
 
City Council 
Agenda Report  
 

FROM:  Jenny Carloni, Community Development Director 
BY:   Kristyn Bitz, Principal Planner 
 
SUBJECT  Consideration of No More Gas in Galt Appeal of Planning Commission’s 

Approval of Galt Ranch Commercial Development; Consideration of 
CEQA Findings for, and Approval of, Galt Ranch Commercial 
Development 

 
RECOMMENDATION 
Consider resolution to deny No More Gas in Galt’s appeal of Planning Commission approval 
of Galt Ranch Commercial Development and adopt, pursuant to Public Resources Code 
Section 21083.3 and California Environmental Quality Act (“CEQA”) Guidelines section 15183, 
the 15183 Checklist; and, pursuant to that, consider resolutions denying the appeal and 
approving a Tentative Parcel Map, a Master Site Plan, a Conditional Use Permit for five Drive-
Through Restaurants, a Conditional Use Permit for a Master Sign Plan for three freeway-
oriented signs, a Conditional Use Permit for a convenience market, a Minor Use Permit for a 
car wash, and approving Architectural Guidelines. 
 
PROPERTY OWNER / PROJECT APPLICANT 
Jas Bains 
Galt Ranch, LLC. 
5098 Foothills Blvd #3-388 
Roseville, CA 95747 
     
PROJECT DESCRIPTION 
Galt Ranch Commercial Development (“Project”) is a new 189,070 square foot commercial 
development situated on 45 ± acres. The Project consists of a Master Site Plan, Architectural 
Guidelines, a Tentative Parcel Map (“TPM”) and Conditions of Approval, a Master Sign Plan, 
one Conditional Use Permit for five Drive-Through Restaurants, one Conditional Use Permit 
for a Convenience Market, one Minor Use Permit for a car wash, and one Conditional Use 
Permit for three freeway-oriented signs. 
 
PROJECT LOCATION, BACKGROUND, AND SETTING 
The Project site is located along North Bound State Route Highway 99, bound by Simmerhorn 
Road to the north, A Street to the south, and the future Crystal Way extension to the east 
(APNs 150-0133-003, 150-0361-002, 150-0082-023, and -018). The future north/south 
segment of Crystal Way between Simmerhorn Road and Boessow and the Elliott Ranch 
Subdivision are to the east of the Project.  
 
City Manager Approval: 
   Chris Erias 
TYPE OF ITEM:   COUNCIL ACTION:  Introduced Approved     Denied       Revised  
____ Consent    Reso No _________________   Ord No ________________ 
____ Departmental   Moved By: 
____ Public Hearing   Seconded By: 
____ Successor Agency   Vote:  
____ Other: 

 

Meeting Date: May 19, 2026 
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The Project site is currently vacant. No buildings exist on the site. Two gas stations and 
several legal non-conforming residential uses exist to the north of the Project. To the east is 
the Elliott Ranch Subdivision which is currently under construction. To the southeast is a 
project known as 10769 Boessow Road which includes the future development of commercial 
and residential uses. To the west is Highway 99; to the west of the highway is Galt High 
School and existing residential sites. Table 1 details the Project’s and adjacent properties’ 
current General Plan and Zoning designations and uses. 
 

Figure 1 - Location Map  

 
 

Figure 2 - Project Site  

 
Table 1 – Adjacent Land Designations and Uses 
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 Existing Use General Plan Zoning 

Project 
Site 

Undeveloped Commercial  Highway Commercial (HC) 

North 76 Gas Station, Chevron Gas 
Station, and legal non-
conforming residences 

Commercial Highway Commercial (HC) 

South 
 
 
 

 South-
East 

Central Galt Interchange  
(A St. and C St. on/off ramps) 

 
 

10769 Boessow Road 
Development (under review) 

- 
 
 

 
Commercial, Low Density 

Residential 

- 
 
 

 
Highway Commercial (HC), 

R1C, R2 
East Elliott Ranch Subdivision 

(under construction) 
Low Density Residential, 

Medium-High Density 
Residential 

R1C, R2, R3-PD 

West SR Hwy 99 
 

Galt High School 
 

Existing Residential (Wendy 
Hope Dr and Camellia Way) 

 

- 
 

Public Quasi-Public (PQ) 
 

Low Density Residential, 
Medium Density 

Residential 

- 
 

PQ 
 

R1C, R2 
 

 
 

PLANNING COMMISSION 
On February 12, 2026, the Planning Commission held a public hearing on the Project, 
considered all evidence in the record, including the staff report, supporting documentation, 
and oral and written comments, and, using their independent judgment, adopted findings 
pursuant to CEQA and approved the Project (PL0792). 
 
On February 20, 2026, the Law Office of Edward E. Yates filed an Appeal on behalf of No 
More Gas in Galt (“NMGG”), an unincorporated association of individuals in the City of Galt 
(“Appellant”), with the Galt City Clerk appealing the Planning Commission’s approval of the 
Project (“Appeal”). 
 
ANALYSIS 
For purposes of consideration of the Appeal, the proposed Project has been reviewed in 
accordance with the City’s General Plan, and the development standards of Galt Municipal 
Code (GMC) Title 18 (Development Code) Chapters 18.20 (Commercial Development), 18.48 
(Parking and Loading), 18.52 (Landscape), 18.56 (Sign Standards), 18.64 (Subdivisions), and 
18.68 (Development Code Administration). The Project is not located in a specific plan. 
 
General Plan 
 
The City has a General Plan goal of designating adequate land for development of local and 
regional commercial uses that will meet the present and future needs of Galt residents and 
visitors and enhance Galt’s economic vitality and provide areas for necessary public/quasi-
public uses.  
 
The General Plan Commercial designation provides primarily for regional, neighborhood, and 
locally oriented retail and service uses, restaurants, banks, entertainment uses, public and 
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quasi-public uses, and similar and compatible uses.  These sites are typically located 
downtown and in areas of good visibility, such as arterials or major intersections.  Galt Ranch 
is in an area with excellent visibility.  
 
The Project site’s HC zoning district is intended for medium to high intensity uses with a wide 
range of retail, wholesale commercial, entertainment, office, services, and professional uses. 
This zoning district provides a high visibility commercial environment along freeway frontage 
roads and at freeway on/off ramps for uses that depend on high volume traffic or that serve 
highway travelers. The HC zoning district is characterized by large lots designed to promote 
the development of retail and service establishments such as regional shopping centers, 
restaurants, hotels, motels, highway service centers, and large-scale entertainment 
enterprises. Development in this district typically involves integrated structures with multiple 
uses and tenants providing a broad range of goods and services. The HC zoning district is 
consistent with the commercial land use designation of the General Plan. “Motels”, “Hotels,” 
“Restaurants without drive-through”, “Gas Stations” and “Retail, General” are examples of 
permitted uses in the HC zone. “Restaurants with a drive-through”, “Convenience Markets”, 
and “Car Wash” are examples of uses permitted with approval of a Conditional Use Permit 
(CUP) in the HC zone. Both permitted and conditionally approved uses are contemplated by 
the Applicant for inclusion within the proposed Project. The Project will result in a Floor Area 
Ratio (FAR) of 1.51 which is below the maximum allowed FAR of 3.0. As the proposed uses 
are allowed and the proposed development intensity is below the maximum FAR, the 
proposed Project will be consistent with the General Plan.  
 
Furthermore, the proposed Project is consistent with the following General Plan Policies: 
 
Policy LU-6.1 Regional Commercial Areas: The City shall designate areas of the city best 
suited for regional commercial uses.  The intent is to create convenient and desirable 
conditions for regional retail customers and employees, to increase economic benefits, and to 
ensure separation of incompatible uses.   
 
The proposed Project is an undeveloped infill site. Commercial development has been 
envisioned for the site for decades because of its suitability for convenient access as its 
bounded by State Route Highway 99 to the west and the Central Galt Interchange to the 
south. In fact, one of the drivers for the Central Galt Interchange project was acknowledging 
that this site would someday develop and would need ease of access on and off Hwy 99. One 
of the conditions conducive to a regional shopping center for this site include the fact that Galt 
has demonstrated retail leakage leading to residents shopping outside of the city.  
 
Policy ED-1.1 Local-Serving Commercial: The City should pursue locally-oriented 
commercial uses and prioritize those uses that are underserved in Galt. The City should also 
expand upon the existing base of local-serving retail and service establishments as population 
increases create additional market demand. 
 
The proposed project would develop a shopping center that would accommodate the retail 
and grocery demands of the Galt community. The proposed project would expand and provide 
new retail options near local consumers by providing daytime and nighttime shopping 
opportunities. 
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Policy ED-1.2 Regional Commercial: The City should consider regional retail development 
opportunities that can serve the growing population in Galt, as well as residents in the 
surrounding communities. These opportunities also include highway commercial uses that 
serve travelers along State Route 99, and retail uses that significantly benefit from a freeway 
frontage road location, such as automotive uses. 
 
The proposed Project would serve the surrounding market area underserved by retail. As 
noted in the Existing Conditions Report of the General Plan 2030, the Economic Analysis of 
the EIR (Appendix G of the Draft EIR), and the Economic Analysis of this staff report, the City 
is currently underserved by retail options.  The proposed project is consistent with the existing 
2030 General Plan land use designation of Commercial and the zoning designation of 
Highway Commercial. 
 
Policy CC-1.2 Neighborhood Integrity: The City should protect and enhance the character 
and integrity of existing residential neighborhoods and protect these neighborhoods from 
incompatible uses. 
 
The proposed Project is consistent with the current land use and zoning designations for the 
site and is adjacent to existing commercial development to the north and future commercial 
uses to the southeast while being oriented toward a state highway. The project provides 
sufficient buffers and features to minimize adverse impacts on adjacent residential uses and 
will provide nearby shopping opportunities for those residents. In addition, there are several 
features protecting neighbors from potential land use conflicts.  Parcels 15-17 include a 
building located closest to existing residential uses. The closest house is 95’ away from the 
north edge of the building which includes a 32’ landscape buffer. Two other existing 
residences are more than 100’ away from the north and east edge of the proposed building.  
 
Policy CC-1.4 New Neighborhood Design: The City should require new neighborhoods to 
have a unique sense of place (i.e., entry designs, architecture, design features) that sets them 
apart from existing neighborhoods.     
 
The Proposed project has a central community location and feature within the site to meet the 
requirements of this policy and is currently shown on Lot B of the TPM. Required design 
features shall include public seating, landscaping, a bike rack, and shade covers. This is 
included as a condition of approval for the project and ensures Galt Ranch is set apart from 
existing neighborhoods.  
 
Policy CC-1.10 Art in Public Places – The City shall encourage new development projects to 
install public art and other design features such as fountains and monuments that beautify the 
community. 
 
The proposed project includes the development of a central community feature to be located 
at the central community location (Lot B of the TPM).  The art feature is intended to beautify 
the community and is a condition of approval for the project. 
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Table 2 – Conformity with Development Regulations 

 
Development Standard Required Proposed Complies 
Floor Area Ratio (FAR) 3.0 maximum 1.51 Yes 
Building Height Limit 50’ (GMC 18.20.050.B) TBD as part of 

future staff level 
design review 
applications 

TBD as 
part of 

future staff 
level design 

review 
applications 

Parking 679 spaces (based on 
uses/square footages in 

GMC 18.48.040 Table 18.48-
2) 

1,175 Yes 

Landscaping  
(Galt Ranch Road 
streetscape plan) 

10% of site in HC zoning 
district (equal to x sq. ft.) 

27%  Yes 

Landscaping  
(individual parcels/users) 

10% of each site in HC 
zoning district  

TBD as part of 
future staff level 
design review 
applications 

TBD as 
part of 

future staff 
level design 

review 
applications 

Freeway Oriented Signs 1/site within 500 ft of a state 
highway of which height and 
area size determined as part 

of CUP 

Three (3) signs: 
 

-Multi-tenant sign 
(80’ height) 
-Tenant sign  
(80’ height) 
-Tenant sign  
(100’ height) 

 

Yes 

 
Master Site Plan 
 
One of the most important components of the Project is the requirement of a comprehensive 
development plan that lays out the physical arrangement and long-range vision for all 
components of the shopping center site, including buildings, parking areas, circulation, 
access, landscaping, utilities, and infrastructure. It provides an overall framework for phased 
development, ensures coordinated and efficient land use, and guides review of site 
improvements to achieve orderly, functional, and aesthetically consistent development. Refer 
to Figure 3.  
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Figure 3 – Master Site Plan  
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The Project proposes development in three phases: 
 

1. Phase 1: Parcels 13 and 14, and partial construction of Crystal Way (half section along 
parcel 14), and the full construction of Galt Ranch Road along parcels 13 and 14 only. 
The backbone storm drain through Parcel 14 that serves the Project is also part of 
Phase 1. The off-site drainage basin is to be substantially complete prior to completion 
of Phase 1 improvements. 

2. Phase 2: Mass grading of the site except for the remainder 9.11 ± acre parcel;  
Simmerhorn Road frontage half-section and the construction of the remainder of Galt 
Ranch Road with landscaping improvements.  

3. Phase 3: Parcels 1-6.  
4. Future Phases: Parcels 7-12, 15-20 and Lot B (Lot B to be developed prior to 

occupancy of the ninth lot). 
 
If the City Council denies the Appeal it would be appropriate for it to then approve the Master 
Site Plan, use permits, and all other entitlements detailed in this staff report. All future 
individual uses, however, will be staff-level design review.  
 
 

Figure 4 – Development Phasing 
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Other Project Features: 
 

• Central community feature. The proposed project includes a central community 
feature located adjacent to the proposed Galt Ranch Road. The proposed community 
feature is intended to act as a social hub by integrating a public space to encourage 
community gathering and interaction. The community feature is an open plaza design 
consisting of walking paths, seating areas, and landscaping. 
 
 

Figure 5 – Central Community Feature Location 
 
 

 
 

Figure 6 – Central Community Feature Concept 
 

 
 

 
• Pedestrian connectivity. Galt Ranch Road, the Project’s main road, is considered a 

central connective corridor to serve as a backbone for the Project’s overall connectivity. 
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Separated sidewalks, landscaped 20’ public utility and public facility easement areas, 
and bike lanes provide a strong and inviting central pedestrian corridor throughout the 
entire length of the project. The site’s long linear form is ideal to enable the use of this 
central connective corridor concept as a spine providing a significant opportunity for 
pedestrian and bicycle connectivity. Landscaping along the corridor will provide a 
shaded walkway that is within short walking distance (150’+/- feet) of 96% of the 
identified commercial spaces throughout the project (refer to Figure 7).  

 
Figure 7 – Pedestrian Connectivity Plan  

 
 

• Enhanced landscaping. HOA maintained Galt Ranch Road corridor. The Project is 
conditioned to provide enhanced landscaping to minimize the visual impacts of large 
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retail parking fields. The planting plan includes fast-growing, large shade trees and 
smaller accent trees, as well as shrubs and other groundcover. Proposed tree species 
include Chinese Pistache, Village Green Zelkova, Western Sycamore, Valley Oak and 
Camphor. Individual sites and the Galt Ranch Road corridor shall comply with GMC 
18.52 and the Galt Landscape Design Guidelines. 

 
 
Architectural Design Guidelines 
 
The design aesthetic proposed for the Project was inspired by the historical farm and ranch 
related uses of the subject property and surrounding Galt area. The material palette provides 
a variety of forms and rich texture in the ranch theme. The architecture draws inspiration from 
these related elements, incorporating modern ranch-house elements. The envisioned built 
environment works well with modern retail experiences. Specific design details, elements, and 
color palettes have been developed and integrated in such a way that they can be viewed as 
common threads weaving through various buildings into a single cohesive project. 
 
The Project will incorporate both regional and nationally recognized businesses. National 
tenants typically have their own branding and architectural themes. The architectural 
guidelines proposed allow national tenants to rely on their architectural themes while 
incorporating elements of the Galt Ranch theme to tie together the look and feel of the entire 
project area.   
 
Tentative Parcel Map (TPM) 
 
The Project includes a TPM to subdivide four parcels into twenty numbered parcels, two 
lettered lots, and one remainder parcel (see Figure 8). 14 stand-alone buildings are proposed 
to be constructed on 14 single parcels (parcels 1-14), and two buildings will span six parcels 
(parcels 15-17 and 18-20). The TPM is for real estate purposes only and does not affect the 
overall layout of the proposed shopping center. A condition of approval has been included that 
requires the Applicant to enter into a Covenant Agreement with the City for reciprocal access 
and parking between the parcels of the development, including but not limited to common area 
ownership and maintenance to the satisfaction of the City. 
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Figure 8 – Tentative Parcel Map 

 
 
 
 
 



CITY COUNCIL PAGE 13 OF 22 
GALT RANCH COMMERCIAL DEVELOPMENT (PL0792)    MAY 19, 2026 
 

 
Pursuant to GMC 18.68.020, when a project requires both Community Development Director 
and Planning Commission approval, such as in the case of Galt Ranch, the entire project shall 
was required to be, and was approved by Planning Commission. If the City Council denies the 
Appeal it would be appropriate for it to then approve the Project’s TPM pursuant to the 
following findings: 
 

A. That the proposed subdivision, together with the provisions for its design and 
improvement in the Project documentation and Conditions of Approval, is consistent 
with the General Plan and any applicable specific plan: 
 
The TPM is consistent with the City’s General Plan, and the Project meets the plans, 
goals, and specific criteria of each applicable plan and land use regulation:  
 
Policy ED-1.1 Local-Serving Commercial – The City should pursue locally-oriented 
commercial uses and prioritize those uses that are underserved in Galt. The City 
should also expand upon the existing base of local-serving retail and service 
establishments as population increases and create additional market demand. 
 
The proposed project would allow development Galt’s first major commercial 
development in more than twenty years since the 2003 approval of the Galt Village 
Shopping Center (i.e. Raley’s), accommodating increased retail demands of the 
growing Galt community. The proposed project would expand and provide new retail 
options near local consumers by providing daytime and nighttime shopping 
opportunities. According to California Department of Finance (DOF) data, the 
population of Galt was 22,005 as of January 1, 2003, whereas Galt’s population was 
26,092 as of January 1, 2025 (an increase of 4,087 people). 
 
Furthermore, there are several new residential subdivisions currently under 
construction in Galt. New homes result in a larger population, justifying the expansion 
of local-serving retail and service establishments. 
 
Policy ED-1.2 Regional Commercial – The City should consider regional retail 
development opportunities that can serve the growing population in Galt, as well as 
residents in the surrounding communities. These opportunities also include highway 
commercial uses that serve travelers along State Route 99, and retail uses that 
significantly benefit from a freeway frontage road location, such as automotive uses. In 
fact, automotive use examples include two new gas stations approved in Galt in recent 
years: Arco AM/PM located at 12821 E Stockton Boulevard (approved in 2016), and 
the 76 Gas Station located at 952 Simmerhorn Road (approved in 2019).  
 
The proposed Project would serve the surrounding market area underserved by retail 
in addition to the Galt Community. As noted in the Existing Conditions Report of the 
General Plan 2030, the Economic Analysis of the EIR and the Economic Analysis 
section of this staff report the City is currently underserved by retail options.  The 
proposed project is consistent with the existing 2030 General Plan land use 
designation of Commercial and the zoning designation of Highway Commercial. 
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Policy LU-1.7 Fiscal Balance – The City shall designate land for development 
consistent with the needs of the community and consistent with its efforts to maintain a 
positive fiscal balance for the City. 
 
The project site is an undeveloped infill site that does not substantially contribute to the 
need for City services.  In its current condition, the site does not provide services or 
sales tax revenue. While specific studies are still underway as to the specific revenues 
for the development, Galt is aware that estimated sales tax leakage is roughly $5 
million annually to neighboring communities such as Elk Grove and Lodi. This 
development will help the City with substantial sales tax revenue, job creation and an 
overall positive fiscal benefit.   
 
Policy LU-1.12 Fair Share Capital Costs on New Development – The City shall 
require new development to pay its fair share of capital costs for necessary 
infrastructure improvements. 
 
The proposed project would be required to pay its fair share for all capital costs 
necessary for infrastructure improvements. 
 

B. That the housing needs of the surrounding region have been balanced against the 
public service needs of the City’s residents and available fiscal and environmental 
resources pursuant to Section 66412.3 of the California Government Code:  
 
The TPM will develop a regional retail development that can serve the growing 
population in Galt and would balance the housing needs of the surrounding Galt region 
and the City’s public service needs. With thousands of homes in the development 
pipeline, the need for additional commercial and retail uses are imperative towards the 
sustainability and fiscal health of the City.  

 
C. Except for condominium conversion projects where no new structures are added, that 

the design of the proposed subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision, as described in 
Section 66473.1 of the Subdivision Map Act and any guidelines promulgated by the 
City Council: 
 
The project includes fast-growing, large shade trees along the proposed roadways and 
throughout the proposed parking lot areas, which would provide natural passive cooling 
opportunities throughout the project site. All new development on the site shall be built 
to the most current building codes, which include sustainable materials, water efficient 
features, and building materials with better insulation which increases passive cooling. 
Title 24 includes requirements for solar readiness for non-residential buildings which 
may contribute to energy efficiency. 
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Master Sign Program 
 
A requirement of the Project is an approved, coordinated signage program which establishes 
the location, design, size, materials, colors, and other criteria for all signs visible from public 
areas, and sets consistent standards for present and future signage on the site. The proposed 
Master Sign Plan is attached as Exhibit A to Resolution 2026-07. 
 
Pursuant to GMC, the Planning Commission was required to, and did approve, a Master Sign 
Program pursuant to approval of a CUP. If the City Council denies the Appeal it would be 
appropriate for it to then approve the Master Sign Program pursuant to the following findings: 
 

A. The proposed use is consistent with the goals and policies of the General Plan and any 
applicable specific plan. 

 
The proposed Master Sign Plan is consistent with the goals and policies of the General 
Plan and implements the intent of the Commercial General Plan Land Use Designation: 
 
Policy CC-2.1: Gateway Entrances: The City shall promote efforts to improve the 
visual quality of gateway entrances to Galt, including State Route 99, Twin Cities Road, 
A Street/Boessow Road, and Lincoln Way.  Development in these areas should include 
a combination of streetscape, building orientation and placement, signage, enhanced 
landscaping, and site amenities to create memorable community entries.  Items that 
detract from the gateway image, such as attention-getting devices, outside storage, 
and off premise commercial signs should not be allowed. 
 
The proposed Project is highly visible, being centrally located in Galt along State Route 
99. Signage, as noted above, is one of the components that help create visual quality 
of gateway entrances. The master sign plan includes a multi-tenant sign oriented 
toward State Route 99 designed in the architecturally pleasing ‘Galt Ranch’ theme. 
With no existing true gateway entrance currently in Galt, this development serves as a 
focal point for travels heading north on Hwy. 99 due to the aesthetically pleasing 
master sign plan theme.  
 
Policy CC-2.6: Positive Travel Experience: The City shall ensure, to the extent 
possible, that all public and private investments in Galt’s gateways and major corridors 
contribute positively to the overall travel experience by automobile, rail, pedestrian, and 
bicycle.  
 
The proposed Project includes landscape buffers along the western edge of the 
project. These buffer areas will provide trees and plants to screen portions of buildings 
thereby resulting in a positive travel experience along this major corridor. In addition, 
many of the on site uses will support travelers along the highway with restaurant and 
automobile support uses, as well as creating bicycle and pedestrian travel opportunities 
that currently do not existing in this region of Galt.  
 
Policy LU-6.1 Regional Commercial Areas: The City shall designate areas of the city 
best suited for regional commercial uses. The intent is to create convenient and 
desirable conditions for regional retail customers and employees, to increase economic 
benefits, and to ensure separation of incompatible uses.  
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The Master sign program encourages smart, well designed regional commercial 
centers with clear signage to support the success of each development as well as 
support wayfinding and pedestrian access. The master sign program adequately 
enhances the Galt Ranch development and will attract both local business and freeway 
travelers.  
 

B. The proposed use is consistent with the purpose of the applicable zoning district or 
districts. 

 
The proposed Master Sign Plan is consistent with and implements the purpose of the 
HC zoning district. The master sign program adequately enhances the Galt Ranch 
development and will attract both local business and freeway travelers due to the large 
freeway frontage. 
 

C. The proposed use is listed as a use subject to a conditional use permit in the applicable 
zoning district or districts or a determination of similar use has been made in 
accordance with the procedures set forth in Section 18.68.090. 

 
Pursuant GMC Section 18.56.030, a conditional use permit shall be required for a 
master sign plan associated with a retail commercial development exceeding one 
hundred thousand (100,000) square feet in retail building area in the HC zoning district. 
This master sign program complies with that requirement as the Galt Ranch 
development is 189,070 thereby exceeding the minimum size threshold and reflects 
Galt’s standards for sign area allowances. It also limits the number of signs within the 
center, which is important as too many signs can create visual clutter and lead to 
message dilution. 
 

D. The proposed use meets the minimum requirements of this code applicable to the use 
and complies with all other applicable laws, ordinances, and regulations of the City and 
the state of California. 

 
The applicant has submitted an application for a Master Sign Plan in accordance with 
the City’s procedures. The Master Sign Plan meets the minimum requirements of the 
GMC and complies with all other laws, ordinances, and regulations of the City and the 
state of California. 
 

E. The proposed use will not be materially detrimental to the health, safety, or welfare of 
the public or to property and residents in the vicinity. 

 
The proposed Master Sign Plan will not be materially detrimental to the health, safety, 
or welfare of the public or to property and residents in the vicinity.  
 

F. The proposed use is suitable for the site and is compatible with neighboring uses. 
 

The proposed Master Sign Plan establishes the location, design, size, materials, 
colors, and other criteria for all signs visible from public areas and sets consistent 
standards for present and future signage on the site to ensure compatibility with the 
surrounding uses.  
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Additionally, the Master Sign Plan includes specific illumination standards to minimize 
potential impacts from light and glare on surrounding properties. All sign lighting will be 
designed to be directed and shielded to prevent spillover beyond the sign face, and will 
not include flashing, blinking, or other changing illumination that could create a 
nuisance. Further, any freestanding/pylon signage is oriented toward the freeway 
corridor and away from nearby residential uses to reduce visibility and light trespass. 
Consistent with the City’s sign illumination standards, illumination levels will be verified 
at the time of building permit submittal through review of a photometric plan to confirm 
that lighting is not harsh or unnecessarily bright and does not create unreasonable 
glare or light trespass onto adjoining properties or the public right-of-way in compliance 
with GMC 18.56.100. 

 
Conditional Use Permits 
 
Pursuant to GMC 18.20.040 Table 18.20-1, the Project requires one CUP to allow for five 
“Restaurants with a Drive-Through”, one CUP to allow one “Convenience Market”, and one 
Minor Use Permit (“MUP) to allow one car wash all in the HC zoning district. The Project is 
also required to obtain one CUP for three “freestanding signs, freeway oriented” per GMC 
18.56.060 Table 18.56-1. 
  
The five drive-through uses are planned for Parcels 1, 2, 3, 4, and 6. The single convenience 
market is planned for Parcel 14. The single car wash is planned for Parcel 13. The three 
freestanding signs are planned for Parcels 1, 12, and 14.  
 
The Galt Planning Commission was required to, and did, approve the CUPs.  If the City 
Council denies the Appeal it would be appropriate for it to then approve CUPs pursuant to the 
following findings: 
 

A. The proposed use is consistent with the goals and policies of the General Plan and any 
applicable specific plan. 

 
The five proposed drive-through restaurants, three proposed freeway-oriented signs, 
the proposed convenience store, and the proposed car wash are consistent with the 
goals and policies of the General Plan and the Commercial land use designation of the 
General Plan.  
 
Policy ED-1.2 Regional Commercial – The City should consider regional retail 
development opportunities that can serve the growing population in Galt, as well as 
residents in the surrounding communities. These opportunities also include highway 
commercial uses that serve travelers along State Route 99, and retail uses that 
significantly benefit from a freeway frontage road location, such as automotive uses.  
 
The proposed Project would serve the surrounding market area underserved by retail 
in addition to the Galt Community. As noted in the Existing Conditions Report of the 
General Plan 2030, the Economic Analysis of the EIR and the Economic Analysis 
section of this staff report the City is currently underserved by retail options.  The 
proposed project is consistent with the existing 2030 General Plan land use 
designation of Commercial and the zoning designation of Highway Commercial. 
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Policy ED-1.1 Local-Serving Commercial: The City should pursue locally-oriented 
commercial uses and prioritize those uses that are underserved in Galt. The City 
should also expand upon the existing base of local-serving retail and service 
establishments as population increases create additional market demand. 
 
The proposed project and conditional use permits would develop a shopping center 
that would accommodate the retail and grocery demands of the Galt community. The 
proposed project would expand and provide new retail options near local consumers by 
providing daytime and nighttime shopping opportunities. 

 
B. The proposed use is consistent with the purpose of the applicable zoning district or 

districts. 
 

The five proposed drive-through restaurants, three proposed freeway-oriented signs, 
the proposed convenience store, and the proposed car wash are consistent with the 
purpose and standards of the HC zone. The HC zone provides a high visibility 
commercial environment along freeway frontage roads and at freeway on/off ramps for 
uses that depend on high volume traffic or that serve highway travelers.  The zoning 
district is characterized by large Lots designed to promote development of retail and 
service establishments such as regional Shopping Centers, Restaurants, Hotels, 
motels, highway service centers, and large-scale entertainment enterprises.  The 
proposed project is consistent with the HC zoning district as it is a retail establishment 
developing a large Lot (45 acres), it is near main Galt freeway on/off ramps and 
depends on high volume traffic.   
 

C. The proposed use is listed as a use subject to a conditional use permit in the applicable 
zoning district or districts or a determination of similar use has been made in 
accordance with the procedures set forth in Section 18.68.090. 

 
The five proposed drive-through restaurants, three proposed freeway-oriented signs, 
the proposed convenience store are permitted within the HC zoning district with 
approval of a CUP. The proposed car wash is a permitted use in the HC zone with 
approval of a MUP. Each site shall be designed pursuant to the Galt Ranch Design 
Guidelines and Master Site Plan. Any site which wishes to modify from the Design 
Guidelines shall be subject to review by the Planning Commission and subject to GMC 
and applicable development standards. 
 

D. The proposed use meets the minimum requirements of this code applicable to the use 
and complies with all other applicable laws, ordinances, and regulations of the City and 
the state of California. 

 
The applicant has submitted the application in accordance with the City’s procedures 
set forth in the GMC. The five proposed drive-through restaurants, three proposed 
freeway-oriented signs, the proposed convenience store, and the proposed car wash 
meet the minimum requirements of the GMC and comply with all other laws, 
ordinances, and regulations of the City and the State of California. 
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E. The proposed use will not be materially detrimental to the health, safety, or welfare of 

the public or to property and residents in the vicinity. 
 

The five proposed drive-through restaurants, three proposed freeway-oriented signs, 
the proposed convenience store, and the proposed car wash will not be materially 
detrimental to the health, safety, or welfare of the public or to property and residents in 
the vicinity as was studied under the CEQA checklist and General Plan 2030 EIR. 
 

F. The proposed use is suitable for the site and is compatible with neighboring uses. 
 

The five proposed drive-through restaurants, three proposed freeway-oriented signs, 
the proposed convenience store, and the proposed car wash are suitable for the 45-
acre site resulting in a 1.51 proposed FAR and are compatible with the neighboring 
uses, including the existing commercial to the north and south, the existing high school 
to the west and the existing residences to the west and east. The 2030 Galt General 
Plan EIR states that “uses within development areas are expected to be compatible 
with one another because the General Plan policies establish requirements for 
compatible development, including buffering, screening, controls and performance 
standards.” The proposed project would not physically divide an established 
community. The site is currently undeveloped, and construction activities would not 
encroach on existing developed areas. The project site is along a heavily traveled State 
Highway.  The proposed project is oriented to the highway and away from the 
residential community but still provides reasonable pedestrian access from the 
residences, bringing much needed commercial uses to central and southern portions of 
Galt. 
 
Fueling stations are permitted in the HC zone as the zone is intended to take economic 
advantage of freeways. Fueling, gas and diesel are ideal uses based on the purpose of 
the zoning.  The truck fueling location is furthest away from the residential districts and 
near the freeway to limit its impact on the adjacent residential.  No truck idling, short 
term parking (other than getting fuel), loitering, or overnight parking is allowed. The 
project has been conditioned with these restrictions.  
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ECONOMIC ANALYSIS 
The Galt Ranch Commercial Development presents a strategic opportunity for the City of Galt 
to address longstanding retail leakage and leverage the project’s freeway-adjacent location to 
generate new and recurring fiscal benefits. The proposed commercial development is 
designed to introduce a critical mass of retail, dining, lodging, and services that are currently 
underrepresented or absent in the local market. 
 
The City of Galt is estimated to leak more than $5 million in sales tax annually to neighboring 
communities such as Elk Grove and Lodi. This leakage is largely attributable to limited retail 
selection within the City, which requires residents to travel outside of Galt to meet everyday 
shopping and dining needs. The Galt Ranch Commercial Development directly addresses this 
market gap by attracting a mix of national and regional tenants, including junior box anchors, 
drive-through and full-service restaurants, inline retail stores, and a Maverik gas station and 
convenience store—designed to retain local consumer spending that is currently captured 
elsewhere. 
 
In addition to recapturing resident-serving retail demand, the project’s freeway-adjacent 
location positions it to capture sales from pass-through traffic and regional travelers. The 
inclusion of high-visibility, high-volume uses, such as drive-through restaurants, fuel services, 
and a hotel, enhances the project’s ability to attract customers traveling through the region, 
generating new sales tax and Transient Occupancy Tax (TOT) revenues that the City would 
not otherwise realize. 
 
The development will also contribute to property tax revenues through the construction of new 
commercial buildings and site improvements, thereby increasing the site's assessed value 
relative to its current condition. The hotel component provides an additional long-term fiscal 
benefit through ongoing TOT generation while supporting local events, business travel, and 
visitor-serving activity. 
 
Beyond direct tax revenues, the project will generate indirect economic benefits through job 
creation and construction activity. Construction of the development will support temporary 
employment and associated local spending, while long-term operations will create permanent 
jobs in retail, hospitality, food service, and other service sectors. These employment 
opportunities further support the local economy by increasing household spending within the 
community. 
 
A comprehensive economic benefit and fiscal impact analysis by HdL Companies is underway 
and will provide a detailed evaluation of the project’s sales tax capturing potential, freeway-
oriented revenue generation, and overall fiscal impact on the City. This analysis will provide a 
more refined understanding of the project’s ability to reduce retail leakage, expand the City’s 
tax base, and strengthen Galt’s long-term economic sustainability. 
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ENVIRONMENTAL ANALYSIS 
A Modified Initial Study/15183 Checklist (15183 Checklist) was completed for the proposed 
Project to demonstrate that the Project has been adequately analyzed in the City of Galt 2030 
General Plan EIR under CEQA and that further evaluation is not required. Per the CEQA 
Guidelines, a project that is 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 when it is necessary to examine whether there 
are 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. The Galt Ranch 15183 Checklist indicates whether the proposed 
Project would result in a significant impact that: (1) is peculiar to the project or the project site; 
(2) was not identified as a significant effect in the certified General Plan EIR; or (3) was 
previously identified significant effects which as a result of substantial new information that 
was not known at the time that the General Plan EIR was certified, or (4) was determined to 
have a more severe adverse impact than discussed in the General Plan EIR. The 15183 
Checklist concluded that there are no significant impacts peculiar to the project or the project 
site, there are no new significant impacts not previously identified as a result of new 
information, and any potential significant impacts associated with the proposed project are 
within the scope of impacts analyzed in the 2030 General Plan EIR and can be substantially 
mitigated by the implementation of uniformly applied policies and standards and associated 
standard practices. The proposed project complies with applicable General Plan policies, and, 
specifically regarding traffic, the project will not conflict with any transit plans or policies, will be 
consistent with the 2030 General Plan, and will not result in significant impacts regarding 
traffic hazards and emergency access.  
 
On February 12, 2026, pursuant to Resolution 2026-02, the Galt Planning Commission 
adopted the Galt Ranch Commercial Development Project Modified Initial Study/15183 
Checklist for the Project, finding, pursuant to Public Resources Code section 21083.3 and  
CEQA Guideline section 15183, that there are no significant impacts peculiar to the Project or 
the Project site, there are no new significant impacts not previously identified as a result of 
new information, and any potential significant impacts associated with the proposed project 
are within the scope of impacts analyzed in the General Plan EIR and can be substantially 
mitigated by the implementation of previously adopted General Plan EIR mitigation measures 
and implementation of uniformly applied policies and standards and associated standard 
practices. 
 
In response to the Appeal and Supporting Comment Letter with attachments, the City has 
prepared the attached Response to No More Gas in Galt’s Comment Letter with supporting 
studies, as well as a Modified 15183 Checklist.  These documents conclude that the Planning 
Commission’s February 12, 2026, CEQA findings pursuant to Public Resources Code section 
21083.3 and CEQA Guidelines section 15183 remain appropriate.  
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ATTACHMENTS 
 
1.No More Gas in Galt Appeal and Comment Letter with attachments 
2.City’s Response to No More Gas in Galt’s Comment Letter with attachments 
3.Maverik’s Response to No More Gas in Galt’s Appeal 
4.Maverik’s Letter to City Council regarding No More Gas in Galt’s Economic Motivation 
5.Resolution 2026-____ Adopting a Modified Initial Study / 15183 Checklist  
5a – Attachments 12-15 
5a – Attachments 16-19 
5a – Attachments 20-24  
6.Resolution 2026-____ Approving a Tentative Parcel Map  
7.Resolution 2026-____ Approving a Master Site Plan  
8.Resolution 2026-____ Approving the Galt Ranch Design Guidelines 
9.Resolution 2026-____ Approving a Conditional Use Permit for Convenience Market 
10.Resolution 2026-____ Approving a Conditional Use Permit for a Master Sign Plan and       
Three -Freeway-Oriented Signs  
11.Resolution 2026-____Approving a Conditional Use Permit for Five Drive-Through 
Restaurants 
12.Resolution 2026-____ Approving a Minor Use Permit for a Car Wash 

https://www.cityofgalt.org/home/showpublisheddocument/52321/639143774193808323
https://www.cityofgalt.org/home/showpublisheddocument/52323/639143774765419829
https://www.cityofgalt.org/home/showpublisheddocument/52325/639143775205337620
https://www.cityofgalt.org/home/showpublisheddocument/52327/639143775728491558
https://www.cityofgalt.org/home/showpublisheddocument/52349/639143813954625803
https://www.cityofgalt.org/home/showpublisheddocument/52343/639143811591410627
https://www.cityofgalt.org/home/showpublisheddocument/52345/639143812068072703
https://www.cityofgalt.org/home/showpublisheddocument/52347/639143812600879357
https://www.cityofgalt.org/home/showpublisheddocument/52329/639143777758550219
https://www.cityofgalt.org/home/showpublisheddocument/52331/639143777978893562
https://www.cityofgalt.org/home/showpublisheddocument/52333/639143777430722380
https://www.cityofgalt.org/home/showpublisheddocument/52335/639143778461531491
https://www.cityofgalt.org/home/showpublisheddocument/52337/639143779496166856
https://www.cityofgalt.org/home/showpublisheddocument/52337/639143779496166856
https://www.cityofgalt.org/home/showpublisheddocument/52339/639143780066977782
https://www.cityofgalt.org/home/showpublisheddocument/52339/639143780066977782
https://www.cityofgalt.org/home/showpublisheddocument/52341/639143781387894101
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