project does not include any aviation components or structures where height would be an
aviation concern. Additionally, no substantial new air traffic would be generated at the local airports in
San Joaquin County as a result of the proposed project. No associated traffic impacts would occur.

d.  Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)? Less Than Significant Impact.

The proposed project roadway system, including facilities for vehicles (autos, trucks and buses), bicyclists
and pedestrians, would be designed in conformance with the City of Tracy Transportation Master Plan,
including all design guidelines contained therein, as well as in conformance with the City’s standard plans.
The City reviews each development project, and would require conformance with City standards in terms
of driveway design and location, traffic controls, and other traffic engineering requirements. Since
roadway and intersection designs would be required to meet the City of Tracy roadway design criteria
requirements, hazard impacts are considered less than significant.

e. Result in inadequate emergency access? Less Than Significant Impact.

The proposed ASP roadway network provides adequate access to the Plan Area, which would adequately
accommodate emergency vehicles. Implementation of the proposed project would have a less than
significant impact related to emergency access, and would not interfere with an emergency evacuation
plan. This is a less than significant impact and no mitigation is required.
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f. Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the performance or safety of such facilities? Less Than
Significant Impact.

The ASP includes design guidelines and elements to promote pedestrian circulation by creating
pathways, linkages, and including multiple connections to public sidewalks. All streets within the Plan
area have sidewalks on both sides. The network of sidewalks and paths connects all areas of the
residential neighborhoods to the regional network. The pedestrian network includes traffic-calming
strategies at critical locations. Traffic calming elements are placed to help mitigate
pedestrian/automobile conflicts.

A 10-foot, multi-use bike /pedestrian path forms a cross in the community to facilitate and encourage
non-vehicular travel. Bike racks would be located in the park. The bicycle network would ultimately link
to the broader City of Tracy and San Joaquin County Bikeway Systems.

Transit stops do not currently exist in the vicinity (walking distance) of the Plan Area, therefore,
implementation of the project would not cause any adverse effects. Future transit stops and routes are
identified in the City’s TMP and Short Range Transit Plan (SRTP) and would provide mode choice
opportunities to future residents within the Plan Area once implemented.

Implementation of the ASP would not interfere with any existing or planned transit services. As such, the
proposed project does not conflict with any adopted policies, plans, or programs regarding public transit,
bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such facilities.
Impacts are considered less than significant in this regard.

Cumulative Impacts

Cumulative traffic operations were evaluated at the study intersections based on Cumulative Plus Project
Conditions. The results of the cumulative analysis are shown in Table 15, Existing Plus Project Conditions
Intersection Level of Service. The following intersections operate at unacceptable LOS under Cumulative
Plus Project Conditions:

e Lammers Road / Valpico Road (Intersection #2) (AM & PM Peak)

The addition of project traffic adds delay and causes the intersection to continue to operate
at deficient LOS F. Impacts on this intersection are considered significant and mitigation is
required.

The intersection would operate at acceptable LOS C and LOS D with the following
improvements: Install a channelized westbound right turn pocket, a second southbound left
turn pocket, and an eastbound right turn overlap phase. These improvements are in addition
to the TMP improvements.

e Summit Drive / Valpico Road (Intersection #4) (PM Peak)
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The addition of project traffic causes the intersection LOS to deteriorate from LOS B in
the northbound approach to LOS E in the PM peak hour. Impacts on this intersection are
considered significant and mitigation is required.

The intersection would operate at an acceptable LOS of A in the AM and PM peak hours
with the installation of a signal. The signal should be installed when Valpico Road is
widened to four lanes.

e Valpico Road / Tracy Boulevard (Intersection #8) (PM Peak)

The addition of project traffic causes the intersection LOS to deteriorate from LOS D to LOS
E in the PM peak hour. Impacts on this intersection are considered significant and mitigation
is required.

The intersection would operate at an acceptable LOS of A in the AM and PM peak hours with
the following improvement: Providing overlap signal phasing for the exclusive right turns at
the intersections. This is not a TMP improvement and shall be funded by project applicant at
the issuance of the final building permit for the project.

Mitigation Measures:

TR-2, Cumulative Intersection Impact - Lammers Road / Valpico Road: Prior to the issuance of the
first building occupancy permit (not including model homes), the project applicant shall, to the
satisfaction of the City Engineer, install a channelized westbound right turn pocket, a second
southbound left turn pocket, and an eastbound right turn overlap phase at the Lammers
Road/Valpico Road intersection. These improvements are in addition to the TMP improvements at
this intersection.

TR-3, Cumulative Intersection Impact - Summit Drive / Valpico Road: Prior to the issuance of final
improvement plans for widening Valpico Road to four lanes, the project applicant shall, to the
satisfaction of the City Engineer, install a traffic signal at the intersection of Summit Drive/Valpico
Road.

TR-4, Cumulative Intersection Impact - Valpico Road / Tracy Boulevard: Prior to the issuance of
the final building permit within the Avenues Specific Plan, the project applicant shall, to the
satisfaction of the City Engineer, provide overlap signal phasing for the exclusive right turns at the
intersections.

As shown in Table 16, Mitigated Cumulative Plus Project Conditions Intersection Level of Service, with
the implementation of the required intersection improvements, the intersections analyzed above would
operate at an acceptable level of service and no additional mitigation is required.

Avenues Specific Plan August 2018
City of Tracy Page-139
Initial Study/Environmental Checklist



Environmental Checklist

This Page Intentionally Left Blank

Avenues Specific Plan August 2018
City of Tracy Page—-140
Initial Study/Environmental Checklist



Environmental Checklist

Table 13
Existing Plus Project Conditions Intersection Level of Service
Existing Conditions Existing Plus Project Conditions
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Control
# | Intersection Agency Type Movement Delay LOS Movement | Delay LOS Movement | Delay LOS Movement | Delay LOS
1 Lammers Rd / Old Schulte Rd Tracy AWSC Overall 34.0 Overall 20.1 C Overall 52.9 F Overall 36.7
Overall 9.7 Overall 8.3 A Overall 10.6 B Overall 9.1 A
2 Lammers Rd / Valpico Rd Tracy SSSC
WB 11.8 WB 10.2 WB 13.0 B WB 114
3 Lammers Rd / Street 7 Tracy Does Not Exist
Overall 34 A Overall 5.6 A
4 Summit Dr / Valpico Rd Tracy Signal Does Not Exist
NB 13.0 NB 21.8
5 Corral Hollow Rd / Valpico Rd Tracy AWSC Overall 71.7 | F | Overall 84.6 | F Overall 127.3 F Overall 182.9 F
6 Corral Hollow Rd / Street 7 Tracy Does Not Exist
Overall 8.9 A Overall 2.1 A Overall 10.2 A Overall 2.2 A
7 Corral Hollow Rd / Linne Rd Tracy SSSC
WB 43.6 WB 12.7 WB 51.4 WB 12.9
8 Valpico Rd / Tracy Blvd Tracy Signal Overall 25.2 C Overall 26.8 C Overall 31.8 C Overall 34.5 C
Notes:
1. Analysis performed using HCM 2010 methodologies.
2. Delay indicated in seconds/vehicle.
3. Overall level of service (LOS) standard is D.
4. Intersections that fall below City standard are highlighted and shown in bold.
Source: Kimley Horn and Associates, 2017.
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Table 14

Mitigated Existing Plus Project Conditions Intersection Level of Service

Existing Plus Project Conditions

Mitigated Existing Plus Project Conditions

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Intersection Agency | Movement | Delay | LOS | Movement | Delay | LOS | Movement Delay LOS | Movement | Delay | LOS
Lammers Rd / Old Schulte Rd Tracy Overall 52.9 F Overall 36.7 E Overall 3.5 A Overall 8.0 A
5 | Corral Hollow Rd / Valpico Rd Tracy Overall 127.3 F Overall 182.9 F Overall 8.4 A Overall 7.2 A
) Overall 10.2 A Overall 2.2 A
7 | Corral Hollow Rd / Linne Rd Tracy Overall 7.9 A Overall 45 A
WB 51.4 F wB 12.9 B
Notes:
1. Analysis performed using HCM 2010 methodologies.
2. Delay indicated in seconds/vehicle.
3. Overall level of service (LOS) standard is D.
4. Intersections that fall below City standard are highlighted and shown in bold.
Source: Kimley Horn and Associates, 2017.
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Table 15
Cumulative Plus Project Conditions Intersection Level of Service

Cumulative Conditions

Cumulative Plus Project Conditions

T AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour

# | Intersection Agency Type Movement | Delay | LOS | Movement | Delay | LOS | Movement | Delay | LOS | Movement | Delay | LOS
1 | Lammers Rd/ Old Schulte Rd Tracy Signal Overall 141 B Overall 21.3 C Overall 14.2 B Overall 25.4 C
2 | Lammers Rd / Valpico Rd Tracy Signal Overall 123.9 F Overall 110.0 F Overall 139.9 F Overall 121.4 F
3 | Lammers Rd / Street 7 Tracy Signal Overall 15 A Overall 7.4 A Overall 3.4 A Overall 19.7 B

Overall 0.3 A Overall 0.5 A Overall 1.6 A Overall 4.0 A
4 | Summit Dr/ Valpico Rd Tracy SSSC

NB 9.7 A NB 11.9 B NB 14.2 B NB 42.6 E
5 | Corral Hollow Rd / Valpico Rd Tracy Signal Overall 21.0 C Overall 47.5 D Overall 21.8 C Overall 53.6 D
6 | Corral Hollow Rd / Street 7 Tracy Signal Overall 2.8 A Overall 6.7 A Overall 3.6 A Overall 12.9 B
7 | Corral Hollow Rd / Linne Rd Tracy Signal Overall 20.4 C Overall 43.1 D Overall 20.5 C Overall 44.7 D
8 | Valpico Rd/ Tracy Blvd Tracy Signal Overall 33.8 C Overall 50.6 D Overall 39.4 D Overall 66.7 E
Notes:
1. Analysis performed using HCM 2010 methodologies.
2. Delay indicated in seconds/vehicle.
3. Overall level of service (LOS) standard is D.
4. Intersections that fall below City standard are highlighted and shown in bold.
Source: Kimley Horn and Associates, 2017.
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Table 16
Mitigated Cumulative Plus Project Conditions Intersection Level of Service
Cumulative Plus Project Conditions Mitigated Cumulative Plus Project Conditions
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Intersection Agency Movement Delay LOS Movement | Delay LOS Movement | Delay LOS Movement | Delay | LOS
2 Lammers Rd / Valpico Rd Tracy Overall 139.9 F Overall 121.4 F Overall 28.1 C Overall 54.3 D
4 Summit Dr / Valpico Rd Tracy Overall L6 A Overall 40 A Overall 4.6 A Overall 4.2 A
NB 14.2 B NB 42.6 E
8 Valpico Rd / Tracy Blvd Tracy Overall 39.4 D Overall 66.7 E Overall 41.5 D Overall 53.7 D
Notes:
1. Analysis performed using HCM 2010 methodologies.
2. Delay indicated in seconds/vehicle.
3. Overall level of service (LOS) standard is D.
4. Intersections that fall below City standard are highlighted and shown in bold.
Source: Kimley Horn and Associates, 2017.
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xvil. TRIBAL CULTURAL RESOURCES

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document
Would the project cause a substantial adverse change in
the significance of a tribal cultural resource, defined in
Public Resources Code section 21074 as either a site,
feature, place, cultural landscape that is geographically
defined
in terms of the size and scope of the landscape, sacred
place, or object with cultural value to a California Native
American tribe, and that is:
a. Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical D IZI D D D
resources as defined in Public Resources Code section
5020.1(k), or

b. A resource determined by the lead agency, in its
discretion and supported by substantial evidence, to
be significant pursuant to criteria set forth in

subdivision (c) of Public Resources Code Section I:' IZ |:| D D

5024.1. In applying the criteria set forth in subdivision
(c) of Public Resources Code Section 5024.1, the lead

agency shall consider the significance of the resource
to a California Native American tribe?

a. Would the project cause a substantial adverse change in the significance of a tribal cultural
resource that is listed or eligible for listing in the California Register of Historical Resources, or in
a local register of historical resources as defined in Public Resources Code section 5020.1(k)?
Less Than Significant with Mitigation Incorporated.

Tribal cultural resources as defined in Public Resources Code section 5020.1(k) have not been previously
identified within the Plan Area and are considered unlikely to be present given the historical agricultural
use of the site. The Project site is undeveloped and does not contain any existing structures or extant
historical tribal cultural resources with the potential for inclusion on the California Register of Historical
Resources or a local register. Mitigation Measure CULT-1 has been included with the project to ensure
construction monitoring occurs during excavation and ground disturbing activities. As such, potential
impacts on historic tribal cultural resources are considered less than significant.

b) Would the project cause a substantial adverse change in the significance of a tribal cultural
resource that is a resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public
Resources Code Section 5024.1. In applying the criteria set forth in subdivision (c) of Public
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Resources Code Section 5024.1, the lead agency shall consider the significance of the resource to
a California Native American tribe. Less Than Significant with Mitigation Incorporated.

No tribal cultural resources, as identified in Public Resources Code Section 5024.1 have been previously

identified on the site, and are considered unlikely to be present given the historical agricultural use of the

site. However, the proposed project has the potential to impact unknown tribal cultural resources

because grading activities may result in the discovery of unknown cultural resources that are buried

beneath the ground surface. To reduce this potentially significant impact to a less than significant level,

all construction related impacts of soil shall be monitored in accordance with Mitigation Measure CULT-

1.

Xviil. UTILITIES AND SERVICE SYSTEMS

WouULD THE PROJECT:

Less Than
Significant
Potentially with
Significant Mitigation
Impact Incorporated
a. Exceed wastewater treatment requirements of the I:l I:l
applicable Regional Water Quality Control Board?
b.Require or result in the construction of new water or
wastewater treatment facilities or expansion of I:l I:l
existing facilities, the construction of which could
cause significant environmental effects?
c. Require or result in the construction of new storm
water drainage facilities or expansion of existing |:| IXI

facilities, the construction of which could cause
significant environmental effects?

d. Have sufficient water supplies available to serve the
project from existing entitlements and resources, or |:| |:|
are new or expanded entitlements needed?

e.Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the |:| |:|
project’s projected demand in addition to the
provider’s existing commitments?

—h

. Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid waste |:| |:|
disposal needs?

g. Comply with federal, state, and local statutes and I:l I:l
regulations related to solid waste?

RESPONSES TO CHECKLIST QUESTIONS

Less than
Significant
Impact

X

X

No
Impact

[

[

Reviewed
Under
Previous
Document

X

X
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a. Exceed wastewater treatment requirements of the applicable Regional Water Quality Control
Board? Less Than Significant Impact.

The City of Tracy’s wastewater collection system consists of gravity sewer lines, pump stations, force
mains and a Wastewater Treatment Plant (WWTP). Wastewater flows toward the northern part of the
city where it is treated at the WWTP and then discharged into the Old River in the southern Sacramento-
San Joaquin Delta.

The WWTP is located north of Interstate 205 and between MacArthur Drive and Holly Drive. The WWTP
was constructed in 1930 and has undergone several major expansions. In 2004, the WWTP had a design
capacity of 9.0 million gallons per day (mgd). The WWTP also includes an emergency storage pond that
provides storage for treated wastewater that does not meet discharge standards.

The WWTP has a National Pollutant Discharge Elimination System (NPDES) permit that allows the City to
discharge up to 9.0 mgd average dry weather flow (ADWF) of treated effluent to the Old River. The permit,
which is administered by the Regional Water Quality Control Board (RWQCB), prescribes the maximum
allowable discharge rate, effluent quality requirements, discharge prohibitions, receiving water
limitations, pretreatment program requirements, biosolids disposal requirements and self-monitoring
requirements.?

The WWTP provides secondary-level treatment followed by disinfection. The WWTP has a system of
primary clarifiers, bio-towers, and trickling filters, coupled with an activated sludge process, which treats
the wastewater. The city’s major industrial wastewater producer, the Leprino Cheese factory, conveys its
wastewater through a separate force main to a pre-treatment pond that is operated by Leprino, but
located on WWTP property.

In November of 2012, the City of Tracy Prepared a Mitigated Negative Declaration (MND)*? to evaluate
the environmental impacts associated with the WWMP. The MND concluded that the recommended
improvements to the WWTP would not only increase capacity, but also improve the quality of discharged
effluent. As such, the MND determined that the WWMP is anticipated to comply with the requirements
of the RWQCB and less than significant impacts were anticipated.

11 City of Tracy General Plan (pages 7-30-32). Available: http://www.ci.tracy.ca.us/documents/2011_General_Plan.pdf. Accessed: April 7, 2018.

12 City of Tracy Citywide Water System Master Plan/Tracy Wastewater Master Plan Mitigated Negative Declaration and Initial Study,
November 2012; SCH No. 2012122035 Available: http://www.ci.tracy.ca.us/documents/WSMP_Initial_Study.pdf.
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Development within the ASP would utilize the City’s wastewater treatment facilities, and the City’'s WWTP
meets the NPDES requirements for treated wastewater. Therefore, potential impacts are considered less
than significant.

b. Require or result in the construction of new water or wastewater treatment facilities or
expansion of existing facilities, the construction of which could cause significant environmental
effects? Less Than Significant Impact.

The ASP is located within the service area for the City, where the City provides potable water to residents
and businesses. The City maintains approximately 23,000 metered service connections for single-family
and multi-family residential users, commercial or industrial users, and landscaping. The City obtains its
drinking water from both surface and groundwater sources. Groundwater is sourced by the Tracy Aquifer
in the San Joaquin Valley groundwater basin, and surface water is provided by the Stanislaus River and
the Delta-Mendota Canal.

The City’s existing water system facilities include a water treatment plant, pump stations, wells, water
mains, and storage reservoirs. The John Jones Water Treatment Plant (JJWTP) processes water from the
Delta Mendota Canal (DMC) and distributes it to the City. The JJWTP has the capacity to treat 30 mgd. The
City also operates nine groundwater wells that pump from the groundwater aquifer with a total reliable
capacity of 15 mgd. The City water service is provided over an area with significant changes in elevation;
therefore, the City has established three pressure zones for its treated water distribution systems. The
three zones total over 390 miles of water mains. The pipes vary in diameter up to 36 inches. The age of
the pipes also varies, dating back to between 1910 and the present.

Water Treatment Facilities

According to a technical memo prepared by West Yost Associates, the existing potable water system is
adequate to deliver average day, maximum day demands, maximum day plus fire flow, and peak hour
demands for the Project (West Yost, 2018). The City has adequate water treatment capacity to serve to
projected water demand. The project is estimated to use 268 afy based on a unit water demand factor of
429 gpd. The JJWTP has the capacity to treat approximately 30 mgd. While the project would contribute
to the overall demand for treated water, under present water use demand rates, the project would not
require construction of new water treatment facilities or expansion of existing facilities. Additionally,
potable water demand is projected to decrease because of water conservation efforts.

The ASP is located in an area of the City where water supply infrastructure has been installed. Future
development within the Plan Area would be connected to the existing City water distribution system by
four existing connections. Therefore, impacts would be less than significant.

Wastewater Treatment Facilities

The City of Tracy WWMP identified infrastructure requirements for both wastewater treatment and
conveyance based on wastewater flows from existing and future service areas. The ASP was included as a
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future residential use in the WWMP.

The WWMP recommends a phased expansion of the existing wastewater treatment plant from its current
capacity of 10.8 million gallons per day (mgd) to 21.0 mgd and also recommended conveyance
improvements for the east and west catchment areas in the City. The impacts associated with expanding
and improving the City’'s WWTP were evaluated in the Draft and Final EIR (2002) for the Tracy Wastewater
Treatment Plant Expansion (SCH No. 2000012039). Both on and offsite improvements necessary to serve
the Project have been planned for in the WWMP and evaluated by the City though related environmental
documents (City of Tracy Water System Master Plan Mitigated Negative Declaration, 2012; SCH No.
2012122035). Off-site improvements are presently undergoing a separate environmental analysis by the
City through the WWMP and its related environmental documentation.

The ASP area is located in the west catchment area which would include an extension of the existing Corral
Hollow Road Sewer from Parkside Drive to W. Linne Road as well as upgrades to increase the capacity of
the existing Corral Hollow Road Sewer, a new Lammers Road Sewer and other downstream
improvements.

The City’'s WWTP currently treats approximately 9.0 mgd of wastewater. The City’s WWTP, has a current
design capacity of 10.8 mgd.'® According to a technical memo prepared by CH2M, development within
the Plan Area is expected to generate approximately 0.12 mgd of average dry weather flow (ADWF) or
approximately 0.34 mgd of peak wet weather flow (PWWF) at buildout (CH2M, 2018). The WWMP
recommends use of PWWF instead of average dry weather flows (ADWF) to provide a more conservative
analysis because the PWWEF includes the peak dry weather flow plus groundwater infiltration and rainfall
induced inflow and infiltration.’* For this analysis, a unit generation factor of 264 gallons per day (gpd) of
wastewater per residential unit was used for ADWF. Therefore, the development within the Plan Area
would generate up to 119,294 gpd ADWF, and 340,404 gpd of PWWF, would exceed the current treatment
capacity of the City’s WWTP.

With regard to wastewater conveyance facilities, future wastewater flows from development within the
Plan Area would be discharged to the proposed Corral Hollow sewer system near the intersection of
Valpico Road and Corral Hollow Road. According to the CH2M technical memo, there is sufficient capacity
in the proposed wastewater gravity sewer line along Corral Hollow Road. The capacities of the sewer lines
serving the Plan Area as shown in Table 17: Hydraulic Capacity and Future PWWF, below.

13 http://www.ci.tracy.ca.us/documents/Tracy_Wastewater_Master_Plan.pdf
14 Wastewater Flow and Loading Generation Factors Tracy Wastewater Master Plan (Low Density Residential wastewater generation factor)
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Table 17
Sewer Line Capacity

Sewer Line Hydraulic Capacity Future PWWF Remaining Capacity
From Peony Road Drive to Valpico Road 8.46 mgd 7.53 mgd 0.93 mgd

From Valpico Road to Kagehiro Drive 11.29 mgd 8.33 mgd 2.96 mgd

From Peony Road Drive to Valpico Road 10.87 mgd 8.51 mgd 2.36 mgd
Notes: mgd = million gallons per day; PWWF = peak wet weather flow

Source: CH2M, 2010. City of Tracy Wastewater System Analysis for Corral Hollow Road & Lammers Road.

It should be noted that improvements are being made to the Corral Hollow sewer system in three planned
phases.

e The Phase 1 sewer line from Fieldview Drive to Interstates-205 (I-205) has been upgraded by
installing a parallel sewer line to provide an addition 5,000 EDU (equivalent dwelling unit) capacity.

e Phase 2 would install a parallel sewer from Parkside Drive on the south to Fieldview Drive on the
north and connect to the Phase 1 line. This segment would have a capacity of 4,753, EDU.

e Phase 3 would extend the sewer line along Corral Hollow Road from just south of Linne Road and
connect to Node 4W.1 at the intersection of Fourth Street and Corral Hollow Road, northeast of the
proposed project. This connection also, if needed, would allow the use of the existing sewer line
in Fourth Street to connect to the Lammers sewer system to the west. Flows would then be
conducted to the WWTP.

Based on other developments that are anticipated to connect to Phase 3, including the proposed projects
expected 0.34 mgd generation, the capacity of these lines would not be exceeded. However, both Phase
2 and Phase 3 of the Corral Hollow sewer upgrade must be completed for development to connect to the
existing Corral Hollow sewer line.

Development within the ASP is a subsequent project within the scope of activities and land uses studied
in the General Plan EIR, wastewater demand generated as a result of buildout of the ASP would not result
in any impacts on existing treatment facilities that were not identified in the General Plan SEIR. As the
General Plan EIR found that impacts wastewater facilities were less than significant and no mitigation
measures were required. The proposed project is consistent wastewater demand from buildout of the
General Plan as described in the General Plan EIR, no further environmental analysis is required pursuant
to Public Resources Code Section 21083.3.

The impacts associated with expanding and improving the City’s treatment and conveyance facilities were
evaluated in the Draft and Final EIR (2002) for the Tracy Wastewater Treatment Plant Expansion (SCH No.
2000012039). Both on and offsite improvements necessary to serve the Project have been planned for in
the WWMP and evaluated by the City though related environmental documents (City of Tracy Water
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System Master Plan MND, 2012; SCH No. 2012122035). Therefore, the proposed project would have a
less than significant impact on wastewater treatment facilities.

Future allocation of capacity of this segment would be determined by the City of Tracy.

c. Require or result in the construction of new storm water drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects? Less Than
Significant Impact With Mitigation Incorporated.

There is an existing 54-inch storm drain in Summit Drive, recently constructed as part of the Ellis Specific
Plan development adjacent the south of the ASP area. This storm drain main would drain to an interim
retention basin located to the west until Detention Basin 3A (discussed below) and an extension of the
storm drain is constructed through the ASP Area.

The Ellis Specific Plan improvements include two detention basins, a storm drain with the equivalent
capacity of a 12-inch storm drain extending from the South Linne detention basin to Valpico Road, a 42-
inch storm drain from Valpico Road to the 3A detention basin and an 18-inch storm drain from the 3A
detention basin that would connect to an existing 30-inch storm drain north of the Union Pacific Rail Road
tracks. These improvements were evaluated in the City of Tracy Citywide Storm Drainage Master Plan
IS/MND adopted by the City in November 2012.

Future development within the ASP would be required to participate in the implementation of the Ellis
Specific Plan stormdrain improvements through the payment of fees, construction of facilities with
corresponding credits, or both. As discussed in Section IX, Hydrology and Water Quality, the construction
of new stormwater drainage facilities or expansion of existing facilities would be required for buildout of
the Specific Plan area. Mitigation for impacts to stormwater facilities is included as Mitigation Measures
HWQ-2 for the proposed project to reduce or avoid impacts to existing stormwater infrastructure.

The environmental impacts associated with the construction of onsite drainage facilities fall within the
project “footprint” and have been addressed throughout this environmental document. With the
implementation of Mitigation Measure HWQ-2 drainage impacts would be reduced to less than
significant.

d. Have sufficient water supplies available to serve the project from existing entitlements and
resources, or are new or expanded entitlements needed? Less Than Significant Impact.

Potable water for the proposed project would be supplied from the City’s municipal water system. The
City of Tracy has multiple sources of water including groundwater wells and surface water from the
Central Valley Project and the South County Water Supply Project. The City treats the surface water
obtained from the Central Valley Project at the JJWTP located near the airport in the southeast portion of
the City. The surface water obtained from the South County Water Supply Project is treated and delivered
to the City by the South San Joaquin Irrigation District.
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The amount of water that Tracy uses from each of its water supply sources to make up its total water use
varies from year to year based on contractual agreements, annual precipitation, and City policies about
how to expand, utilize, and manage its water resources. As described in the 2015 City of Tracy Urban
Water Management Plan (UWMP), Tracy’s current annual water supply amounts of 33,620 acre-feet per
year (AFY) from its various supply sources. Future agreements may increase the City’s available potable
water supply to over 46,730 AFY®>.

The project water demand was calculated for the ASP using water factors adopted in the 2012 Citywide
Water System Master Plan (WSMP). The projected water demand for the ASP would be 240,148 gpd
based on the WSMP unit water demand factors of 429 gpd for proposed residential units and 4.0 AFY
for the proposed park. The total water demand for the project, for up to 480 residential units, would be
222,293 gpd for the residential units plus 17,855 gpd for the park landscaping, for a total of 240,148 gpd
(269 AFY).

The additional water demand (269 AFY) of the proposed project would not exceed the City’s available
water supply. The City’s backbone water treatment and conveyance infrastructure is adequate to serve
existing demand, in addition to the demand created by the proposed project. This is a less than significant
impact and no mitigation is required.

According to the 2016 UWMP, the City’s Year 2040 potable water supplies in normal, single dry and
multiple dry years would be 34,830 AFY, 25,980 AFY, and 29,825 AFY, respectively®®. These supplies would
be sufficient to meet the City’s Year 2040 potable water demands (27,537 AFYY). Existing and planned
additional water supply would be sufficient to meet water demand for any hydrologic conditions to the
year 2035. As stated, for all hydrologic conditions, the City’s existing and additional water supplies are
sufficient to meet the City’s Year 2035 water demands. No water supply shortages are anticipated for any
hydrologic conditions based on Year 2035 water demands. Therefore, potential impacts on water supply
would be less be of a less than significant.

Additionally, the City of Tracy is planning to provide recycled water services to portions of the City. There
is a planned 8-inch recycled water main in Summit Drive, under construction by Ellis, on the south side of
the Plan Area.

The Master Plan identified the required potable and recycled water system facilities required to serve the
buildout of the City’s General Plan including existing and future service areas within the sphere of

15 City of Tracy 2015 Urban Water Management Plan, Table 5-2

16 City of Tracy 2015 Urban Water Management Plan, Tables 6-1 through 6-3.

7 City of Tracy 2015 Urban Water Management Plan, Table 3-4.

Avenues Specific Plan August 2018
City of Tracy Page-152
Initial Study/Environmental Checklist




Environmental Checklist

influence. As shown in Figure 3-3 of the Water System Master Plan, the Plan Area was included as future
planning area.

The City plans to distribute tertiary treated effluent (recycled water) from the Wastewater Treatment
Plant located on Holly Drive. The WSMP recommends a main pump station and storage tank at the
wastewater treatment plant, three additional pump stations, two additional storage tanks, and recycled
water mains to distribute recycled water to four planned pressure zones throughout the City of Tracy.
These improvements would include a 30-inch main in Corral Hollow Road and an 8-inch main along the
project frontage on Valpico Road.

Landscaping areas within the ASP that may be irrigated with recycled water include the entry, along the
Valpico Road frontage, Summit Drive landscape strips and medians, and the proposed park. The proposed
recycled water improvements would consist of an 8-inch recycled water main in Summit Drive that would
provide a connection from the 8-inch recycled water main at the southern end of the project, under
construction by within the Ellis Specific Plan area, to the proposed recycled water main in Valpico Road.
The recycled water main would be connected to the potable water system until recycled water is available.
Future development within the ASP would be required to implement the Water and Wastewater Master
Plans through the payment of fees, construction of facilities with corresponding credits, or both.

The use of recycled water, when it becomes available to the ASP area, would reduce the demand for
potable water for irrigation of the common areas within the ASP. Potential impacts are considered less
than significant.

Further, the General Plan EIR found that impacts on water supply as a result of buildout of the General
Plan were significant and unavoidable. Because the proposed project is consistent with the projected land
use projections described in the General Plan EIR, no further environmental analysis is required pursuant
to Public Resources Code Section 21083.3.

e. Result in a determination by the wastewater treatment provider which service or may serve the
project that it has adequate capacity to serve the project’s projected demand in addition to the
provider’s existing commitments? Less Than Significant Impact.

The treatment provider for the ASP would be the City of Tracy. The City has limited wastewater treatment
capacity in the City’s WWTP until current and future capital expansion projects are completed and
operational. As of January 2015, the City has an unused capacity of approximately 4,200 equivalent
dwelling units (EDUs) within its wastewater treatment plant available to serve development within the
ASP, but as other development project within the City come forward and building permits are issued, the
remaining capacity will be reduced.

As explained in Response XVII (b) above, the City of Tracy completed a Wastewater Master Plan in
December 2012. The Master Plan identified infrastructure requirements for both wastewater treatment
and conveyance based on wastewater flows from existing and future service areas. The Plan Area was
excluded as future a future residential area in the Master Plan. Therefore, the City conducted additional
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analysis in January 20188 to verify whether the proposed Master Plan Conveyance Facilities can serve the
proposed project. The analysis concluded the proposed Master Plan Conveyance Facilities have the
capacity to serve the proposed development within the Plan Area.

The Master Plan recommends a phased expansion of the existing wastewater treatment plant from its
current capacity of 10.8 mgd to 21.0 mgd and also recommended conveyance improvements for the east
and west catchment areas in the City. The ASP area is located in the west catchment area which would
include an extension of the existing Corral Hollow Road Sewer from Parkside Drive to W. Linne Road as
well as upgrades to increase the capacity of the existing Corral Hollow Road Sewer, a new Lammers Road
Sewer and other downstream improvements.

The impacts associated with expanding and improving the City’s treatment and conveyance facilities were
evaluated in the Draft and Final EIR (2002) for the Tracy Wastewater Treatment Plant Expansion (SCH No.
2000012039). Both on and offsite improvements necessary to serve the Project have been planned for in
the WWMP and evaluated by the City though related environmental documents (City of Tracy Water
System Master Plan MND, 2012; SCH No. 2012122035).

The project developer would be required to pay sewer impact fees at time of building permit issuance,
ensuring fair-share contribution towards the future WWTP expansion project. With this condition of
approval, impacts related to City sewer services will be less than significant.

f. Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid
waste disposal needs? Less Than Significant Impact.

The City of Tracy has an exclusive franchise agreement with Tracy Disposal Service for solid waste
collection and disposal and recycling collection. Solid waste is collected and taken to the 40-acre Tracy
Material Recovery Facility (MRF) and Transfer Station on South MacArthur Drive before being sent to the
Foothill Sanitary landfill, 48 miles northeast of Tracy, off of Shelton Road east of Linden, California. The
MRF is operated by Tracy Material Recovery and Solid Waste Transfer, Inc., and has capacity of
approximately 1,000 tons per day, but averages approximately 350 tons per day, of which 85 percent is
generated in Tracy. Approximately 175,000 tons of solid waste is generated in Tracy each year, of which
approximately 27 percent is residential garbage.

The approximately 800-acre Foothill landfill, owned by San Joaquin County, is the primary disposal facility
accepting the City’s solid waste. The Foothill landfill receives approximately 810 tons per day. The landfill
is permitted to accept up to 1,500 tons per day, and has a permitted capacity of 138 million cubic yards,

18 CH2M, 2018. Wastewater System Analysis for Corral Hollow Road & Lammers Road
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of which approximately 125 million cubic yards of capacity remains.” It is estimated that the Foothill
landfill would have the capacity to accept solid waste from the City of Tracy until 2054.

The proposed project would not generate significant volumes of solid waste, beyond levels normally found
in residential developments. The proposed project would not generate hazardous waste or waste other
than common household solid waste. As described above, there is adequate landfill capacity to serve the
proposed project, and the project would comply with all applicable statutes and regulations related to
solid waste. This is a less than significant impact.

g. Comply with federal, state, and local statutes and regulations related to solid waste? Less Than
Significant. Less Than Significant Impact.

The City of Tracy has implemented 43 waste diversion programs and is currently exceeding its State
residential disposal rate target by over 50 percent. The waste diversion programs, together with
adherence to the CALGreen Code, are sufficient to ensure that implementation of the proposed project
would not compromise the ability to meet or perform better than the State-mandated target. Therefore,
the proposed project would comply with applicable statutes and regulations and the impact would be less
than significant.

Cumulative Impacts

The proposed project would require additional water and wastewater infrastructure, as well as demand
for solid waste disposal for building facility operation. Development of public utility infrastructure is part
of an extensive planning process involving utility providers and jurisdictions with discretionary review
authority. The coordination process associated with the preparation of development and infrastructure
plans is intended to ensure that adequate resources are available to serve both individual projects and
cumulative demand for resources and infrastructure as a result of cumulative growth and development
in the area. Each individual project is subject to review for utility capacity to avoid unanticipated
interruptions in service or inadequate supplies. Coordination with the utility companies would allow for
the provision of utility service to the proposed project and other developments. The proposed project
and other planned projects are subject to connection and service fees to assist in facility expansion and
service improvements triggered by an increase in demand. Because of the utility planning and
coordination activities described above, no significant cumulative utility impacts are anticipated.

19 California Integrated Waste Management Board, Solid Waste Information System (SWIS). http://www.ciwmb.ca.gov/SWIS
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XIX. MANDATORY FINDINGS OF SIGNIFICANCE

WouLD THE PROJECT:

Less Than
Significant Reviewed
Potentially with Less than Under
Significant Mitigation Significant No Previous
Impact Incorporated Impact Impact Document

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 |:| I:‘ IZ |:|
to eliminate a plant or animal community, reduce the D
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?

b. Does the project have impacts that are individually
limited, but cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a |:| I:‘ IZ |:| |:|
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?

O

. Does the project have environmental effects which will

cause substantial adverse effects on human beings, |:| I:‘ IZ |:| I:‘

either directly or indirectly?

RESPONSES TO CHECKLIST QUESTIONS

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? Less Than Significant Impact.

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
were considered in the response to each question in the respective sections (Sections IV and V) of this
checklist. In addition to project specific impacts, this evaluation considered the project’s potential for
significant cumulative effects. There is no substantial evidence that there are biological or cultural
resources that are affected or associated with this project. Therefore, this project has been determined
not to meet this Mandatory Finding of Significance.

b. Does the project have impacts that are individually limited, but cumulatively considerable?
("Cumulatively considerable" means that the incremental effects of a project are considerable when
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viewed in connection with the effects of past projects, the effects of other current projects, and the
effects of probable future projects)? Less Than Significant Impact.

Per the criteria for evaluating environmental impacts in this Initial Study, the potential for adverse
cumulative effects were considered in the response to each question in sections | through XVIII of this
checklist. In addition to project specific impacts, this evaluation considered the project’s potential for
incremental effects that are cumulatively considerable. As a result of this initial study, no cumulative
effects associated with the proposed project have been identified. Therefore, this project has been
determined not to meet this Mandatory Finding of Significance.

c. Does the project have environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectly? Less Than Significant Impact.

The project proposes to develop a new residential development site consistent with the existing land use
designations shown in the City of Tracy General Plan Sphere of Influence and would result in the property
being zoned for the Avenues Specific Plan Pre-Zone and the proposed project would not involve any
physical improvements or changes in the environment that would adversely affect human beings.
Mitigation measures and project components have been identified that would address potential impacts
on human beings, specifically measures for air quality, seismic hazards, hazards and hazardous materials,
hydrology and water quality, noise to reduce health hazards to humans. Therefore, this project has been
determined not to meet this Mandatory Finding of Significance.
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Exhibit 2

Errata

Errata

This chapter includes minor edits to the Avenues Specific Plan Initial Study/Environmental Checklist.

The following three figures (Figure 2: Vicinity Map, Figure 3: Avenues Specific Plan Conceptual Layout,
and Figure 5: Avenues Trail System) have been revised to reflect a minor change in the specific plan
southern boundary. The old figures are shown with red line through the figure, the updated figures follow

the revised page. Changes are provided in strike—out—for—deleted—figures. The revised figures are
attaheedattached below.

The first paragraph on 89 is to be revised as follows:

Land use constraints in these zones become progressively less restrictive from the RPZ to the TPZ.
The proposed project is not located within any of the six safety zones. A small portion of the southeast

corner of the Plan Area is located in Zone 7, Traffic Pattern Zone; and the remainder of the Plan Area is

located within Zone 8, Airport Influence Area. Land uses prohibited in Zone 7 include waterways that

create bird hazards and new or expanded dumps to landfills. In Zone 8 new or expanded dumps or

landfills are prohibited. Uses determined to be hazards to flight, such as tall objects, visual and electronic

forms of interference with aircraft operations are prohibited to both zones. In both zones airspace

review is required for objects over 100 feet tall. The Plan area does not contain nor propose any

watercourses or waterways and no dumps or landfills currently exist nor are the permitted within the

Plan Area. The Residential Development Standards for the ASP have a maximum height limit of 35 feet.

The proposed project is not located within one mile of the airport, nor along the extended runway
centerlinesafety area. Additionally, there are no private airstrips within the vicinity of the Plan Area.
The proposed project consists of single story and two story structures, and does not propose any
structures of substantial height_(greater than 100 feet) that would protrude into active airspace.

Building height would be consistent with surrounding uses. Therefore safety hazards related to the
project’s proximity to the Tracy Municipal Airport are less than significant, and no mitigation is
required.

The mitigation measure on page 121 is to be revised as follows:

PS-1, Fire Protection:-PS-1,-Fire-Pretection: Prior to the final inspection of the first building permit,

the project applicant shall deposit with the City funds to pay its full and actual fair share costs of the
construction and equipping of a new fire station based on costs set forth in the City of Tracy Public
Services Master Plan, updated as of the date of such final inspection. demenstrate-to-thesatisfaction-of

Revisions to the text and figures clarify and amplify the existing discussion in the Initial
Study/Environmental Checklist text. These revisions do not result in new significant environmental
impacts, do not constitute significant new information, and do not alter the conclusions of the
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environmental analysis that would warrant recirculation of the Initial Study/Environmental Checklist
pursuant to State CEQA Guidelines Section 15073.5.
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Exhibit 3

Mitigation, Monitoring, and Reporting Program

MITIGATION, MONITORING, AND REPORTING PROGRAM

Mitigation measures are required to avoid and reduce potentially significant adverse impacts of the proposed Avenues Specific Plan Project. To mitigate the proposed Project’s impacts, the mitigation measures listed below would be implemented as

part of the proposed Project.

Impact Category

Aesthetics

Air Quality

Mitigation, Monitoring, and Reporting Program

Mitigation Measure

AES-1: Prior to the issuance of a building permit, the project applicant shall, to the satisfaction of the Development Services
Director, prepare and submit a lighting plan of the project’s exterior lighting. The lighting plan shall demonstrate that the
exterior lighting systems have been designed to be shielded to minimized light pollution and to minimize light spillage onto
adjacent properties to the greatest extent feasible. The lighting plan shall include the following:

e Design of site lighting and exterior building light fixtures to reduce the effects of light pollution and glare off of glass
and metal surfaces;

e Lighting shall be directed downward and light fixtures shall be shielded to reduce upward and spillover lighting.

AQ-1: Prior to the issuance of a grading permit, the project applicant shall, to the satisfaction of the Development Services
Director, demonstrate that a detailed air impact assessment (AIA) has been prepared detailing the specific construction
requirements (i.e., equipment required, hours of use, etc.) associated with the proposed on-site improvements. The AlA shall
be prepared in accordance with San Joaquin Valley Air Pollution Control District (SJVAPCD) Rule 9510. Emissions of NOx from
construction equipment greater than 50 horsepower used or associated with the proposed project shall be reduced by 20
percent from baseline (unmitigated) emissions. The project applicant shall demonstrate compliance with Rule 9510, including
payment of all applicable fees. To reduce short-term air quality impacts attributable to the proposed project, the following
measures shall be implemented:

e During all construction activities, all diesel-fueled construction equipment including, but not limited to, rubber-tired
dozers, graders, scrapers, excavators, asphalt paving equipment, cranes, and tractors shall be California Air
Resources Board (CARB) Tier 3 Certified or better as set forth in Section 2423 of Title 13 of the California Code of
Regulations, and Part 89 of Title 40 of the Code of Federal Regulations.

e All construction equipment shall be maintained and properly tuned in accordance with manufacturers’
specifications. Equipment maintenance records shall be kept on-site and made available upon request by the
SJVAPCD or the City of Tracy.

e The project applicant shall comply with all applicable SJIVAPCD rules and regulations. Copies of any applicable air
quality permits and/or monitoring plans shall be provided to the City.

AQ-2: Prior to the issuance of a grading permit, the project applicant shall, to the satisfaction of the Development Services
Director, demonstrate that a detailed air impact assessment (AIA) has been prepared detailing the operational characteristics
associated with the proposed Avenues Specific Plan (ASP). In accordance with this rule, operational emissions of NOy and

PM 1 shall be reduced by a minimum of 33.3 percent and 50 percent, respectively. Emissions reductions are in comparison to

Implementation Timing

Prior to construction.

Prior to and during construction.

Prior to construction.

Responsible Monitoring Party

Development Services,
Planning

Development Services,
Planning

Development Services,
Planning

Monitoring/
Reporting Method

Compliance with project conditions
of approval.

Compliance with project conditions
of approval.

Compliance with project conditions
of approval.
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Mitigation, Monitoring, and Reporting Program

Mitigation, Monitoring, and Reporting Program

Monitoring/
Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party Reporting Method

the ASP’s operational baseline (unmitigated) emissions. The project applicant shall demonstrate compliance with Rule 9510,
including payment of all applicable fees.

Based on the findings of the AIA, the applicant shall pay to the SIVAPCD a monetary sum necessary to offset the required
operational emissions that are not reduced by the emission reduction measures contained in the AIA. The quantity of
operational emissions that need to be offset will be calculated in accordance with the methodologies identified in Rule 9510,
Indirect Source Review, and approved by the SJVAPCD. Operational emissions reduction methods will be selected under the
direction of the SJVAPCD according to the AlA process detailed in and required by Rule 9510, Indirect Source Review (see Rule
9510, subsection 5). Methods for reducing operational emissions include, but are not limited to, a new bus or other public
transit service provided every hour or within a quarter mile of the project, a project site connection with a Class | or Class Il
bike lane, and/or the provision of a pedestrian access network that internally links all project land uses and connects to
existing external streets and pedestrian facilities.

AQ-3: Prior to the issuance of a grading permit the project applicant shall, to the satisfaction of the Development Services

Director, demonstrate that the following notes have been placed on the grading plans and shall be implemented during

construction by the project construction contractor to reduce the potential for exposure to valley fever during construction Prior to and during construction. Development Services, Compliance with project conditions
activities: Planning of approval.

e Suspend work during period of high winds or dust storms.

e  When soil will be disturbed by heavy equipment or vehicles, wet the soil before disturbing it and continuously wet it
while digging to keep dust levels down.

e Heavy equipment, trucks, and other vehicles generate heavy dust. Provide vehicles with enclosed, air-conditioned
cabs and make sure workers keep the windows closed. Heavy equipment cabs should be equipped with high-
efficiency particulate air (HEPA) filters.

e  When digging a trench or fire line or performing other soil-disturbing tasks, position workers upwind when possible.

e When exposure to dust is unavoidable, require that workers wear NIOSH-approved respiratory protection with
particulate filters rated as N95, N99, N100, P100, or HEPA.

AQ-4: Prior to the issuance of a grading permit, the project applicant shall, to the satisfaction of the Development Services
Director, demonstrate that construction workers and supervisors have be trained on: Prior to construction. Development Services, Compliance with project conditions

e Symptoms of valley fever. Planning of approval.

e  Effective practices for preventing valley fever such as avoiding dust and working upwind of dust, using respirators
when necessary.

e Showering as soon as possible after work to limit exposure and transport of the fungal spores.
Additionally, the following CDPH materials on valley fever shall be distributed to all workers and supervisors:

e  CDPH pamphlet “Preventing Work-Related Coccidioidomycosis (Valley Fever).” Available at:
http://www.cdph.ca.gov/Healthinfo/discond/Pages/Coccidioidomycosis.aspx.
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Mitigation, Monitoring, and Reporting Program

Monitoring/
Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party Reporting Method

e  CDPH Valley Fever Fact Sheet. Available at:
http://www.cdph.ca.gov/Healthinfo/discond/Pages/Coccidioidomycosis.aspx.

BIO-1: Prior to the issuance of any grading permits or permits resulting in ground disturbance, the applicant shall, to the Prior to construction. Development Services, Compliance with project conditions
satisfaction of the Development Services Director, demonstrate that one of the following two options has been satisfied to Planning of approval.
mitigate the potential adverse impacts on special-status species, and provide for the incidental take of State and/or federally

listed species; 1) participate in the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJIMSCP) and

comply with all required Incidental Take Minimization Measures or 2) secure incidental take authorizations for State and/or

federally-listed species directly from the California Department of Fish and Wildlife (CDFW) and United Stated Fish and

Wildlife Service (USFWS), respectively. Participation in the SIMSCP shall include compliance with all relevant Incidental Take

Minimization Measures pertinent to the proposed project, including pre-construction surveys for covered species to confirm

presence or absence and provide for their relocation, if necessary. Issuance of grading and construction permits shall be

contingent on providing evidence of either 1) compliance with the SIMSCP or 2) a 2081 Permit from the CDFW and Biological

Opinion from the USFWS to the City of Tracy Development Services Director to ensure compliance with applicable regulations

and ensure adequate compensatory mitigation has been provided.

BIO-2: Prior to the issuance of any grading permits or permits resulting in ground disturbance, the applicant shall, to the
satisfaction of the Development Services Director, demonstrate that preconstruction surveys have been implemented:

BIO-2A. If initial grading and or vegetation removal is scheduled between October 1 and January 31 in order to avoid the Prior to and during construction. Development Services, Pre-construction surveys, site

potential disturbance/take of nesting birds, a pre-construction survey for wintering burrowing owls shall be implemented no Engineering, Planning inspections, and compliance with

more than 15 days prior to the start of grading, Because burrowing owls are known to occur in proximity of the project site project conditions of approval.
Biological Resources and there is potential for them to move into the project site during the non-breeding season, if no burrowing owls are found
during the pre-construction survey, then no further mitigation is required and grading and vegetation removal can take place.

If wintering burrowing owls are found, burrowing owls shall be encouraged to leave the project site by implementing the
following action as described in the SIMSCP:

e The Project Proponent or its contractor shall plant new vegetation or allow/retain existing vegetation entirely
covering the site at a height of approximately 36 inches above the ground. Vegetation will discourage both ground
squirrel and owl use of the site.

If this measure is implemented and do not work or the owls return, then the project applicant shall implement the
following measures as described in the SIMSCP.

e  During the non-breeding season (September 1 through January 31) burrowing owls occupying the project site shall
be evicted from the project site by passive relocation measures as described in the California Department of Fish and
Wildlife’s Staff Report on Burrowing Owl (Oct 1995).

If initial grading and/or vegetation removal during the non-breeding season is not feasible, the applicant shall
implement Mitigation Measure BIO-2B.
. - i Pre-construction surveys, site
BIO-2B. If construction activities, including grading, need to occur during the avian breeding season (February 1 — September During construction. Development Services, . . . y .
Engineering, Planning inspections, and compliance with

31) then the project applicant shall retain a wildlife biologist through the SIMSCP process to conduct pre-construction surveys . .
project conditions of approval.
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Mitigation, Monitoring, and Reporting Program

Monitoring/
Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party Reporting Method

to prevent impacts to nesting birds. No more than 15 days prior to the start of construction a bird survey shall be conducted
by a qualified biologist to identify any active nests within the project site or visible from the project site. If construction stops
for a period of 15 days or more during the avian breeding season then an additional bird survey shall be conducted for all
special-status birds protected by the federal and state Endangered Species Act (ESA), Migratory Bird Treaty Act (MBTA),
California Fish and Game Code (CFGC) and SJIMSCP, including but not limited to those that are documented within a 10-mile
radius of the project site and are known to nest in the region. The biologist shall map all nests that are within, and visible from
the project site. If nests are identified, the biologist shall develop buffer zones around active nests as described in the SIMSCP
(e.g., species setbacks: burrowing owl — 75 m (246 feet); horned lark — 500 feet; white-tailed kite, loggerhead shrike, song
sparrow — 100 feet; and raptor nests (including Swainson’s hawk and prairie falcon) — 500 feet (depends if the nest was
initiated after construction started [see SJMSCP Section 5.2.4.11])). Construction activity shall be prohibited within the buffer
zones/setbacks until the young have fledged or the nest is no longer in use. The setbacks apply whenever construction or
other ground disturbing activities must begin during the nesting season in the presence of nests which are known to be
occupied.

e  Burrowing Owl - During the breeding season (February 1 through September 1) occupied burrowing owl burrows
shall not be disturbed and shall be provided with a 75 meter protective buffer until and unless the SJICOG Technical
Advisory Committee (TAC), with the concurrence of the Permitting Agencies’ representatives on the TAC; or unless a
qualified biologist approved by the Permitting Agencies verifies through non-invasive means that either: 1) the birds
have not begun egg laying, or 2) juveniles from the occupied burrows are foraging independently and are capable of
independent survival. Once the fledglings are capable of independent survival, the burrow can be destroyed. The
burrows should only be destroyed by a qualified biologist using passive one-way eviction doors to ensure that owls
are not harmed during burrow destruction. Methods for removal of burrows are described in the California
Department of Fish and Game’s Staff Report on Burrowing Owls (October 1995).

CUL-1: Prior to the initiation of disturbing activities associated with the Project area, all construction personnel shall be alerted to Prior to and during construction. Development Services, Site inspection/ Construction
the potential for encountering buried or unanticipated cultural and paleontological remains, including prehistoric and/or historical Engineering inspection.
resources. Construction personnel shall be instructed that upon discovery of buried cultural materials, all work within a 30 meter

vicinity of the find will be halted immediately, and the lead agency will be notified. Once the find has been identified by a qualified

archaeologist, the lead agency shall make the necessary plans for treatment of the find(s) and for the evaluation and mitigation of

impacts if the find is found to be an historical resource per State CEQA Guidelines as discussed in Section 4.5.4.2.

CUL-2: Prior to the issuance of any grading permits, or any permit authorizing ground disturbance, the project applicant shall, to the
satisfaction of the Development Services Director, demonstrate that a qualified archaeologist (an archaeologist meeting the

Cultural Resources Prior to and during construction. Development Services, Site inspection/ Construction

Secretary of the Interior's Professional Qualifications Standards in prehistoric or historical archaeology, as appropriate) has been Engineering Inspection.

retained to be present during brushing and clearing, excavation, or any mass grading activities. If any prehistoric or historic artifacts,
human remains or other indications of archaeological resources are found during grading and construction activities, the
archaeologist shall consult with City staff to determine the appropriate avoidance measures or other appropriate mitigation. All
significant cultural materials recovered shall be, as necessary and at the discretion of the consulting archaeologist, subject to scientific
analysis, professional museum curation, and documentation according to current professional standards. In considering any
suggested mitigation proposed by the consulting archaeologist to mitigate impacts to historical resources or unique archaeological
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Impact Category

Mitigation, Monitoring, and Reporting Program

Mitigation Measure

resources, the City shall determine whether avoidance is necessary and feasible in light of factors such as the nature of the find,
project design, costs, and other considerations.

If avoidance is infeasible, other appropriate measures (e.g. data recovery) shall be instituted. Work may proceed on other parts of
the project area while mitigation for unique archaeological resources is being carried out.

CUL-3: Paleontological spot check monitoring by a trained paleontologist (a trained paleontologist should have a Bachelor of
Arts/Bachelor of Science in anthropology or related field with an emphasis in paleontology OR adequate training and experience in
paleontological field methods, and work under the direct supervision of a qualified paleontologist) of excavations deeper than five
feet in depth within the Project area, and spot check monitoring of any excavation in valleys in the eastern portion of the Project
area against the hills in several of the washes (all areas of the Oro Loma Formation as mapped on the USGS Geology Map (Dibble
2006)) shall be performed by a trained paleontologist.

CUL-4: Prior to the issuance of any grading permits, or any permit authorizing ground disturbance, the project applicant shall, to
the satisfaction of the Development Services Director, demonstrate that a qualified paleontological monitor has been retained to
be present during brushing and clearing, excavation, or any mass grading activities. In the event that fossils or fossil-bearing
deposits are discovered during construction, excavations within 50 feet of the find shall be temporarily halted or diverted. The
paleontologist shall document the discovery as needed in accordance with Society of Vertebrate Paleontology standards, evaluate
the potential resource, and assess the significance of the find under the criteria set forth in CEQA Guidelines Section 15064.5. The
paleontologist shall notify the appropriate agencies to determine procedures that would be followed before construction is
allowed to resume at the location of the find. If in consultation with the paleontologist, City staff and the project applicant
determine that avoidance is not feasible, the paleontologist shall prepare an excavation plan for mitigating the effect of the project
on the qualities that make the resource important. The plan shall be submitted to the City for review and approval and the project
applicant shall implement the approval plan.

CUL-5: If human remains are encountered during ground disturbing activities, all work within a 30-meter vicinity of the find will be
halted immediately, and the City of Tracy and the San Joaquin County Coroner shall be notified. If the remains are determined to
be Native American, the Native American Heritage Commission shall be notified within 24 hours as required by Public Resources
Code §5097.94 and §5097.98. The Native American Heritage Commission shall notify the designated Most Likely Descendant(s),
who will in turn provide recommendations for the treatment of the remains within 48 hours of being granted access to the find.

CUL-6: Prior to the issuance of any grading permits, or any permit authorizing ground disturbance, the project applicant shall, to
the satisfaction of the Development Services Director, demonstrate that the following note is included on any grading plans: If
human skeletal remains are uncovered during construction, the contractor (depending on the project component) shall
immediately halt work within 50 feet of the find, contact the San Joaquin County coroner to evaluate the remains, and follow the
procedures and protocols set forth in Section 15064.5(e)(1) of the CEQA Guidelines. If the county coroner determines that the
remains are Native American, the project applicant shall contact the NAHC, in accordance with Health and Safety Code Section
7050.5, subdivision (c), and Public Resources Code 5097.98 (as amended by AB 2641). Per Public Resources Code 5097.98, the
contractor shall ensure that the immediate vicinity, according to generally accepted cultural or archaeological standards or

Implementation Timing

During construction.

Prior to construction.

During construction.

Prior to construction.

Responsible Monitoring Party

Development Services,
Engineering

Development Services,
Engineering

Development Services,
Engineering

Development Services,
Engineering

Monitoring/
Reporting Method

Site inspection/ Construction
inspection.

Site inspection/ Construction
inspection.

Site inspection/ Construction
inspection.

Site inspection/ Construction
inspection.
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Monitoring/
Impact Category Mitigation Measure Implementation Timing Responsible Monitoring Party Reporting Method

practices, where the human remains are located, is not damaged or disturbed by further development activity until the contractor
has discussed and conferred, as prescribed in this section (California Public Resources Code Section 5097.98), with the most likely
descendants regarding their recommendations, if applicable, taking into account the possibility of multiple human remains.

GEO-1: Prior to the issuance of a grading permit, the project applicant shall, to the satisfaction of the City Engineer, Prior to construction. Development Services, Construction inspection.
demonstrate that expansive materials and potentially weak and compressible fills at the site shall be evaluated by a Engineering
Geotechnical Engineer during the grading plan stage of development. If highly expansive or compressible materials are
Geology and Soils encountered, special foundation designs and reinforcement, removal and replacement with soil with low to non- expansive
characteristics, compaction strategies, or soil treatment options to lower the expansion potential shall be incorporated

through requirements imposed by the Development Services Department, and Engineering Division.

HAZ-1: Prior to the issuance of a grading permit or improvement plans, the project applicant shall prepare and submit, to the Prior to construction. Development Services, Compliance with project conditions

satisfaction of the Development Services Director, a plan to test stockpiled soils prior to grading the project site. The plan Planning of approval.

shall provide that soils samples shall be collected using industry-standard practices, tested for organochlorinated pesticides

(OCPs) by EPA Method 8081 and for California Title 22 (CAM 17) Metals by EPA Method 6010, and disposed of only at a

qualified facility. This plan, the conditions of which shall be incorporated into the first permit that includes ground

disturbance, shall establish and describe procedures including, but not limited to: appropriate site control, sampling,
Hazards and Hazardous Materials oo qiation (if necessary), and disposal in accordance with applicable State and local requirements. In the event testing
reveals unanticipated contaminants of concerns that exceed the California Human Health Screening Levels (CHHSLs) provided
by the California Environmental Protection Agency, special handling procedures shall be implemented as directed by the
environmental site assessment professional, which measures may include the use of dust masks during construction, dust
control, and stockpile covering. The plan shall be amended, as necessary, to maintain the equivalent level of environmental
protection, in the event new information becomes available that could affect the implementation of the plan.

HWQ-1: Prior to the issuance of a grading permit or improvement plans, the project applicant shall prepare and submit for Prior to construction. Development Services, Public = Compliance with project conditions
approval, to the satisfaction of the Utilities Director, a Storm Water Pollution Prevention Plan (SWPPP) that includes specific Works and Utilities, of approval.

types and sources of stormwater pollutants, determine the location and nature of potential impacts, and specify appropriate Engineering

control measures to eliminate any potentially significant impacts on receiving water quality from stormwater runoff. The

SWPPP shall require treatment BMPs that incorporate, at a minimum, the required hydraulic sizing design criteria for volume

and flow to treat projected stormwater runoff. The SWPPP shall comply with the most current standards established by the

Central Valley RWQCB. Best Management Practices shall be selected from the CASQA BMP Handbook for New and Re-

Development according to site requirements and shall be subject to approval by the Utilities Director and Central Valley

Hydrology and Water Qualit
v &Y Y RWQCB.

Development Services, Public  compliance with project conditions

HWQ-2: Prior to the issuance of a grading permit or improvement plans, the project applicant shall prepare and submit for Prior to construction.
Works and Utilities, of approval.

approval, to the satisfaction of the Utilities Director, a drainage plan for on-site measures consistent with the Citywide i }
Stormwater Master Plan, and other applicable stormwater standards and requirements that shall be designed to control and Engineering
treat stormwater for the storm events in compliance with the 2015 Post-Construction Stormwater Standards Manual

including those dealing with capacity design of the facilities and contour grading. All such measures shall be implemented as

part of the development and operation of the individual development at issue.
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Mitigation, Monitoring, and Reporting Program

Mitigation Measure

The project applicant shall construct drainage improvements and other required stormwater retention/detention facilities as

necessary to serve the specific development proposed by that applicant in conformance with the approved drainage plan, the
Specific Plan and the then-applicable City standards including those set forth in the City’s Storm Drainage Master Plan. These

drainage facilities shall accommodate events up to and including a 100-year 24-hour storm. The project applicant shall pay all
applicable development impact fees, which would include funding for offsite Citywide storm drainage infrastructure
improvements identified in the 2012 City of Tracy Citywide Storm Drainage Master Plan.

LU-1: Prior to approval of any tentative map, the project applicant shall demonstrate, to the satisfaction of the Development

Services Director, compliance with the Growth Management Ordinance. Compliance shall include demonstration that one of

the two following options have been completed:

1.

Land Use and Planning

Enter into and record on the Avenues property a development agreement with the City of Tracy that establishes that
the Avenues project may receive Residential Growth Allotments, and then apply for and obtain Residential Growth
Allotments pursuant to the development agreement and the Growth Management Ordinance, or

Amend the General Plan Secondary Residential Growth Area (as shown in Figure 2-3 of the General Plan) to show
that the Avenues Specific Plan area is included within the Secondary Residential Growth Area and then apply for an
obtain Residential Growth Allotments pursuant to the Growth Management Ordinance and Growth Management
Ordinance Guidelines.

NOI-1: Prior to the issuance of a grading permit or improvement plans, the project applicant shall prepare and submit for

approval, to the satisfaction of the City Engineer, that the following construction noise measures have been implemented or

shown as notes on the final grading plan:

Noise

Construction contracts specify that all construction equipment, fixed or mobile, shall be equipped with properly
operating and maintained mufflers and other state required noise attenuation devices.

Property occupants located adjacent to the project boundary shall be sent a notice, at least 15 days prior to
commencement of construction of each phase, regarding the project construction schedule. A sign, legible at a
distance of 50 feet shall also be posted at the project construction site. All notices and signs shall be reviewed and
approved by the City of Tracy Planning Division prior to mailing or posting and shall indicate the dates and duration
of construction activities, as well as provide a contact name and a telephone number where residents can inquire
about the construction process and register complaints.

The Contractor shall provide evidence that a construction staff member would be designated as a Noise Disturbance
Coordinator and would be present on-site during construction activities. The Noise Disturbance Coordinator shall be
responsible for responding to any local complaints about construction noise. When a complaint is received, the
Noise Disturbance Coordinator shall notify the City within 24-hours of the complaint and determine the cause of the
noise complaint (e.g., starting too early, bad muffler, etc.) and shall implement reasonable measures to resolve the
complaint, as deemed acceptable by the Planning Division. All notices that are sent to residential units immediately

Implementation Timing

Prior to construction

Prior to construction.

Responsible Monitoring Party

Development Services,
Planning

Development Services,
Engineering, Planning

Monitoring/
Reporting Method

Compliance with project conditions
of approval.

Compliance with project conditions
of approval.
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Impact Category

Public Services

Transportation

Mitigation, Monitoring, and Reporting Program

Mitigation Measure

surrounding the construction site and all signs posted at the construction site shall include the contact name and the
telephone number for the Noise Disturbance Coordinator.

e During construction, stationary construction equipment shall be placed such that emitted noise is directed away
from sensitive noise receivers.

e  Construction activities shall occur between the hours of 7:00 a.m. and 7:00 p.m. daily pursuant to Policy P4 of
Objective N 1-2 of the Tracy General Plan Noise Element.

PS-1: Prior to the final inspection of the first building permit, the project applicant shall deposit with the City funds to pay its
full and actual fair share costs of the construction and equipping of a new fire station based on costs set forth in the City of
Tracy Public Services Master Plan, updated as of the date of such final inspection.

TR-1: Prior to the issuance of the first building occupancy permit (not including model homes), the project applicant shall, to
the satisfaction of the City Engineer, demonstrate that that payment of Traffic Impact Fees (TIF) have been paid.

TR-2: Prior to the issuance of the first building occupancy permit (not including model homes), the project applicant shall, to
the satisfaction of the City Engineer, install a channelized westbound right turn pocket, a second southbound left turn pocket,
and an eastbound right turn overlap phase at the Lammers Road/Valpico Road intersection. These improvements are in
addition to the TMP improvements at this intersection.

TR-3: Prior to the issuance of final improvement plans for widening Valpico Road to four lanes, the project applicant shall, to
the satisfaction of the City Engineer, install a traffic signal at the intersection of Summit Drive/Valpico Road.

TR-4: Prior to the issuance of the final building permit within the Avenues Specific Plan, the project applicant shall, to the
satisfaction of the City Engineer, provide overlap signal phasing for the exclusive right turns at the intersections.

Implementation Timing

Prior to construction.

Prior to construction.

Prior to construction

Prior to construction

Prior to construction

Monitoring/

Responsible Monitoring Party Reporting Method

Development Services,
Building Safety and Fire Chief,
Rural Fire Protection District,

Compliance with project conditions
of approval.

Planning

Development Services, Compliance with project conditions

Engineering of approval.

Development Services, Compliance with project conditions

Engineering of approval.

Development Services, Compliance with project conditions

Engineering of approval.

Development Services, Compliance with project conditions

Engineering of approval.
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