City of Tracy, California
Notice of Preparation and Notice of Public Scoping Meeting
Tracy Alliance Project
Date:

August 28, 2020

To:

Public Agencies and Interested Parties

From:

Bill Dean, Assistant Development Services Director
Victoria Lombardo, Senior Planner

Subject:

Notice of Preparation of an Environmental Impact Report and Public Scoping
Meeting for the Tracy Alliance Project

The City of Tracy (City) is the Lead Agency and will prepare a Draft Environmental Impact Report
(Draft EIR) for the Tracy Alliance Project (proposed project) identified herein.
The City is soliciting comments from public agencies, organizations, and members of the public
regarding the scope and content of the Draft EIR, and environmental issues and alternatives to the
proposed project to be addressed in the Draft EIR. The City requests that interested parties provide
comments on the proposed project’s scope and the content of descriptions of significant
environmental issues, reasonable alternatives, and mitigation measures to be explored in the Draft
EIR. Public agencies may need to use the EIR when considering permitting or other approvals that
are relevant to the agencies’ statutory responsibilities in connection with the proposed project.
Because of time limits mandated by State law, public agencies must submit any comments in response
to this notice at the earliest possible date, but not later than 30 days after receipt of this notice. The
City of Tracy will also accept comments from other interested parties regarding this notice during this
period.
Public agencies providing comments are requested to include a contact person for the respective
agency. Please send written responses to Victoria Lombardo at the address shown below by
September 30, 2020.
Victoria Lombardo, Senior Planner
City of Tracy, Development Services
333 Civic Center Plaza
Tracy, CA 95376
Phone: 209.831.6428
Email: Victoria.Lombardo@cityoftracy.org

Public Scoping Meeting
A public scoping meeting, convened by the City of Tracy Planning Commission, will be held on
September 9, 2020, starting at 7:00 p.m. as a Teleconference Meeting, using Webex.
In response to the COVID-19 crisis and Governor’s Executive Order N-29-20, this hearing will be
conducted utilizing teleconferencing technology. Participants can join the scoping meeting by
viewing the City’s WebEx Event at https://cityoftracyevents.webex.com and using the following Event
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Number: 126 086 2910 and Event Password: Planning1; or via phone by dialing (209) 831-6010
during the public comment portion of this item.
At this meeting public agencies, organizations, and members of the public will be able to review the
proposed project application materials and provide comments on the scope of the environmental
review process.
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TRACY ALLIANCE PROJECT
The project site is located on approximately 191 acres at the northeast corner of Grant Line Road
and Paradise Road, in unincorporated San Joaquin County, adjacent to the northeastern boundary of
the City of Tracy city limits and the Northeast Industrial (NEI) Specific Plan boundary, but within the
City’s Sphere of Influence (SOI) (Exhibits 1 and 2). The unincorporated community of Banta lies
southeast of the project site. The proposed project is on the United States Geological Survey (USGS)
Union Island 7.5-minute topographic quadrangle Section 22, 23, and 24 (and El Pescadero Land
Grant), Township 2 South, Range 5 East (Assessor’s Parcel Numbers [APNs] 213-170-14, -24, -25, -26,
-27, and -48).

1.1 - Overview
The Tracy Alliance Group, Suvik Farms, LLC., and Zuriakat (co-applicants) are proposing the Tracy
Alliance Project (proposed project), which consists of the development of up to 3,352,320 square
feet of warehouse development on approximately 191 acres comprising six parcels. The six parcels
consist of two Tracy Alliance parcels (totaling 122.44 acres), three Suvik Farms, LLC., parcels (totaling
46.61 acres), and one Zuriakat parcel (22.17 acres).
The project site is within unincorporated San Joaquin County adjacent to the City of Tracy’s
northeastern city limits and adjacent to the City of Tracy NEI Specific Plan area. The proposed project
would require approval of annexation into the City of Tracy, pre-zoning, an amendment to the NEI
Specific Plan, and a Tentative Parcel Maps or Lot Line Adjustment to create final development lots.
Development on the two Tracy Alliance parcels, as proposed by co-applicant, Tracy Alliance Group,
would consist of 1,849,500 square feet of warehouse space located in three buildings, as well as a
stormwater detention basin with a pump station (that would be City-owned and managed).
Approximately 13.36 acres of the Tracy Alliance land would be reserved to accommodate a portion
of a planned interchange at Paradise Road and Interstate 205 (I-205). The future design of the
interchange would undergo a separate environmental review process pursuant to the California
Environmental Quality Act (CEQA) and National Environmental Policy Act (NEPA) once funding is
programmed and available.
Development plans for the Suvik Farms, LLC., parcels (identified as Suvik Farms parcels) and the
Zuriakat parcel are not specified at this time. For the purposes of analysis in the Draft Environmental
Impact Report (Draft EIR), buildout of these parcels is estimated to consist of 1,502,820 square feet
of warehouse development, consistent with the maximum allowable density per acre identified in
the NEI Specific Plan.
The proposed project also includes demolition of existing residential and agricultural buildings,
removal of existing trees and crops, road improvements, and grading of approximately 500,000 cubic
yards, which would be balanced on-site. Of the 500,000 cubic yards of material graded,
approximately 300,000 cubic yards would occur on the Tracy Alliance parcels, approximately 150,000
cubic yards would occur in development of the Suvik Farms parcels, and approximately 50,000 cubic
yards would occur in development of the Zuriakat parcel.
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1.1.1 - Surrounding Land Uses
The area surrounding the project site has both an agricultural and industrial character. Land uses north
of the project site consist of single-family homes north of California Avenue; there is a cell tower just
east of the terminus of California Avenue. A vehicle dealership and agricultural lands are also to the
north (north of I-205). East of the project site is agricultural land with associated single-family homes
and agricultural structures and outbuildings. Neighboring properties south and west of the project
site consist of agricultural lands and industrial warehouses, which are part of the NEI Specific Plan
area, with vacant lots interspersed among the agricultural and industrial lands to the west.

Existing Conditions
The project site consists of six parcels, as shown in Exhibit 3 and listed in Table 1.

Table 1: Existing Parcels
Assessor’s
Parcel
Number

Parcel
Naming
Convention

Address

Ownership/Applicant

Acreage

213-170-14

Zuriakat
Parcel

6050 California Avenue Zuriakat/ Not Applicable

22.17

213-170-24
213-170-25
213-170-26

Suvik
Farms
Parcels

6103 Grant Line Road
6281 Grant Line Road
6301 Grant Line Road

Suvik Farms/Souza Realty & Development

31.67
11.70
3.24

213-170-27
213-170-48

Tracy
Alliance
Parcels

6599 Grant Line Road
Grant Line Road (no
street number)

Tracy Alliance /Tracy Alliance Group
Pacific T & T Company/Tracy Alliance Group

122.39
0.05

Total 191.22
Source: San Joaquin County. no date. Assessor’s Map. Book 213. Page 17.

The project site is relatively flat and low in elevation (15-30 feet above mean sea level) with a gentle
topographic slope in the north-northeast direction. 1,2 There are two existing residences (one
occupied and one vacant) and nine agricultural structures on-site in the southwest corner of the
Tracy Alliance parcels. The Suvik and Zuriakat parcels do not contain any structures, only row crops.
Approximately 118-acres of the Tracy Alliance parcels are currently used for row crop production,
including alfalfa, winter wheat, and almonds, with a small cattail marsh in a drainage ditch along the
southern side of California Avenue.
Several private dirt roads provide access within the project site; irrigation/ drainage canals run along
several of these roads. There is also a paved irrigation/drainage canal between the Tracy Alliance
parcels and Zuriakat parcel. In addition, there are streetlights and power and telecommunication
lines in various locations surrounding the project site.

1
2

4

Terracon Consultants, Inc. 2018. Phase I Environmental Site Assessment: Tracy Ridge. December 21.
Environmental Assessment Specialists, Inc. 2020. Phase I Environmental Site Assessment: Suvik and Zuriakat Properties, page 5.
FirstCarbon Solutions
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The site provides suitable foraging habitat with potential to support birds of prey, including
Swainson’s hawk. Northern portions of the site are within a 100-year floodplain as designated by the
Federal Emergency Management Agency (FEMA). 3 The project site consists of mostly Prime
Farmland as mapped by the California Department of Conservation Farmland Mapping and
Monitoring Program. Prime Farmland has the best combination of features able to sustain long-term
agricultural production with sustained high yields. 4 The Suvik Farm parcels are bound by a
Williamson Act contract. 5 The contract is set to expire in 2026. Should development of the Suvik
parcels be pursued prior to the Williamson Act contract expiration date, the Suvik landowner will be
required to petition the City Council for cancellation.
The Tracy Municipal Airport is approximately 5.82 miles southwest of the project site; the site is not
within the Airport Influence Area. The Altamont Corridor Express (ACE) runs trains east from
Stockton to San Jose in the morning and back west in the evening; the Tracy Station is located 5.05
miles southwest of the project site. The closest bus stop to the project site is 1.59 miles west at the
Shops at Northgate Village. The stop is served by the City of Tracy TRACER bus service Route E,
connecting to the Tracy Transit Station, and San Joaquin Regional Transit District bus routes 90 and
97, connecting to Lathrop and Stockton. 6,7,8

Land Use Designations
The San Joaquin County General Plan (County General Plan) designates the site Agriculture-Urban
Reserve (A/UR) (Exhibit 4) which allows for agricultural uses, farm-related residential use, and open
space and parks. 9 The A/UR designation reserves areas for urban development if the area is
designated for urban development in a city’s general plan, and the County determines the area is a
reasonable future expansion for the city.
The City of Tracy General Plan (General Plan) designates the project site Industrial (I) (Exhibit 5).
Primary land uses allowed under this designation consist of flex/office space, manufacturing,
warehousing and distribution, and ancillary uses for workers’ needs (e.g. restaurants, parks,
consumers services, etc.). The maximum floor area ratio (FAR) is 0.5. 10

Zoning
The site is located within the General Agriculture Zoning District with a minimum parcel size of 40
acres (AG-40) on the County’s Zoning Map (Exhibit 4). The AG zoning preserves agricultural lands for

3

4

5

6
7
8
9

10

Federal Emergency Management Agency. 2019. National Flood Hazard Layer FIRMette. April 6. Website:
https://msc.fema.gov/portal/search?AddressQuery=6281%20Grant%20Line%20Road%20Tracy%2C%20CA#searchresultsanchor.
Accessed April 6, 2020
California Department of Conservation, Division of Land Resource Protection. 2018. San Joaquin County Important Farmland 2016.
May.
The Williamson Act enables local governments to enter contracts with private landowners to restrict specific parcels to agricultural
or related open space use. In return, landowners receive lower property tax assessments.
City of Tracy. 2019. TRACER Route Map. October.
San Joaquin Regional Transit District. 2014. Route 90 Map. August 10.
San Joaquin Regional Transit District. 2013. Route 97 Map. August 11.
Mintier Harnish Planning Consultants (prepared for San Joaquin County). 2016. San Joaquin County General Plan: Policy Document.
December.
Design, Community & Environment (prepared for the City of Tracy). 2011. City of Tracy General Plan. February 1.
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continuation of commercial agricultural enterprises. 11 The project site is not within city limits,
accordingly, the City of Tracy does not currently provide a zoning designation for the project site; the
applicant has requested pre-zoning to a designation of NEI Specific Plan (and annexation into the
boundaries of the NEI Specific Plan) as part of the application for development.

Project Description
1.1.2 - Land Uses
The proposed project includes demolition of 11 existing residential and agricultural structures on 4
acres located at the southwestern corner of the Tracy Alliance parcels, removal of all crops, and
construction of the following primary components:
• Multiple warehouse buildings totaling up to 3,352,320 square feet that support industrial uses

and associated offices;

• A 13.01-acre City-owned and managed stormwater detention basin with pump station;
• Approximately 110,000 square feet of landscaped areas associated with the site plan for the

Tracy Alliance parcels; and

• Approximately 948 automobile parking spaces and approximately 572 trailer parking spaces

provided within the site plan for the Tracy Alliance parcels.

Although development plans for the Suvik and Zuriakat parcels are not specified, these properties
will be required to meet the minimum standards for landscaping and parking when a specific Site
Plan is processed for those parcels. Based on the site acreage, the City has estimated the theoretical
maximum square footage for development and has identified a minimum number of required
parking spaces for the based on City code requirements.
The proposed site plan for all parcels is shown on Exhibit 6a and Exhibit 6b depicts a detailed site
plan for the Tracy Alliance parcels. Table 2 summarizes locations and square footage for each project
component.

11

6

San Joaquin County. 2001. Ordinance Code of San Joaquin County. Section 9-600.1.
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Table 2: Proposed Development Summary
Tracy Alliance Parcels (APN 213-170-27, -48)

Land Use (NEI Specific Plan)

Area (square feet)

Total gross square feet Total acres

Light Industrial (LI)
Building A
Building B
Building C

Warehouse

948,500

Office

30,000

Warehouse

62,000

Office

2,000

Warehouse

782,000

Office

25,000
Total

Basin Area

978,500

22.46

64,000

1.47

807,000

18.52

1,849,500

-

-

13.01

Total

55.46

Suvik Farms Parcels (APNs 213-170-24, -25, -26)

Land Use (NEI Specific Plan)

Maximum Building (gross square feet)1

Light Industrial (LI)

1,023,660
Zuriakat Parcel (APN 213-170-14)

Land Use (NEI Specific Plan)
Light Industrial (LI)

Maximum Building (gross square feet)2
479,160

Total Maximum Building Gross Square Footage = 3,352,320
Notes:
1 The maximum building square footage is calculated from the maximum allowable FAR (50 percent) as set forth in the
NEI Specific Plan. The total land area is approximately 2,047,320 square feet (47 acres).
2 The maximum building square footage is calculated from the maximum allowable FAR (50 percent) as set forth in the
NEI Specific Plan. The total land area is approximately 958,320 square feet (22 acres).
Source: Tracy Alliance Group. 2020.

Light Industrial
The buildings would support warehouse and office uses. Based on the proposed uses described
below, it is expected that approximately 1,871 employees would work on-site. 12

Warehouse
Multiple warehouse buildings are proposed, totaling up to 3,352,320 square feet. Three warehouse
buildings are proposed on the Tracy Alliance parcels, totaling 1,849,500 square feet. The number of
buildings to be constructed on the Suvik Farms parcels and Zuriakat parcel is not specified at this
time. For purposes of analysis in the Draft EIR, it is assumed that buildout on the Suvik Farms parcels
12

Conversation between Victoria Lombardo, Senior Planner and with Barbara Harb, Economic Development Analyst, City of Tracy in
May 2020. Employment data collected by conversations with business owners for various industrial businesses, including
warehousing, manufacturing, and employee-intensive (Amazon) warehousing, and existing building square footage data, averaged.
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and Zuriakat parcel would be to the maximum allowable FAR of 0.5, which provides the most
conservative impact estimates. Although future occupants are unknown at this time, the buildings
would be utilized for light industrial uses as defined by the NEI Specific Plan, which is most
commonly warehouse and distribution operations with low employee densities. Using the maximum
FAR allowed, and accounting for setbacks, parking, access, circulation, and landscaping
requirements, the Suvik Farms parcels could support up to 1,023,660 square feet, while the Zuriakat
parcel could support up to 479,160 square feet.

Office
Office use is permitted within the Light Industrial (LI) designation under the NEI Specific Plan. Each
warehouse would include office space for the purpose of facilitating and administering operations of
each building and their company occupants. It is assumed that the buildings on the Suvik Farms and
Zuriakat parcels would also include office space.

Parking
Parking would be provided pursuant to parking requirements of Tracy Municipal Code Chapter 10.08
Article 26. The required automobile and bicycle parking per parcel are shown in Table 3.

Table 3: Required Parking
Tracy Alliance Parcels (APN 213-170-27, -48)

Site Area

Building A

Building B

Building C

Total

AUTO PARKING REQUIRED

377

44

316

737

AUTO PARKING PROVIDED

470

57

421

948

TRAILER PARKING PROVIDED

319

0

253

572

MINIMUM BICYCLE PARKING
REQUIRED

191

31

161

38

Suvik Farms Parcels (APNs 213-170-24, -25, -26)

AUTO PARKING REQUIRED

276

MINIMUM BICYCLE PARKING
REQUIRED

141
Zuriakat Parcel (APN 213-170-14)

MINIMUM AUTO PARKING
TO BE REQUIRED
MINIMUM BICYCLE PARKING
REQUIRED
TOTAL AUTO PARKING REQUIRED = 1,153

140
71
TOTAL AUTO PARKING
PROVIDED = 1,364

TOTAL BICYCLE PARKING
REQUIRED = 591

Notes: 1. Number of spaces is rounded up.
Source: Tracy Alliance Group, 2020.

There will be trailer parking provided on the Suvik Farms and Zuriakat parcels, but the count and
location of these spaces is not known at this time.
8
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1.1.3 - Proposed Land Use Designation and Zoning
Land Use Designation
General Plan
As described above and shown on Exhibit 5, the City of Tracy General Plan designates the site
Industrial. The project site would be annexed into the City of Tracy (as shown in Exhibit 7a) and the
current San Joaquin County General Plan designation (A/UR) would no longer apply to the site.
Because the proposed project is already designated Industrial by the City of Tracy General Plan, no
land use redesignation would be required. Primary land uses allowed under this designation consist
of flex/office space, manufacturing, warehousing and distribution, and ancillary uses for workers’
needs (e.g. restaurants, parks, consumers services, etc.). The maximum FAR is 0.5. 13
Northeast Industrial Specific Plan
The project site would be annexed into the NEI Specific Plan area, and the NEI Specific Plan would be
amended to designate the site LI. Primary land uses allowed within this designation include
warehouse and distribution operations with low employee densities. The LI designation also allows
for general commercial uses such as automotive supply or plumbing stores. 14 The proposed NEI
Specific Plan land use designation is shown in Exhibit 7b.

Zoning
The project site is currently zoned General Agriculture with a minimum parcel size of 40 acres (AG40) by the Ordinance Code of San Joaquin County. The San Joaquin County Local Agency Formation
Commission (LAFCo) will require the City to pre-zone the site in conjunction with the proposed
annexation. The project site would be pre-zoned NEI Specific Plan, which would take effect upon
annexation into the City. Allowable uses within this zoning district are governed by the NEI Specific
Plan and light industrial uses, as described in the NEI Specific Plan, would be allowed. 15 The
proposed zoning is shown in Exhibit 7c.

1.1.4 - Circulation and Access
Vehicle
Primary vehicle access to the project site would be provided from four access points on Grant Line
Road and four access points on Paradise Road; the northerly access point along Paradise Road would
be for Emergency Vehicle Access (EVA) only. Once the future I-205 Interchange at Paradise Road is
complete, the two northmost access points along Paradise Road (including the EVA) would be
slightly modified to accommodate the interchange. A second EVA may be added along California
Avenue to provide emergency access to the Zuriakat parcel. The decision to include or not include
this EVA would occur during site plan review for any future development on the Zuriakat parcel.
A new signalized intersection on Grant Line Road would provide access to a New Private Drive that
would facilitate on-site circulation for the warehouses on the Tracy Alliance parcels as well as access
to the Suvik Farms and Zuriakat parcels as shown in Exhibit 6a. The New Private Drive, located along
13
14
15

Design, Community & Environment (prepared for the City of Tracy). 2011. City of Tracy General Plan. February 1.
City of Tracy. 2012. Northeast Industrial Specific Plan. Pages 10-11. July 17.
City of Tracy. 2016. Tracy Municipal Code Section 10.08.3022 – Northeast Industrial Specific Plan. October 18.
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the Tracy Alliance parcels’ eastern boundary, would also provide access to the detention basin area.
Since no site plan is being processed on the Suvik Farms and Zuriakat parcels, the exact location(s) of
access points from the New Private Drive to the Suvik and Zuriakat parcels have not been identified
at this time.

Future Interchange
The City of Tracy Transportation Master Plan includes improvements to Chrisman Road, which are
planned as part of improvements to the City’s expressway system, as well as a future I205/Paradise/Chrisman interchange. The schedule for implementation of the improvements is not
known as this time. The proposed project would set aside 13.36 acres in the northwest corner of the
project site, which would be sufficient to accommodate the future interchange. The proposed
project includes annexation of this land into the city, but does not include any design, analysis, or
construction of the future interchange. Therefore, the Draft EIR includes an evaluation of potential
impacts of annexing the future interchange area into the City but does not include evaluation of any
future construction.
Future design of the interchange would undergo a separate environmental review process pursuant
to CEQA and NEPA once funding is programmed and available.

1.1.5 - Design, Landscaping, and Lighting
The NEI Specific Plan includes design guidelines and development standards that regulate site
planning and architecture within the NEI Specific Plan area. Specific design details are not known at
this time, but the proposed project would be required to conform to the design guidelines set forth
in the NEI Specific Plan, subject to review and approval by the City’s Development Services Director.

Building Design and Height
The NEI Specific Plan requires that attention be given to parts of any buildings visible from adjacent
roadways or public parking. Large buildings should have facades that include variations in massing,
form, and texture. Continuous surface treatments of a single material should be minimized.
Architecture should be used to highlight building entries. Any accessory buildings and enclosures,
whether attached or detached from the main building, shall be of similar compatible design and
materials. 16
The maximum height for LI uses under the NEI Specific Plan is 60 feet. Buildings would not exceed
this height.

Landscaping
Within parking areas on-site, landscaping would conform to the requirements for Off-Street Parking
established by Municipal Code Chapter 10.08, Article 26, except where modified by the NEI Specific
Plan. Landscaping requirements as set forth in the NEI Specific Plan are summarized in Table 4. Table
4 assumes parking lot landscaping would be decreased by 50 percent, and that a corresponding
increase in perimeter landscaping of 50 percent would be provided to compensate, as allowed in the

16

10

City of Tracy. 2012. Northeast Industrial Specific Plan. Page 32. July 17.
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Municipal Code. 17 These requirements include designing landscapes as extensions of adjacent public
right-of-way landscaping as applicable and completing on-site landscaping simultaneous to
completion of buildings and other improvements. Additionally, landscaping shall not obstruct sight
lines at street or driveway intersections, and parking areas and project frontages shall be screened
from public rights-of-way. 18 Additional landscaping guidelines are available in the NEI Specific Plan.

Table 4: Summary of City Landscaping Requirements
Landscaping Requirement

Industrial Use

Landscaped frontage setback
Minimum number of trees in parking area

10 feet
1 tree per 5 spaces

Percentage of landscaping in parking areas for over:
0-15 cars
16-30 cars
31-60 cars
Over 60 cars

5 percent
5 percent
7.5 percent
10 percent

Source: City of Tracy. 2012. Northeast Industrial Specific Plan. July 17.

Lighting and Signage
Light fixtures would meet all safety standards pursuant to the latest adopted edition of the
California Building Code and would be installed throughout the length of the New Private Drive
pursuant to the Municipal Code. The NEI Specific Plan recommends that one lighting fixture style be
used on all streets. Where possible, light standards would be located in roadway medians. 19
Signage would be required to conform to the requirements of Municipal Code Chapter 10.08, Article
35, except as modified by the NEI Specific Plan. A site sign program would be prepared and
integrated into the total design concept for the proposed project, and all signs would be approved
prior to installation. Project signage may be illuminated provided that no flashing, traveling,
animated, or intermittent illumination would be used. Such illumination would be confined to the
area of the sign except when such illumination is back lighting for an otherwise non-illuminated sign.
No sign illumination would cast a glare which is visible from any street.

1.1.6 - Infrastructure Improvements
Domestic Water
The City’s Public Works Department would supply potable water to the project. In the City’s 2012
Water System Master Plan, 12-inch water lines were proposed for continuation north on Paradise Road
until West Arbor Avenue, and within the project site along the perimeter of the Suvik Farms parcels. 20

17
18
19
20

City of Tracy. 2019. Tracy Municipal Code Section 10.08.3560(g).
City of Tracy. 2012. Northeast Industrial Specific Plan. Pages 33 and 34. July 17.
City of Tracy. 2012. Northeast Industrial Specific Plan. Page 24. July 17.
West Yost Associates. 2012. City of Tracy Citywide Water System Master Plan, Figure 8-2 on Page 8-25. December.
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The 12-inch water line in Paradise Road has been extended as planned; planned water lines that
would traverse through the project site have not yet been installed.
The project proposes to install 10-inch lines to accommodate the level of development proposed on
the Tracy Alliance parcels. These lines would connect to the buildings on the Tracy Alliance parcels at
several locations (as shown in Exhibit 8). Several fire hydrants would be installed surrounding the
buildings on the Tracy Alliance parcels and would connect to the 10-inch water lines. Since no site
plan is being processed for either the Suvik Farms or Zuriakat parcels at this time, the location and
sizing of water lines will be identified and reviewed by the City as part of subsequent engineering
plans when development applications are submitted for these parcels.

Stormwater Drainage
The project site drains generally toward the northeast and has its own sub-basin (E65) within the
Eastside Industrial future service area, one of the future development areas where the City
anticipates new development. There are no existing stormwater drainage facilities near the project
site. 21
The proposed project includes construction of a stormwater detention basin on-site as identified in
the City of Tracy Citywide Storm Drainage Master Plan. 22 The proposed 13.01-acre stormwater
detention basin with a pump station would be located along the northeast site boundary. Following
its construction, the basin would be dedicated to and managed by the City. Construction of this
stormwater detention basin would also support future development within the Eastside Industrial
service area and the applicant would be awarded a fee credit against the stormwater impact fee
required for the project.
The proposed project would construct a 12-inch forced main storm drain line along the corner of I205 east and Paradise Road (see Exhibits 8, 9a, and 9b) to connect the proposed on-site detention
basin to the City’s NEI detention basin adjacent to the western boundary of the project site. Project
discharge into the on-site detention basin would be held until the NEI detention basin is drained
enough to accept inflow; all stormwater would eventually discharge into the Eastside Channel.
Bio-retention treatment areas would intermittently surround the buildings on the Tracy Alliance
parcels and be interspersed throughout the parking lots (Exhibit 9b). On-site storm drain lines within
the Tracy Alliance parcels would be 12 inches and would connect bio-retention treatment areas to
the proposed on-site detention basin.
Should the NEI detention basin not be finished by the time the proposed project is operational and
not able to accommodate flow from the proposed project, the applicant would work with the City to
modify the proposed on-site detention basin to ensure stormwater drainage for the project site
would be sufficient.
Since no site plans are being processed for the Suvik Farms or Zuriakat parcels at this time, the exact
location and sizing of on-site stormwater drainage facilities and how they connect to the on-site

21
22

12

Stantec. 2012. City of Tracy Citywide Storm Drainage Master Plan. November.
Stantec. 2012. City of Tracy Citywide Storm Drainage Master Plan. Figure 5-1a. November.
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stormwater detention basin will be identified and reviewed as part of subsequent engineering plans
when development applications are submitted for these parcels.

Sanitary Sewer
The proposed project is anticipated to include connections to the existing City sanitary sewer system
operated by the Public Works Department via the existing wastewater line beneath Paradise Road
(see Exhibit 8). 23 An existing 15-inch sanitary sewer line is located within the Paradise Road right-ofway and an existing 10-inch sanitary sewer line is located within Grant Line Road and have sufficient
capacity to accommodate the development as proposed. The development of the Tracy Alliance
parcels would be served as follows:
• Building A: would be served via two proposed 8-inch sanitary sewer lines that would each

connect to the existing 15-inch sanitary sewer line in Paradise Road.

• Building B: would be served by a proposed 6-inch sanitary sewer line that would traverse the

northern side of Building A, connecting to the existing 15-inch sanitary sewer line in Paradise
Road.

• Building C: would be served by two sanitary sewer lines: (1) a proposed 6-inch sanitary sewer

line that would connect to an existing 10-inch sanitary sewer line in Grant Line Road, and (2) a
proposed 8-inch sanitary sewer line that would connect to the existing 15-inch sanitary sewer
line in Paradise Road.

Since no site plans are being processed for the Suvik Farms and Zuriakat parcels, the exact location
and sizing of an on-site sanitary sewer system will be identified and reviewed by the City of Tracy as
part of subsequent engineering plans when development applications are submitted for these
parcels.

Solid Waste and Recycling Collection
The City Public Works Department provides solid waste and recycling services for areas within city
limits and certain surrounding County areas. The Public Works Department has a partnership with
Tracy Disposal Service Company to provide residential and commercial solid waste collection and
disposal, including recycling and organics services. 24,25 Garbage is collected once a week, and
recycling and yard waste are collected on alternating weeks. 26
Solid waste generated by the proposed project would be accommodated at the Tracy Material
Recovery Facility & Solid Waste Transfer (MRF), and then hauled to the Foothill Sanitary Landfill on
North Waverly Road east of Tracy. On a designated day, Tracy Disposal Service Company collects and
transports solid waste to the MRF.

23
24
25
26

De Novo Planning Group. 2019. Tracy Municipal Services Review. July.
City of Tracy. 2020. Recycling & Solid Waste. Website: https://www.ci.tracy.ca.us/?navId=688. Accessed April 9, 2020.
Tracy Delta Solid Waste Management, Inc. Website: https://www.tdswm.com/. Accessed April 9, 2020.
City of Tracy. 2020. Garbage & Recycling Schedule. Website: https://www.ci.tracy.ca.us/?navId=700. Accessed April 16, 2020.
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Power and Telecommunications
Electricity and natural gas services for the proposed project would be provided by Pacific Gas and
Electric Company (PG&E). There is a natural gas pipeline under Grant Line Road (the southern
project site boundary), as well as an electric transmission line above ground. 27,28
Phone and internet services could be provided by various private companies, including AT&T, Xfinity,
Comcast, and Verizon.

1.1.7 - Discretionary and Ministerial Actions
Discretionary approvals and permits are required by the City for implementation of the proposed
project. The project application would require the following discretionary approvals and actions:
• EIR certification;
• Annexation and Prezoning; final approval action for annexation would be required by San

Joaquin Local Agency Formation Commission;

• Northeast Industrial Specific Plan Amendment;
• Development review permit;
• Tentative Parcel Maps or Lot Line Adjustment as needed to create final development lots; and
• Cancellation of the Williamson Act contract on the Suvik Farms parcels (if required).

Subsequent ministerial actions would be required for implementation of the proposed project,
including issuance of demolition, grading, and building permits.

1.1.8 - Responsible and Trustee Agencies
Several other agencies in addition to the City of Tracy will serve as Responsible and Trustee Agencies,
pursuant to CEQA Guidelines Section 15381 and Section 15386, respectively. The Draft EIR will
provide environmental information to these agencies and other public agencies, which may be
required to grant approvals or coordinate with other agencies, as part of project implementation.
These agencies may include, but are not limited to, the following:
•
•
•
•
•
•
•
•
27

28

14

United States Army Corps of Engineers
United States Fish and Wildlife Service
California Department of Fish and Wildlife
California Department of Transportation (Caltrans)
California Public Utilities Commission
Central Valley Regional Water Quality Control Board (Central Valley RWQCB)
County of San Joaquin
San Joaquin Local Agency Formation Commission (San Joaquin LAFCo)

Pacific Gas and Electric Company (PG&E). 2020. Gas Transmission Pipelines. Website: https://www.pge.com/en_US/safety/how-thesystem-works/natural-gas-system-overview/gas-transmission-pipeline/gas-transmission-pipelines.page. Accessed April 9, 2020.
California Energy Commission. California Electric Infrastructure App. Website: https://cecgiscaenergy.opendata.arcgis.com/app/ad8323410d9b47c1b1a9f751d62fe495. Accessed April 9, 2020.
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• San Joaquin County Airport Land Use Commission
• San Joaquin Valley Air Pollution Control District (Valley Air District)

Actions that are necessary to implement the project that must be taken by other agencies are:
• Annexation, with Prezoning, of the Project into the City of Tracy (San Joaquin LAFCo)
• Detachment from Tracy Rural Fire District (San Joaquin LAFCo)
• Coverage under General Construction Stormwater Permit (California State Water Resources

Control Board/Central Valley RWQCB)

• Approval of Indirect Source Review (Valley Air District)

Issuance of Encroachment Permits for roadway, trail, or utility improvements within facilities under
the jurisdiction of Caltrans or the County of San Joaquin may also be necessary.

Environmental Review
1.1.9 - Potential Environmental Effects
The Draft EIR will evaluate potentially significant environmental impacts associated with the
approval and implementation of the proposed project. Consistent with the CEQA Guidelines
(Appendix G), the following environmental resource categories will be analyzed in relation to the
Project:
•
•
•
•
•
•
•
•
•

Aesthetics
Agriculture and Forestry Resources
Air Quality
Biological Resources
Cultural Resources
Energy
Geology and Soils
Greenhouse Gas Emissions
Hazards and Hazardous Materials

•
•
•
•
•
•
•
•

Hydrology and Water Quality
Land Use and Planning
Noise
Public Services
Transportation
Tribal Cultural Resources
Utilities and Service Systems
Wildfire

• Aesthetics—The Draft EIR will include an evaluation of aesthetic impacts related to the

conversion of the site from agricultural to industrial uses.

• Agriculture and Forestry Resources—There are three active Williamson Act contract parcels

within the project site. The Draft EIR will include an evaluation of converting the project site
from active agriculture to industrial uses.

• Air Quality—The Draft EIR will include an evaluation of construction-period toxic air

contaminants to assess potential construction health risks for area employees. The Draft EIR
will also include an evaluation of operational air quality effects.

• Biological Resources—There is potential for special-status species on the project site including
song sparrow, tricolored blackbird, burrowing owl, San Joaquin kit fox, Swainson’s hawk, and
FirstCarbon Solutions
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roosting bats. The site contains aquatic features, potentially qualifying as jurisdictional waters
of the United States and/or waters of the State. The Draft EIR will include analysis of potential
impacts on relevant special-status species and sensitive habitats, including a project specific
Biological Resources Assessment.
• Cultural and Resources—The Draft EIR will include a summary of a Phase I Cultural Resources

Assessment to confirm whether the implementation of the project would result in impacts to
cultural resources. The Draft EIR will include mitigation, where needed, to reduce potential
impacts.

• Energy—The Draft EIR will include an evaluation of energy use to assess consistency with the

City’s Sustainability Action Plan.

• Geology and Soils—The project site is not located within in an Alquist-Priolo Earthquake Fault

Zone. However, the applicant-prepared geotechnical report includes several
recommendations. The Draft EIR will include an evaluation of site soils and geology and
recommendations from the geotechnical report will be included as mitigation measures.

• Greenhouse Gas Emissions—The Draft EIR will include an evaluation of construction-period

greenhouse gas emissions to assess consistency with the City’s Sustainability Action Plan. The
Draft EIR will also include an evaluation of operational-period emissions to assess compliance
with Valley Air District thresholds.

• Hazards and Hazardous Materials—The Draft EIR will identify impacts and mitigation for

hazards and hazardous materials. The Draft EIR will summarize the applicant-prepared Phase I
and Phase II ESAs for the Tracy Alliance parcels as well as the Phase I for the Suvik Farms and
Zuriakat parcels and include recommendations provided in those reports. Emergency
response and evacuation impacts will be reviewed, including the proposed emergency vehicle
access road off Paradise Road.

• Hydrology and Water Quality—The proposed project would involve grading and creation of

new impervious surfaces that have potential to create runoff. The Draft EIR will include an
evaluation of increased development and impervious surfaces on water quality, stormwater
drainage, and other hydrology issues. The Draft EIR will also include an evaluation of
constructing and dedicating a new on-site detention basin to the City.

• Land Use and Planning—As previously described, the proposed project would include
annexation of land into the City and a NEI Specific Plan amendment. Conformity with City
policies will be evaluated as part of the analysis.
• Noise—The Draft EIR will include an evaluation of construction-period noise based on the
estimated equipment list and duration of construction activities. Operational traffic noise
impacts will also be evaluated.
• Public Services—The proposed project would include development of new warehouse and

office buildings that would increase demand for public services, including police and fire
services. The Draft EIR will include an evaluation of public service impacts related to the new
industrial operations.

16
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• Transportation—The CEQA analysis will include a comprehensive traffic analysis that

considers aspects such as roadway design and safety, effects on increased traffic volumes on
Grant Line Road and Paradise Road as well as other roadways, and analysis of proposed
improvements. A vehicle miles traveled analysis will also be provided.

• Tribal Cultural Resources—The Draft EIR will include analysis of tribal cultural resources and a

summary of tribal coordination to confirm whether the proposed project would potentially
affect any resources of importance to local tribes.

• Utilities and Service Systems—The proposed project would require extension of public water

and wastewater systems on-site. The Draft EIR will evaluate potential impacts associated with
construction of the proposed utility extensions, as well as operational components of the City
water supply, stormwater, wastewater, solid waste collection systems, and private power and
telecommunications provision.

• Wildfire—The Draft EIR will include an evaluation of wildfire risk in the City and identify

impacts, if any, associated with implementation of the proposed project, including mitigation,
if required.

It is anticipated that the following environmental topics will not require detailed analysis, and
instead will be addressed under an Effects Found not to be Significant chapter of the Draft EIR:
• Mineral Resources—There are no known mineral resources located on or adjacent to the

project site. As such, the proposed project would not result in significant effects related to
mineral resources.

• Population and Housing—The proposed project would require removal of one occupied

residential structure and prezoning of agricultural land. Although the project would displace
the existing occupied residence and associated structures, the proposed project would not
necessitate construction of replacement housing elsewhere not already anticipated by the
City.

It is expected that employees from the local labor force would be the primary source for
workers, however, the possibility exists for individuals to relocate to the City to work at the
proposed warehouses. Based on the light industrial nature of the proposed project, it is
expected that approximately 1,871 employees would work on-site. Because the population of
the City is currently estimated at 95,931, the total number of employees that may work at the
project site represents approximately 2 percent of the current population of the City.
Therefore, proposed project implementation would not displace any individuals or
significantly increase population, and less than significant impacts related to population and
housing would occur.
• Recreation–Because the proposed project is not located within or adjacent to any designated

natural or open space areas and would not significantly increase City population, the project
would not impact park usage. Furthermore, because the proposed project is not expected to
result in a significant increase in population, the ratio of parks to residents would be
unchanged by the project. As such, the proposed project would not result in significant effects
related to recreation.
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