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2.1 Purpose of The Specific Plan

T

he purpose of the specific plan is to guide development policy consistent with the goals and policies of the Modesto Urban
Area General Plan. The specific plan process provides a tool for comprehensive planning as required by the Modesto Urban
Area General Plan. The Tivoli Specific Plan is prepared in accordance to Section 65450 of the California Government Code.
Subsequent entitlement, within the project area must be consistent with the TSP.
The specific plan provides a comprehensive planning effort that includes but is not limited to the establishment of land uses, development concepts, standards and guidelines consistent with the Modesto Urban Area General Plan. The specific plan also addresses
the provision of public facilities and infrastructure with financing measures.
2.1.1 Summary of Issues
The primary issues for the TSP are to foster attractive and distinctive development, to ensure public facilities and services are adequately provided and planned including funding mechanisms, to provide a range of housing types in compliance with the Housing
Element, to ensure a circulation system that is consistent with traffic policies, and to provide for new regional commercial development opportunities on the east side of Modesto.
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2.2 General Plan Consistency
The Tivoli Specific Plan is consistent with the Modesto Urban Area General Plan, as amended in
2003, and modified as part of the TSP project approvals as described in section 2.2.1.1 General
Plan Amendment. Pursuant to the City of Modesto Specific Plan Procedures and Preparation Guide
adopted in October 2004, this section addresses applicable Land Use and Housing policies. Other
relevant General Plan policies are addressed in the Program Environmental Impact Report (PEIR)
prepared for the TSP. The TSP development policies including mitigation measures from the PEIR are
provided to implement the goals and policies of the Modesto Urban Area General Plan. This section
also discusses the amendments to the General Plan needed for the TSP.
2.2.1 Land Use Policies
The TSP is a comprehensive plan providing a variety of land uses while addressing public services and
infrastructure, circulation, and environmental issues consistent with the Land Use policies. The TSP
allows for a range of residential housing types and configurations including small-lot single family residential units, standard single family residential, large lot single family residential, attached residential
(e.g. duplex, triplex, fourplex, rowhouse/townhouse and apartments), and various types of multi-family
units. Approximately 286 acres is designated for residential development providing for a maximum of
3,241 dwelling units. As much as 50% of the dwelling units may be developed as Medium Density, 8
to 18 units per acre, and Medium High Density Residential, 18 to 24 units per acre.
The TSP includes a financing strategy for implementation of public facilities prior to or concurrent to
development. Funding mechanisms are also provided to pay for the necessary on and off-site facilities
The TSP emphasizes a grid-oriented street network that provides direct walking connections between residential areas, parks, schools, and major commercial areas. All streets are designed to be
pedestrian-friendly with an ample street landscaping and sidewalks. Parkway planter strips along all
collector level and above TSP streets will allow for canopy shade trees to be planted adjacent to the
street edges.
The TSP proposes an approximately 19 acre dual-use basin and neighborhood park that will serve as
a centralized focal point, as well as a recreational and developed open space asset. Adjacent and colocated with the park, is an area designated for an elementary school site. The TSP may include small
neighborhood common open space in some residential districts. The paseos located along primary
collector streets will offer appealing pedestrian linkages to the centrally located basin/park.
The current Modesto Area Express (MAX) transit system presently serves the fringes of the future
TSP areas. As phased development of the Tivoli occurs over time, transit (bus) service extensions will
be made to this area.
2.2.1.1 General Plan Amendment
The discussion above addresses the primary aspects of how the TSP is consistent with the Land Use
Policies. However, there are several aspects of the TSP that require an amendment to the Modesto
Urban Area General Plan. The following outlines the General Plan policies that are amended as part
of the General Plan Amendment:
 Reclassify two sites consisting of approximately 67 acres from Village Residential to Regional
Serving Commercial.
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Allow Village Residential designations in TSP to exceed the recommended 5.1 units per gross

acre.

 Allow commercial development for the Village Residential designations in TSP to exceed the

recommended 4%.

 Allow for the TSP neighborhood center focus to become a neighborhood park and elementary

school.

Claratina Avenue from Oakdale Road to Roselle Avenue would be reclassified from a four-lane

Expressway to a six-lane Principal Arterial with a Class I bike path.

 Sylvan Avenue from east of Oakdale Road to Roselle Avenue would be reclassified from a six-

lane Principal Arterial to a four-lane Minor Arterial.
 Oakdale Road from Sylvan Avenue to Claribel Avenue would be amended as a Principal Arterial
to include Class 2 Bike Lanes, one lane on each side of the street.

2.2.2 Housing Policies
The Medium High Density Residential designation is intended to provide 924 units to meet the
project’s share of affordable housing consistent with the Housing Element. The TSP also provides a
range of different housing types and styles particularly in the LDR and MDR designations that may
also provide affordable housing.
The TSP encourages a range of housing types that include duplexes, triplexes, fourplexes, townhouses and rowhouses, courtyard and alley loaded homes on small lots, conventional apartment,
and stacked flats. A variety of housing choices of increases opportunity to provide entry level and
step-up housing.

2.3 Existing Site Conditions
The present land use conditions, both within and surrounding the project study area, are briefly
defined below, and better illustrated and annotated on the Exhibit 2.1 -Existing Conditions Visual
Summary Map.
 Northern Perimeter: The northern edge of the project is defined by land that is agricultural in
nature in either orchard plantings or fallow fields.
Adjacency: To the north and across from the future extension of Claratina Avenue, the existing
land bordering Claratina remains undeveloped and in an agricultural or otherwise unimproved
state.
 Southern Perimeter: At the southwestern corner of the site, defined by the intersection of

Oakdale and Sylvan, neighborhood commercial and office development currently exists. Immediately east of this corner are two older, small residential areas off Lydia Lane and Jeffrey
Drive. A series of three microwave towers exists, immediately to the east of Lydia Lane. A
private recreational and social center, The Sylvan Club is located midway along Sylvan Avenue.
At McReynolds Avenue, there is a small commercial/light industrial building. The remaining
area of this southerly portion of the site remains undeveloped, either in an active agricultural
orchard or fallow condition.
Adjacency: To the immediate south of Sylvan Avenue and across from the project study area,
the majority of the site has recently undergone development (in the last five years) as mostly
single-family residential subdivisions (Village One) made up of 5,000 to 6,000 SF lots and
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larger. At the southeast corner of Sylvan Avenue and Oakdale Road is an area mostly devoted to a
range of small business; commercial and office buildings along with a nearby post office facility (on
Oakdale).
 Eastern Perimeter: The eastern portion of the project study area has a scattering of individual homes

and businesses, most of which front Roselle Avenue. Most of this eastern edge of the project study
area remains in open grazing or fallow agricultural fields along with orchard tree groves and vineyard
plantings.
Adjacency: To the immediate east of the project study area and across Roselle Avenue, existing development is mostly made up of residential homes on large lots and open fields. From north to south,
the homes front on and are strung out along Roselle Avenue. At the northeastern corner, across from
the intersection of the future Claratina extension and Roselle Avenue, is an existing ballfield complex.

 Western Perimeter

Residential homes situated on large and variable-sized lots off Mable Avenue are the dominant feature of existing development on the west side of the project study area. An existing and attractive
animal veterinarian office building is situated at the southeastern corner of Oakdale Road and Mable
Avenue. Matching the east side of the project the study area, the west perimeter is mostly open grazing or fallow agricultural fields but with more extensive orchard tree groves and vineyard plantings.
Adjacency: Fronting on Oakdale Road and adjacent to the project study area, from north to south,
there is existing fallow agricultural land, an older residential subdivision (with cul-de-sac streets backing up onto Oakdale), the Northeast Modesto police substation and county offices, and a small commercial and retail development concentrated on the northwest corner of Oakdale Road and Sylvan
Avenue.

 Center and Interior:

The center and interior of the project study area is dominated by an existing above ground water storage tank reservoir owned and operated by the City of Modesto. Surrounding the tank site is largely
open agricultural land, both in a fallow and cultivated state.

 Nearby and Adjacent:

East side: Mary Grogan Community Park is proposed near the project site at the corner of Litt Road and
Sylvan Avenue, adjacent to the Enochs High School site. James Enochs High School (formerly known
as Village One High School) opened in the 2006 school year.
The City of Modesto has planned Mary Grogan Park, a multi-faceted community park featuring seven
lighted soccer fields, one recreational softball field, a restroom/concession building, picnic areas,
children’s play areas, off-street parking, a community center, an aquatics center, and a police precinct
and fire station. Presently the park is intended to be built and open between 2008-2009.

2.3.1 Existing Circulation
 Regional Access
As shown on Exhibit 1.1, Context and Setting Project Location, from the west, the Tivoli Specific Plan
study area is most directly accessible from Highway 99 by taking either the Kiernan Avenue or Pelandale Avenue exits. On the south, the study area can be accessed from 99 via the Standiford
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Avenue exit to Sylvan Avenue.
From the east, the project study area is mainly accessed from the future expressway intersection
of Sylvan Road and Claus Road.
North and south access from the greater Modesto area is principally from either Oakdale Road
or Roselle Avenue intersecting with Sylvan on the south.
 Local Circulation

As depicted on Exhibit 3.6 Circulation Plan, Chapter 3.0, Circulation/Street Hierarchy Diagram, nearby and direct access to the project study area will be available from the extension
of the Claratina Avenue, an expressway level street proposed by this plan to be changed to a
principal arterial, on the north and Sylvan Avenue, an arterial street, from the south. From the
west, access is obtained via Oakdale Road and on the east from Roselle Avenue, both arterial
(principal and minor) streets.

2.3.2 Existing Utilities
Existing “wet” utilities such as water, irrigation, surface drainage ditches and sewer lines, are shown
on the Exhibit 2.2, Existing Sewer, Water, Storm. Existing “dry” utilities consisting of cable, electric
and gas service lines along with microwave towers are shown on Exhibit 2.3, Existing Dry UtilitiesCable, Electric, Gas.
2.3.3 Existing Property Ownership
Contained within the project study area are 85 separate parcels, ranging from residential lots to
large undeveloped parcels. Of those 85 parcels, approximately 48 are individual residential homes.
The rest are mostly undeveloped, under 20 acres (only five are over that) and range in size from
1.65 acres to nearly 80 acres. Refer to Exhibit 2.4 Existing Land Ownership Map for information on
individual parcel ownership, size and respective assessor parcel numbers.
2.3.4 Existing Environmental Conditions
The existing and known environmental conditions of the site are briefly summarized below:
 Topography
The entire project study area is relatively flat with an average cross slope north to south through
the center of the site of only .001%. The higher elevations within the project study area occur
in roughly the northeast quarter of the site. The transition from the northeast corner to the rest
of the site includes local slopes up to .002%. Refer to Exhibit 2.5 Existing Topography Map for
existing spot elevations and interpolated contours.
 Geology and Soils

The soils on the site are predominately sandy loam (Madera Sandy Loam (MdA), San Joaquin
Sandy Loam (SaA) and Hanford Sandy Loam (HdpA)) in character and composition. Refer to
Exhibit 2.6 Existing Soils and Seismicity Map for further detail.

 Seismicity

As noted on Existing 2.6 Existing Soils and Seismicity Map, the project study area is located in
Seismic Zone three. There are no major known or active faults nearby.

 Drainage

TIVOLI SPECIFIC PL AN

9

Chapter 2  existing conditions
At present, drainage through the unimproved portions of the project study area is either surficial or conducted via on-site open irrigation ditches. Improved portions of the project study
area (eg. existing residential subdivisions) are either drained by street swales into rock wells
or percolate naturally into the ground. Larger lot “ranchette” homes utilize surface drainage.
 Floodway and Floodplain

The project study area is located outside of the 500-year floodplain.

 Vegetation

Existing vegetation within the project study area consists mostly of orchard tree row crops,
vineyards, fallow agricultural fields (grasses), grazing grassland and meadows, random native
and non-native tree groves and stands of brush. Ornamental landscape areas, associated with
existing development, are found both in and around the site. Additional identification and
mapping of significant on-site vegetation will occur through the preparation of the EIR for this
project. Refer to Exhibit 2.1, Existing Conditions - Visual Summary Map (Aerial Photo of site)
to view existing vegetative patterns.

 Historic and Cultural Resources

At present, there are no known historic and cultural resources that have been identified within
the project study area.

 Biological Resources

Swainson’s Hawk and Burrowing Owl are biological resources discussed in the EIR. The EIR for
this project identifies the impacts and mitigation measures.

 Williamson Act Contracts

Several of the parcels contained within the project study area are under current Williamson Act
contract. Those parcels are shown on, the Existing Land Ownership Map (Exhibit 2.4).

 CalEPA hazardous materials list sites

Phase I Environmental Site Assessments (ESAs) have been prepared for nine parcels, representing 223 acres. No known hazardous material waste sites were by the identified ESAs. The
EIR for this project identifies the impacts and mitigation measures.

 Wetland Habitat

There are no known or delineated jurisdictional wetland sites within the project study area.
Development of the project site would eliminate wetlands sustained by current irrigation practices. The EIR for this project discusses the impact and mitigation measure.
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Exhibit 2.2 - Existing “Wet” Utilities - Sewer, and Storm Water
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Exhibit 2.3 - Existing “Dry” Utilities - Cable, Electric and Gas
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Exhibit 2.4 - Existing Land Ownership Map
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Exhibit 2.5 - Existing Topography Map
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Exhibit 2.6 - Existing Soils and Seismicity Map
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