
 
 
 
 
 
 
 
 
 
 

THIS MEETING WILL BE OPEN TO THE PUBLIC FOR IN-PERSON PARTICIPATION 
PURSUANT TO GOVERNMENT CODE SECTION 54953(e). 

 
This Planning Commission meeting is being held in the City of Tracy Transit Station, Room 
103/104, because the Tracy City Council Chambers is not available due to a remodel project.  
 
Remote participation via Webex will not be available for this meeting due to technical 
limitations in the facility. 
 
The public may view this Planning Commission Meeting live on the City of Tracy’s YouTube 
channel www.youtube.com/live/ZtTcW7dmEek. This meeting will not be able to be viewed live 
on Comcast Channel 26/AT&T U-verse Channel 99 nor the City's website until the next 
business day. To view from the City’s website, open the “Government” menu at the top of the 
City’s homepage and select “Planning Commission”, then select “Planning Commission 
Meeting Videos” under the “Boards and Commissions” section. 
 
Americans With Disabilities Act – The City of Tracy complies with the Americans with  
Disabilities Act and makes all reasonable accommodations for the disabled to participate 
in Planning Commission meetings. Persons requiring assistance or auxiliary aids should 
call City Hall (209/831-6105) 24 hours prior to the meeting. 

Addressing the Planning Commission on Items on the Agenda – The Brown Act 
provides that every regular Planning Commission meeting shall provide an opportunity for 
the public to address the Planning Commission on any item within its jurisdiction before or 
during the Planning Commission’s consideration of the item, provided no action shall be 
taken on any item not on the agenda. To facilitate the orderly process of public comment 
and to assist the Planning Commission to conduct its business as efficiently as possible, 
members of the public wishing to address the Planning Commission are requested to, but 
not required to, hand a speaker card, which includes the speaker’s name or other identifying 
designation and address to the City Clerk prior to the agenda item being called. Generally, 
once the Planning Commission begins its consideration of an item, no more speaker cards 
will be accepted. An individual’s failure to present a speaker card or state their name shall 
not preclude the individual from addressing the Planning Commission. Each citizen will be 
allowed a maximum of five minutes for input or testimony. In the event there are 15 or more 
individuals wishing to speak regarding any agenda item including the “Items from the 
Audience/Public Comment” portion of the agenda and regular items, the maximum amount 
of time allowed per speaker will be three minutes. When speaking under a specific agenda 
item, each speaker should avoid repetition of the remarks of the prior speakers. To promote 
time efficiency and an orderly meeting, the Presiding Officer may request that a 
spokesperson be designated to represent similar views. A designated spokesperson shall 
have 10 minutes to speak. At the Presiding Officer’s discretion, additional time may be 
granted. The City Clerk shall be the timekeeper. 

 

PLANNING COMMISSION 
 

REGULAR MEETING AGENDA 
 

Wednesday, July 23, 2025, 7:00 P.M. 
 

A quorum of Planning Commission will be in attendance at the 
City of Tracy Transit Station, Room 103/104, 50 E. 6th Street 

Web Site: www.cityoftracy.org 
 

http://www.youtube.com/live/ZtTcW7dmEek
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission/planning-commission-meeting-videos
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission/planning-commission-meeting-videos
http://www.cityoftracy.org/
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Addressing the Planning Commission on Items not on the Agenda – The Brown Act 
prohibits discussion or action on items not on the posted agenda. The City Council’s 
Meeting Protocols and Rules of Procedure provide that in the interest of allowing Planning 
Commission to have adequate time to address the agendized items of business, “Items from 
the Audience/Public Comment” following the Consent Calendar will be limited to 15-minutes 
maximum period. “Items from the Audience/Public Comment” listed near the end of the 
agenda will not have a maximum time limit. A five-minute maximum time limit per speaker 
will apply to all individuals speaking during “Items from the Audience/Public Comment”. For 
non-agendized items, Planning Commissioners may briefly respond to statements made or 
questions posed by individuals during public comment; ask questions for clarification; direct 
the individual to the appropriate staff member; or request that the matter be placed on a 
future agenda or that staff provide additional information to Planning Commission. When 
members of the public address the Planning Commission, they should be as specific as 
possible about their concerns. If several members of the public comment on the same issue 
an effort should be made to avoid repetition of views already expressed. 

 
Notice – A 90-day limit is set by law for filing challenges in the Superior Court to certain City 
administrative decisions and orders when those decisions or orders require: (1) a hearing by 
law, (2) the receipt of evidence, and (3) the exercise of discretion. The 90-day limit begins on 
the date the decision is final (Code of Civil Procedure Section 1094.6). Further, if you 
challenge a Planning Commission action in court, you may be limited, by California law, 
including but not limited to Government Code Section 65009, to raising only those issues 
you or someone else raised during the public hearing, or raised in written correspondence 
delivered to the Planning Commission prior to or at the public hearing. 

Full copies of the agenda are available on the City’s website: www.cityoftracy.org. 
 
 
 

MEETING AGENDA 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

MINUTES – 06.11.25 Regular Meeting Minutes 

DIRECTOR’S REPORT REGARDING THIS AGENDA 

ITEMS FROM THE AUDIENCE - In accordance with Council Meeting Protocols and Rules of 
Procedure, adopted by Resolution No. 2019-240, a five-minute maximum time limit per speaker 
will apply to all individuals speaking during “Items from the Audience/Public Comment”. For 
non-agendized items, Planning Commissioners may briefly respond to statements made or 
questions posed by individuals during public comment; ask questions for clarification; direct the 
individual to the appropriate staff member; or request that the matter be placed on a future 
agenda or that staff provide additional information to the Planning Commission. 
 
 
 

http://www.cityoftracy.org/
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1. NEW BUSINESS 

1.A STAFF RECOMMENDS THAT THE PLANNING COMMISSION CONDUCT A 
PUBLIC HEARING, AND UPON ITS CONCLUSION, MAKE THE FOLLOWING 
RECOMMENDATIONS TO THE CITY COUNCIL (1) DETERMINING THAT IN 
ACCORDANCE WITH THE PROVISIONS OF CALIFORNIA ENVIRONMENTAL 
QUALITY ACT (CEQA) GUIDELINES SECTIONS 15162 AND 15168, THE TRACY 
HILLS PHASE 1C PROJECT WAS ANALYZED UNDER A PREVIOUS 
ENVIRONMENTAL DOCUMENT. NO NEW SIGNIFICANT ENVIRONMENTAL 
IMPACTS WERE IDENTIFIED FOR THE PROJECT. THEREFORE, NO FURTHER 
ENVIRONMENTAL REVIEW IS NECESSARY (2) RECOMMENDING THE CITY 
COUNCIL APPROVE A SPECIFIC PLAN AMENDMENT TO THE TRACY HILLS 
SPECIFIC PLAN MODIFYING DEVELOPMENT STANDARDS AND ADDING 
APPENDIX F FOR TRACY HILLS PHASE 1C DESIGN STANDARDS AND 
INCLUDING AN ADDITION TO APPENDIX D FOR PUBLIC ART AND PROJECT 
BRANDING (3) RECOMMENDING THE CITY COUNCIL APPROVE A VESTING 
TENTATIVE SUBDIVISION MAP FOR THE TRACY HILLS PHASE 1C PROJECT 
CONTAINING 289 SINGLE FAMILY LOTS WITH ASSOCIATED HOME OWNER’S 
ASSOCIATION PARCELS AND PUBLIC SPACE AREAS. 

 
1.B STAFF RECOMMENDS THAT THE PLANNING COMMISSION CONDUCT A 

PUBLIC HEARING, AND UPON ITS CONCLUSION, ADOPT A RESOLUTION 
RECOMMENDING THAT THE CITY COUNCIL (1) ADOPT A RESOLUTION THAT 
(A) CERTIFIES AN ENVIRONMENTAL IMPACT REPORT (“EIR”) AND ADOPTS A 
MITIGATION MONITORING AND REPORTING PROGRAM (“MMRP”), FINDINGS 
OF FACT AND A STATEMENT OF OVERRIDING CONSIDERATIONS FOR THE 
ANNEXATION AND DEVELOPMENT OF THE SCHULTE WAREHOUSE 
PROJECT, WHICH CONSISTS OF APPROXIMATELY 20.92 ACRES LOCATED AT 
16286 WEST SCHULTE ROAD AND ANNEXATION, BUT NOT DEVELOPMENT, 
OF AN ADJACENT ONE-ACRE PARCEL LOCATED AT 16310 WEST SCHULTE 
ROAD, (B) APPROVES A DEVELOPMENT REVIEW PERMIT FOR 16286 WEST 
SCHULTE ROAD PROPERTY FOR CONSTRUCTION OF A 217,466 SQUARE 
FOOT INDUSTRIAL WAREHOUSE BUILDING, PROVIDED THAT THE 
DEVELOPMENT REVIEW PERMIT WILL NOT BE EFFECTIVE UNTIL THE FIRST 
DAY FOLLOWING THE EFFECTIVE DATE OF LAFCO’S APPROVAL OF THE 
ANNEXATION OF THE PROPERTY TO THE CITY, AND (C) AUTHORIZES THE 
CITY MANAGER TO SUBMIT A PETITION TO THE SAN JOAQUIN COUNTY 
LOCAL AGENCY FORMATION COMMISSION (“LAFCO”) TO ANNEX THAT 
CERTAIN 21.92 ACRES LOCATED AT 16286 AND 16310 WEST SCHULTE ROAD 
BEARING ASSESSOR’S PARCEL NUMBERS 209-230-25 AND 209-230-26 (THE 
“PROPERTY”) TO THE CITY OF TRACY; AND (2) INTRODUCE AND ADOPT AN 
ORDINANCE THAT APPROVES THE PREZONING OF THE COMBINED 
PROPERTY TO LIGHT INDUSTRIAL (M1). 

 
1.C STAFF RECOMMENDS THAT THE PLANNING COMMISSION CONDUCT A 

PUBLIC HEARING, AND UPON ITS CONCLUSION, RECOMMEND THAT THE 
CITY COUNCIL TAKE THE FOLLOWING ACTIONS  (1) ADOPT A MITIGATED 
NEGATIVE DECLARATION AND MITIGATION MONITORING AND REPORTING 
PROGRAM FOR THE APPROVAL OF THE SPECIFIC PLAN AMENDMENT AND 
DEVELOPMENT REVIEW PERMIT FOR THE CONSTRUCTION OF AN 
APPROXIMATELY 52,000 SQ. FT., 4-STORY, 107 ROOM HOTEL, AN 
APPROXIMATELY 47,000 SQ. FT., 4-STORY, 70 ROOM HOTEL, AND SITE 
IMPROVEMENTS, LOCATED AT 3055, 3095, 3125 N. CORRAL HOLLOW RD., 
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APN: 212-260-07, -08, -09 (PROJECT) IN ACCORDANCE WITH THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT, BASED ON THE FINDINGS, PURSUANT TO 
PUBLIC RESOURCES CODE SECTIONS § 21064.5 AND 21080(C)  (2) APPROVE 
AN AMENDMENT TO THE I-205 CORRIDOR SPECIFIC PLAN THAT AMENDS 
THE I-205 CORRIDOR SPECIFIC PLAN BOUNDARY TO INCLUDE 3055 N. 
CORRAL HOLLOW RD., APN: 212-260-09, AMENDS THE I-205 CORRIDOR 
SPECIFIC PLAN TO DESIGNATE 3055 N. CORRAL HOLLOW RD., APN: 212-260-
09 AS GENERAL COMMERCIAL, AND AMENDS THE I-205 CORRIDOR SPECIFIC 
PLAN HOTEL AND MOTELS’ MAXIMUM FLOOR AREA RATIO REQUIREMENT 
FROM 0.6 TO 1.0 (3) APPROVE A DEVELOPMENT REVIEW PERMIT FOR THE 
CONSTRUCTION OF THE PROJECT AND (4) APPROVE A DETERMINATION 
FOR A PARKING REDUCTION OF 20 PERCENT PURSUANT TO TRACY 
MUNICIPAL CODE SECTION 10.08.3470(E). 

 
 

2. ITEMS FROM THE AUDIENCE 
 

 
3. DIRECTOR’S REPORT 

 
 

4. ITEMS FROM THE COMMISSION 
 

 
5. ADJOURNMENT 

 

 
Posted: July 17, 2025 
 

 
Any materials distributed to the majority of the Planning Commission regarding any item on this 
agenda will be made available for public inspection via the City of Tracy website at 
www.cityoftracy.org. 

http://www.cityoftracy.org/












































































Heather Kooreman
Received Stamp







































Heather Kooreman
Received Stamp



AutoCAD SHX Text
PARCEL I

AutoCAD SHX Text
LINEAR PARK

AutoCAD SHX Text
STREET G

AutoCAD SHX Text
20' AC

AutoCAD SHX Text
20' AC

AutoCAD SHX Text
24

AutoCAD SHX Text
25

AutoCAD SHX Text
26

AutoCAD SHX Text
29

AutoCAD SHX Text
15"SD

AutoCAD SHX Text
15"SD

AutoCAD SHX Text
8"SS

AutoCAD SHX Text
"W

AutoCAD SHX Text
8

AutoCAD SHX Text
72"SD

AutoCAD SHX Text
72"SD

AutoCAD SHX Text
28

AutoCAD SHX Text
8"SS

AutoCAD SHX Text
3"FM

AutoCAD SHX Text
8"SS

AutoCAD SHX Text
EX 16" PHILLIPS 66 OIL LINE

AutoCAD SHX Text
PARCEL J

AutoCAD SHX Text
LINEAR PARK

AutoCAD SHX Text
WATER MAIN

AutoCAD SHX Text
WATER MAIN

Heather Kooreman
Received Stamp















 

 

Attachment A 

Project Site 



Attachment B 

401897.1  

APPROVED AS TO FORM 
 
 

________________________ 
CITY ATTORNEY’S OFFICE 

 
TRACY CITY COUNCIL 

 
RESOLUTION 2025-_____  

 
 

 
1. CERTIFYING AN ENVIRONMENTAL IMPACT REPORT, ADOPTING FINDINGS AND 

A STATEMENT OF OVERRIDING CONSIDERATIONS, AND ADOPTING A 
MITIGATION MONITORING AND REPORTING PLAN  FOR THE ANNEXATION 
OF 21.92-ACRE PROPERTIES LOCATED AT 16286 AND 16310 WEST SCHULTE 
ROAD BEARING ASSESSOR’S PARCEL NUMBERS 209-230-25 AND 209-230-26, 
AND DEVELOPMENT OF AN INDUSTRIAL BUILDING ON A 20.92 ACRE 
PROPERTY LOCATED AT 16286 WEST SCHULTE ROAD BEARING ASSESSOR’S 
PARCEL NUMBER 209-230-25 , ALL IN ACCORDANCE WITH THE REQUIREMENTS 
OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT; AND  

 
2. APPROVING A DEVELOPMENT REVIEW PERMIT FOR THAT CERTAIN 

DEVELOPMENT PROPERTY 20.92-ACRE PROPERTY LOCATED AT 16286 WEST 
SCHULTE ROAD BEARING ASSESSOR’S PARCEL NUMBER 209-230-25 TO TAKE 
EFFECT ON THE FIRST DAY FOLLOWING THE EFFECTIVE DATE OF THE SAN 
JOAQUIN COUNTY LOCAL AGENCY FORMATION COMMISSION’S APPROVAL OF 
THE ANNEXATION OF THE COMBINED PROPERTY TO THE CITY OF TRACY; AND 
 

3. APPROVING THE SUBMITTAL OF A PETITION TO THE SAN JOAQUIN COUNTY 
LOCAL AGENCY FORMATION COMMISSION FOR THE ANNEXATION OF THE 
COMBINED PROPERTY TO THE CITY OF TRACY.   

 
WHEREAS, on August 16, 2021, the City received applications from the owners 

of the Property asking the City to submit a petition to LAFCo to annex the two properties located 
at 16286 West Schulte Road, Assessor’s Parcel Number 209-230-25 [20.92 acres] and 16310 
West Schulte Road, Assessor’s Parcel Number 209-230-26 [1 acre] (“Combined Property”) to 
the City of Tracy, to prezone the Combined Property to Light Industrial (M-1) pursuant to Tracy 
Municipal Code (“TMC”) Section 10.08.970, and to approve a Development Review Permit for 
the subject development property located at 16286 West Schulte Road, Assessor’s Parcel 
Number 209-230-25, (“Development Property”) pursuant to Article 30 of Chapter 10.08 of the 
TMC (collectively, the “Project”); and  

 
WHEREAS, the Combined Property is located within the City’s Sphere of Influence 

(“SOI”) and is designated for Industrial uses in the City’s General Plan; and 
 
WHEREAS, to support its processing of the applications, and pursuant to the 

requirements of CEQA, the City conducted an environmental analysis of the proposed Project, 
resulting in the completion of an Environmental Impact Report bearing State Clearinghouse 
Number 2023120437 (the “EIR”) (Exhibit 1); and 
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WHEREAS, based on the analyses in the EIR, and pursuant to Sections 15091 
and 15093 of CEQA’s implementing regulations (14 Cal. Code Regs. §§ 15000—15387) 
(the “CEQA Guidelines”), the City prepared certain findings and a statement of overriding 
considerations (together, the “CEQA Findings”) (Exhibit 2) and also prepared a Mitigation 
Monitoring and Reporting Plan (the “MMRP”) (Exhibit 3) pursuant to Section 15097 of the 
CEQA Guidelines; and 

  
WHEREAS, on July 23, 2025, the City’s Planning Commission held a public hearing to 

review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the EIR, the CEQA Findings, the Statement of Overriding 
Considerations, and the MMRP, and voted to recommend that the City Council certify the EIR 
and approve the Project; and 

 
WHEREAS, on September 2, 2025, the City Council held a duly-noticed public hearing 

to review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the EIR, the CEQA Findings, the Statement of Overriding 
Considerations, and the MMRP.   

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

TRACY:   
  
Section 1  RECITALS.  The City Council hereby finds and determines the foregoing 

recitals are true and correct and are hereby incorporated herein as findings and determinations 
of the City. 

 
Section 2 CEQA COMPLIANCE.  The City Council, based on its independent judgment 

and analysis, has reviewed and considered the proposed Project and determined, based on the 
whole record before it, including the EIR, that the proposed Project will have a significant effect on the 
environment, and hereby makes the CEQA Findings, including approval of a Statement of Overriding 
Considerations, as set forth in Exhibit 2, and hereby certifies the EIR as set forth in Exhibit 1, and 
hereby adopts the MMRP as set forth in Exhibit 3, in full compliance with the requirements of CEQA 
for the Project. 

 
Section 3. DEVELOPMENT REVIEW PERMIT AND EFFECTIVE DATE.  Based on the 

findings set forth in Exhibit 4 hereto, the City Council hereby approves Development Review Permit 
(D21-0020), which approval is subject to the applicant’s full and complete compliance with the 
Conditions of Approval set forth in Exhibit 5 hereto; provided, however, that the approval of this 
Development Review Permit shall not be effective until the first day following the effective date of 
LAFCo’s approval of the annexation of the Combined Property to the City, such that the Development 
Property is subject to the land use jurisdiction of the City of Tracy. This approval shall also not take 
effect if the concurrently adopted Ordinance No. ____ approving the Combined Property’s prezoning 
as Light Industrial (M-1) does not take effect. 

 
Section 4 PETITION TO LAFCo.  The City Council hereby grants the applicants’ 

request to submit a petition to LAFCo to annex the Combined Property to the City of Tracy and 
directs the City Manager to prepare and submit said application.  
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* * * * * * * * * * * * * * 
 
 
 
 
 
 
 
 
 The foregoing Resolution 2025-_____ was adopted by the City Council of the City of 
Tracy on September 2, 2025, by the following vote: 
 
AYES: COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT:  COUNCIL MEMBERS: 
ABSTENTION:  COUNCIL MEMBERS: 
 
 

           

       _____________________ 
DAN ARRIOLA 
Mayor of the City of Tracy 

 
 
   
 
ATTEST: ______________________________   
               APRIL QUINTANILLA 
               City Clerk  
 
Date of Attestation:  __________________ 
 
 
 
Exhibit 1 – EIR 
Exhibit 2 – CEQA Findings 
Exhibit 3 – MMRP 
Exhibit 4 – Development Review Plan Set 
Exhibit 5 – Findings to support approval of Development Review Permit 
Exhibit 6 – Conditions of Approval for Development Review Permit  
 



 Item 1.B 
Exhibit 1 

 
 
 
 

Exhibit 1 
Environmental Impact Reports 

 
 
This exhibit is too large to include in the packet.  
 
The exhibit has been provided separately or is available on the City of 
Tracy’s website: 
 
https://www.cityoftracy.org/government/boards-and-commissions/planning-
commission 
 

https://www.cityoftracy.org/government/boards-and-commissions/planning-commission
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission
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FINDINGS FOR THE  
SCHULTE ROAD WAREHOUSE 

REQUIRED UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT  
(Public Resources Code, § 21000 et seq.) 

I. INTRODUCTION 
The California Environmental Quality Act (CEQA) (Public Resources Code, § 21000 et seq.) requires 
the City of Tracy (City), as the CEQA lead agency, to: 1) make written findings when it approves a 
project for which an environmental impact report (EIR) was certified, and 2) identify overriding 
considerations for significant and unavoidable impacts identified in the EIR. (Pub. Resources Code, 
§ 21081.) 

This document explains the City’s findings regarding the significant and potentially significant 
impacts identified in the EIR prepared for the Schulte Road Warehouse project (Project) and the City 
decision-makers’ ultimate determinations of the feasibility of the project alternatives considered in 
the EIR. The statement of overriding considerations in Section VII, below, identifies the economic, 
social, technical, and other benefits of the Project that the City decision-makers have determined 
override any significant environmental impacts that would result from the Project. 

As required under CEQA, the Final EIR describes the Project, adverse environmental impacts of the 
Project, and mitigation measures and alternatives that would substantially reduce or avoid those 
impacts. The information and conclusions contained in the EIR reflect the City’s independent 
judgment. 

The Final EIR (which includes all comments on the Draft EIR and the Recirculated Draft EIR (RDEIR), 
the City’s written responses to those comments, and the City’s revisions to the Draft EIR, and which 
incorporates by reference the Draft EIR and the RDEIR), for the Project examined the proposed 
Project and three alternatives to the Project including: (1) No Project (No Build) Alternative; (2) Truck 
Parking Alternative; and (3) Reduced Project Alternative. 

The Findings and Statement of Overriding Considerations are presented for adoption by the City 
Council, as the City’s findings under CEQA and the CEQA Guidelines (Cal. Code Regs., title 14, § 15000 
et seq.) relating to the Project. The Findings provide the written analysis, substantial evidence, and 
conclusions of this City Council regarding the Project’s environmental impacts, mitigation measures, 
and alternatives to the Project, as well as the overriding considerations, which in this City Council’s 
view, justify approval of the Project, despite its environmental effects. 
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The City Clerk is the custodian of the administrative record. The documents and materials that 
constitute the administrative record are available for review at the City of Tracy, 333 Civic Center 
Plaza, Tracy, CA 95376, or online at: 

https://www.cityoftracy.org/our-city/departments/planning/specific-plans-environmental-impact-
reports-and-initial-studies/-folder-481 

FINDINGS REQUIRED UNDER CEQA 

Public Resources Code § 21002 provides that “public agencies should not approve projects as 
proposed if there are feasible alternatives or feasible mitigation measures available which would 
substantially lessen the significant environmental effects of such projects[.]” Further, the 
procedures required by CEQA “are intended to assist public agencies in systematically identifying 
both the significant effects of proposed projects and the feasible alternatives or feasible mitigation 
measures which will avoid or substantially lessen such significant effects.” (Id.) Section 21002 also 
provides that “in the event specific economic, social, or other conditions make infeasible such 
project alternatives or such mitigation measures, individual projects may be approved in spite of 
one or more significant effects thereof.” 

The mandate and principles established by the Legislature in Public Resources Code § 21002 are 
implemented, in part, through the requirement in Public Resources Code § 21081 that agencies must 
adopt findings before approving projects for which an EIR is required.  

CEQA Guidelines § 15091 provides the following direction regarding findings: 

(a)  No public agency shall approve or carry out a project for which an EIR has been certified 
which identifies one or more significant environmental effects of the project unless the 
public agency makes one or more written findings for each of those significant effects, 
accompanied by a brief explanation of the rationale for each finding. The possible 
findings are: 

(1)  Changes or alterations have been required in, or incorporated into, the project 
which avoid or substantially lessen the significant environmental effect as 
identified in the final EIR.  

(2)  Such changes or alterations are within the responsibility and jurisdiction of 
another public agency and not the agency making the finding. Such changes 
have been adopted by such other agency or can and should be adopted by such 
other agency. 

(3)  Specific economic, legal, social, technological, or other considerations, including 
provision of employment opportunities for highly trained workers, make 
infeasible the mitigation measures or project alternatives identified in the final 
EIR. 

(See also Public Resources Code, § 21081, subd. (a)(1)-(3).) 
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As defined by CEQA, “feasible” means capable of being accomplished in a successful manner within 
a reasonable period of time, taking into account economic, environmental, social, legal, and 
technological factors. (Pub. Resources Code, § 21061.1; see also CEQA Guidelines, § 15126.6(f)(1) 
[determining the feasibility of alternatives].) The concept of “feasibility” also encompasses the 
question of whether a particular alternative or mitigation measure promotes the underlying goals 
and objectives of a project. (See Association of Irritated Residents v. County of Madera (2003) 107 
Cal.App.4th 1383, 1400 [court upholds findings rejecting a “reduced herd” alternative to a proposed 
dairy as infeasible because the alternative failed to meet the “fundamental objective” of the project 
to produce milk]; Sierra Club v. County of Napa (2004) 121 Cal.App.4th 1490, 1506-1508 [agency 
decision-makers, in rejecting alternatives as infeasible, appropriately relied on project objective 
articulated by project applicant].) Moreover, “‘feasibility’ under CEQA encompasses ‘desirability’ to 
the extent that desirability is based on a reasonable balancing of the relevant economic, 
environmental, social, legal, and technological factors.” (City of Del Mar v. City of San Diego (1982) 
133 Cal.App.3d 410, 417; see also California Native Plant Society v. City of Santa Cruz (2009) 177 
Cal.App.4th 957, 1001-1002.) 

With respect to a project for which significant impacts cannot be feasibly avoided or substantially 
lessened, a public agency may nevertheless approve the project if the agency first adopts a 
statement of overriding considerations setting forth the specific reasons that the project’s benefits 
outweigh its significant unavoidable adverse environmental effects. (Pub. Resources Code, §§ 
21001, 21002.1(c), 21081(b).)  

CEQA Guidelines § 15093 provides the following direction regarding a statement of overriding 
considerations: 

(a)  CEQA requires the decision-making agency to balance, as applicable, the economic, 
legal, social, technological, or other benefits, including region-wide or statewide 
environmental benefits, of a proposed project against its unavoidable environmental 
risks when determining whether to approve the project. If the specific economic, legal, 
social, technological, or other benefits, including region-wide or statewide 
environmental benefits, of a proposed project outweigh the unavoidable adverse 
environmental effects, the adverse environmental effects may be considered 
“acceptable.” 

(b)  When the lead agency approves a project which will result in the occurrence of 
significant effects which are identified in the final EIR but are not avoided or 
substantially lessened, the agency shall state in writing the specific reasons to support 
its action based on the final EIR and/or other information in the record. The statement 
of overriding considerations shall be supported by substantial evidence in the record. 

(c)  If an agency makes a statement of overriding considerations, the statement should be 
included in the record of the project approval and should be mentioned in the notice of 
determination. This statement does not substitute for, and shall be in addition to, 
findings required pursuant to § 15091. 
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MITIGATION MONITORING PROGRAM 

A Mitigation Monitoring Program has been prepared for the Project and, if the Project is approved, 
will be adopted concurrently with these Findings. (See Pub. Resources Code, § 21081.6, subd. (a)(1).) 
The City will use the Mitigation Monitoring Program to track compliance with Project mitigation 
measures. 

CONSIDERATION OF THE ENVIRONMENTAL IMPACT REPORT  

In adopting these Findings, this City Council finds that the Final EIR was presented to this City Council, 
the decision-making body of the lead agency, which reviewed and considered the information in the 
Final EIR prior to approving the Project. By these findings, this City Council ratifies, adopts, and 
incorporates the analysis, explanation, findings, responses to comments, and conclusions of the 
Final EIR. The City Council finds that the Final EIR was completed in compliance with CEQA. The Final 
EIR represents the independent judgment and analysis of the City. 

SEVERABILITY 

If any term, provision, or portion of these Findings or the application of these Findings to a particular 
situation is held by a court to be invalid, void, or unenforceable, the remaining provisions of these 
Findings, or their application to other actions related to the Project, shall continue in full force and 
effect unless amended or modified by the City. 

III. FINDINGS AND RECOMMENDATIONS REGARDING SIGNIFICANT 
AND UNAVOIDABLE IMPACTS 

A. AESTHETICS AND VISUAL RESOURCES 
1. IMPACT 3.1-1: PROJECT IMPLEMENTATION MAY RESULT IN SUBSTANTIAL ADVERSE EFFECTS ON 

SCENIC VISTAS. 

(a) Potential Impact. The potential for the Project to result in substantial adverse effects on 
scenic vistas is discussed on pages 3.1-8 through 3.1-10 of the Draft EIR and determined 
to be significant. 

(b) Mitigation Measures. No feasible mitigation measures were identified. 

(c) Findings. Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1) Remaining Impacts. The Project site is not designated as a scenic vista by the City of 
Tracy General Plan or the San Joaquin County General Plan, nor does it contain any 
unique or distinguishing features that would qualify the site for designation as a 
scenic vista. However, as noted previously, most of Tracy’s scenic vistas and 
corridors are associated with the open space and agricultural resources of the 
surrounding Sphere of Influence (SOI) and Planning Area, and are a valued local 
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asset for the community. The surrounding farming and grazing lands, and grassy 
hillsides of the Diablo coastal range, serve to situate the City in its local environment 
and landscape, and provide a reminder of its agricultural heritage. 

Implementation of the proposed Project would change the existing visual character 
of the site from vacant agricultural land to industrial uses. The proposed Project 
would result in the conversion of the vacant land in the northern portion of the 
Project site, which would contribute to changes in the regional landscape and visual 
character of the area. In order to reduce visual impacts, development within the 
Project site is required to be consistent with the General Plan and the Tracy Zoning 
Ordinance which includes design standards in order to ensure quality and cohesive 
design of the Project site and ensure the public views from the transportation 
corridors would be of high quality. These standards include specifications for 
building height, massing, and orientation; exterior lighting standards and 
specifications; and landscaping standards. Implementation of the design standards 
would ensure quality design throughout the Project site, and result in a Project that 
would be internally cohesive while maintaining aesthetics similar to surrounding 
uses.  

Nevertheless, the loss of the visual appearance of the existing agricultural land on 
the site would change the visual character of the Project site in perpetuity. Because 
the City’s General Plan EIR considers public views of agricultural lands to be scenic 
resources and vistas to be local assets, and the proposed Project includes vacant 
agricultural land, this is considered a significant and unavoidable impact. There is no 
additional feasible mitigation available that would reduce this impact to a less than 
significant level. 

(2) Changes or alterations have been required in, or incorporated into, the proposed 
project that avoid or substantially lessen the significant environmental effect, as 
identified in the Final EIR. To the extent that this significant adverse impact will not 
be substantially lessened or avoided, the City Council finds that specific economic, 
social, policy-based, and other considerations identified in the Statement of 
Overriding Considerations support approval of the project. 

(3) Overriding Considerations. The environmental, economic, social and other benefits 
of the Project override any remaining significant adverse impact of the Project 
associated with impacts to scenic vistas, as more fully stated in the Statement of 
Overriding Considerations in Section VII, below. 

2. IMPACT 4.2: CUMULATIVE DEGRADATION OF THE EXISTING VISUAL CHARACTER OF THE 
REGION. 

(a) Potential Impact. The potential for the Project to have a cumulative impact on the 
existing visual character of the region is discussed on pages 4.0-3 and 4.0-4 of the RDEIR. 
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(b) Mitigation Measures. No feasible mitigation measures were identified. 

(c) Findings. Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Remaining Impacts. Under cumulative conditions, buildout of the General Plans for 
Tracy and the surrounding jurisdictions could result in changes to the visual 
character and quality of the City of Tracy through development of undeveloped 
areas and/or changes to the character of existing communities. Development of the 
proposed Project, in addition to other future projects in the area, would change the 
existing visual and scenic qualities of the City. It is noted that although the Project 
site is undeveloped and was previously used for agricultural uses, the General Plan 
designates the site for Industrial uses. Additionally, the surrounding areas to the 
north, east, south, and west are designated for urban uses (including mainly 
Industrial uses) by the General Plan. As such, the General Plan and associated EIR 
anticipated development of the Project area for similar uses as proposed by the 
Project.    

Development within the City would be required to be consistent with the General 
Plan policies and City Municipal Code, both of which cover aesthetics and visual 
characteristics. Further, the Municipal Code contains development standards that 
address the visual character of a development project, such as building height, 
massing, setbacks, lighting, and landscaping. Although implementation of these 
requirements would reduce the impacts associated with development, the impacts 
would remain significant and unavoidable. As such, this is a significant and 
unavoidable impact, and the Project’s contribution to this impact would be 
cumulatively considerable. 

(2) Changes or alterations have been required in, or incorporated into, the proposed 
project that avoid or substantially lessen the significant environmental effect, as 
identified in the Final EIR. To the extent that this significant adverse impact will not 
be substantially lessened or avoided, the City Council finds that specific economic, 
social, policy-based, and other considerations identified in the Statement of 
Overriding Considerations support approval of the project. 

(3) Overriding Considerations. The environmental, economic, social and other benefits 
of the Project override any remaining significant adverse impact of the Project 
associated with cumulative impacts to the existing visual character of the region, as 
more fully stated in the Statement of Overriding Considerations in Section VII, 
below. 
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B. AIR QUALITY 
1. IMPACT 4.5: CUMULATIVE IMPACT ON THE REGION’S AIR QUALITY 

(b) Potential Impact. The potential for the Project to have a cumulative impact on the 
region’s air quality is discussed on pages 4.0-6 and 4.0-7 of the RDEIR. 

(b) Mitigation Measures. No feasible mitigation measures were identified. 

(c) Findings. Based upon the EIR and the entire record before this City Council, this City 
Council finds that: 

(1)  Remaining Impacts. As discussed under Impact 3.3-1 in Section 3.3 of the RDEIR, the 
proposed Project is in conformance with the Air Quality Attainment Plan (AQAP). 
Since the Project is consistent with the San Joaquin Council of Governments (SJCOG) 
Regional Transportation Plan & Sustainable Communities Strategy (RTP/SCS), and 
SJCOG RTP/SCS projections are incorporated into the State Implementation Plan 
(SIP). 

Further, as discussed in Impact 3.3-2 in Section 3.3 of the RDEIR, the proposed 
Project would not exceed the SJVAPCD thresholds of significance for construction 
or operational criteria pollutants. As discussed in Impact 3.3-3 of Section 3.3, 
implementation of the proposed project would not result in a significant increased 
exposure of sensitive receptors to localized concentrations of TACs, generate 
substantial exposure to Valley Fever, asbestos or lead-based paint, or create a CO 
hotspot. Further, the proposed Project does not propose uses that would create 
new odors that would adversely affect a substantial number of people. The 
proposed Project also does not introduce any new sensitive receptors. Therefore, 
operation of the proposed Project would not result in significant objectionable 
odors. 

The increase in industrial square footage anticipated with buildout of the Project is 
generally consistent with growth projections assumed in the Tracy General Plan for 
the same time horizon. It is also noted that the proposed Project, as well as future 
projects in the City and County, will be subject to the requirements of the SJVAPCD. 
Nevertheless, based on the level of development assumed under the City’s General 
Plan and General Plan EIR, cumulative impacts related to air quality, when 
considered alongside development projected for General Plan buildout, are 
anticipated to be significant and unavoidable.   

(2) Changes or alterations have been required in, or incorporated into, the proposed 
project that avoid or substantially lessen the significant environmental effect, as 
identified in the Final EIR. To the extent that this significant adverse impact will not 
be substantially lessened or avoided, the City Council finds that specific economic, 
social, policy-based, and other considerations identified in the Statement of 
Overriding Considerations support approval of the project. 





















































4.0 MITIGATION MONITORING AND REPORTING PROGRAM

4.0-2 Final Environmental Impact Report – Schulte Road Warehouse 

TABLE 4.0-1:  MITIGATION MONITORING AND REPORTING PROGRAM 

ENVIRONMENTAL IMPACT MITIGATION MEASURE
MONITORING 

RESPONSIBILITY 
TIMING

VERIFICATION 

(DATE/INITIALS) 

BIOLOGICAL RESOURCES 

Impact 3.4-1: The proposed 
Project has the potential to have 
a direct or indirect effect on 
special-status invertebrate 
species.

Mitigation Measure 3.4-1: Prior to commencement of any grading 
activities, the Project proponent shall obtain coverage under the SJMSCP to 
mitigate for habitat impacts to covered special status species. Coverage 
involves compensation for habitat impacts on covered species through 
implementation of incidental take and minimization Measures (ITMMs) and 
payment of fees for conversion of lands that may provide habitat for covered 
special status species. These fees are used to preserve and/or create habitat 
in preserves to be managed in perpetuity. Obtaining coverage for a Project 
includes incidental take authorization (permits) under the Endangered 
Species Act Section 10(a), California Fish and Game Code Section 2081, and 
the MBTA. Coverage under the SJMSCP would fully mitigate all habitat 
impacts on covered special-status species. 

City of Tracy 
Planning
Department 

San Joaquin 
Council of 
Governments 

Prior to
commencement 
of any grading 
activities 

Impact 3.4-2: The proposed 
Project has the potential to have 
direct or indirect effects on 
special-status reptile and 
amphibian species. 

Implement Mitigation Measure 3.4-1. See Mitigation 
Measure 3.4-1 

See Mitigation 
Measure 3.4-1 

Impact 3.4-3: The proposed 
Project has the potential to have 
direct or indirect effects on 
special-status bird species. 

Implement Mitigation Measure 3.4-1. See Mitigation 
Measure 3.4-1 

See Mitigation 
Measure 3.4-1 

Impact 3.4-4: The proposed 
Project has the potential to result 
in direct or indirect effects on 
special-status mammal species. 

Implement Mitigation Measure 3.4-1. See Mitigation 
Measure 3.4-1 

See Mitigation 
Measure 3.4-1 

Impact 3.4-9: The proposed 
Project has the potential to 
conflict with an adopted Habitat 
Conservation Plan.

Implement Mitigation Measure 3.4-1. See Mitigation 
Measure 3.4-1 

See Mitigation 
Measure 3.4-1 

CULTURAL AND TRIBAL RESOURCES 

Impact 3.5-1: Project 
implementation has the potential 
to cause a substantial adverse 
change to a significant historical 
resource, as defined in CEQA 
Guidelines §15064.5.

Mitigation Measure 3.5-1: Prior to the demolition of the existing residential 
structures, a comprehensive evaluation of the structures shall be conducted 
to identify and document any aspects of historical significance. This 
evaluation shall be carried out by qualified professionals in cultural 
resources management or historic preservation, in accordance with the 
standards of the California Office of Historic Preservation. The assessment 

City of Tracy 
Community 
Development 
Department, 
qualified 
professional in 

Prior to the 
demolition of the 
existing 
residential 
structures 

Exhibit 3
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
shall include, but not be limited to, an examination of architectural features, 
historical records, oral histories, and any other relevant sources of 
information to determine the historical significance of the residential 
structures. The findings from the assessment shall be recorded and 
documented in accordance with the standards set forth by the California 
Office of Historic Preservation. This documentation shall be submitted to the 
City of Tracy Community Development Department for review and approval 
prior to the issuance of any permits for demolition.  
 
In the event that significant historical or cultural resources are identified, 
appropriate measures shall be implemented in consultation with the project 
applicant to mitigate any adverse impacts to these resources to the extent 
feasible. The applicant shall submit a final report summarizing the 
implementation of this mitigation measure, including any findings, 
documentation, and compliance verification activities, to the City of Tracy 
Community Development Department for cultural resources management. 
 
Mitigation Measure 3.5-2: If any historical resources, cultural resources, 
including prehistoric or historic artifacts, or other indications of 
archaeological resources, are found during grading and construction 
activities during any phase of the Project, all work shall be halted 
immediately within a 200-foot radius of the discovery until an archaeologist 
meeting the Secretary of the Interior's Professional Qualifications Standards 
in prehistoric or historical archaeology, as appropriate, has evaluated the 
find(s).  
 
Work shall not continue at the discovery site until the archaeologist conducts 
sufficient research and data collection to make a determination that the 
resource is either 1) not cultural in origin; or 2) not potentially significant or 
eligible for listing on the NRHP or CRHR; or 3) not a significant Public Trust 
Resource. 
 
In addition, if the resource(s) identified is cultural or tribal in nature, the 
Confederated Villages of Lisjan shall be contacted to review and identify the 
resource, prior to work continuing at the discovery site.  
 

o If Native American resources are identified, a Native American 
monitor, following the Guidelines for Monitors/Consultants of Native 
American Cultural, Religious, and Burial Sites established by the 
Native American Heritage Commission, would also be required and, 
if Native American resources are identified, shall be retained at the 

cultural 
resources 
management or 
historic 
preservation 

 
 
 
 
 
 
 
 
 
 
 
 
City of Tracy 
Community 
Development 
Department, 
qualified 
archaeologist, 
Native 
American 
monitor 
 
 
 
 
 
 

 
In the event that 
significant 
historical or 
cultural 
resources are 
identified 
 
 
 
 
 
 
 
 
 
 
 
If any historical 
resources, 
cultural 
resources, 
including 
prehistoric or 
historic artifacts, 
or other 
indications of 
archaeological 
resources, are 
found during 
grading and 
construction 
activities during 
any phase of the 
Project 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
Project applicant’s expense. 

Impact 3.5-2: Project 
implementation has the potential 
to cause a substantial adverse 
change to a significant 
archaeological resource, as 
defined in CEQA Guidelines 
§15064.5, or a significant tribal 
cultural resource, as defined in 
Public Resources Code §21074. 

Implement Mitigation Measure 3.5-2. 
 
 
Mitigation Measure 3.5-3: If human remains are discovered during the 
course of construction during any phase of the Project, work shall be halted 
at the site and at any nearby area reasonably suspected to overlie adjacent 
human remains until the San Joaquin County Coroner has been informed and 
has determined that no investigation of the cause of death is required. If the 
remains are of Native American origin, either of the following steps will be 
taken: 
 

The coroner shall contact the Native American Heritage 
Commission and the Confederated Villages of Lisjan in order to 
ascertain the Most Likely Descendant (MLD) from the deceased 
individual. If a MLD is identified, the MLD, with the permission of 
the owner of the land, or his or her authorized representative, in 
accordance with the law, may inspect the site discovery site and 
recommend to the landowner, or his or her representative, means 
for the treatment or disposition, with appropriate dignity' of the 
human remains and any associated grave goods. The landowner 
has no legal obligation to allow the MLD accesses to the property 
for the purpose of making a recommendation. The MLD must 
complete their inspection and make their recommendation within 
48 hours of their notification by the NAHC. The recommendation 
may include the scientific removal and analysis of human remains 
and items associated with Native American burials. The coroner 
shall make a recommendation to the landowner or the person 
responsible for the excavation work, for means of treating or 
disposing of, with appropriate dignity, the human remains and any 
associated grave goods, which may include obtaining a qualified 
archaeologist or team of archaeologists to properly excavate the 
human remains. 
The landowner shall retain a Native American monitor, and an 
archaeologist, if recommended by the Native American monitor, 
and rebury the Native American human remains and any 
associated grave goods, with appropriate dignity, on the property 
and in a location that is not subject to further subsurface 
disturbance when any of the following conditions occurs:

o The Native American Heritage Commission and 
Confederated Villages of Lisjan is unable to identify a 

See Mitigation 
Measure 3.5-2 
 
City of Tracy 
Community 
Development 
Department, 
San Joaquin 
County 
Coroner, Native 
American 
Heritage 
Commission, 
Confederated 
Villages of 
Lisjan 

See Mitigation 
Measure 3.5-2 
 
If human remains 
are discovered 
during the course 
of construction 
during any phase 
of the Project 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
descendent. 

o The descendant identified fails to make a 
recommendation. 

 
The City of Tracy or its authorized representative rejects the 
recommendation of the descendant, and the mediation by the Native 
American Heritage Commission fails to provide measures acceptable to the 
landowner.

Impact 3.5-3: Project 
implementation has the potential 
to disturb human remains, 
including those interred outside 
of formal cemeteries. 

Implement Mitigation Measure 3.5-3. See Mitigation 
Measure 3.5-3 

See Mitigation 
Measure 3.5-3 

 

GEOLOGY AND SOILS

Impact 3.6-3: The proposed 
Project has the potential to be 
located on a geologic unit or soil 
that is unstable, or that would 
become unstable as a result of 
Project implementation, and 
potentially result in landslide, 
lateral spreading, subsidence, 
liquefaction or collapse.

Mitigation Measure 3.6-1: All site preparation, grading operations, and 
construction design shall be conducted in conformance with the 
recommendations included in the Preliminary Geotechnical Engineering 
Study – Proposed New One- Story Warehouse Building, 16286 W. Schulte 
Road [APN: 209-280-250], Tracy, California (Condor Earth Technologies, Inc., 
2020). Specific recommendations in the Geotechnical Engineering Report 
generally address the following: 
 

1. General grading and site preparation; 
2. Overexcavation; 
3. Subgrade Preparation;
4. Fill materials; 
5. Engineered fill placement;
6. Lime treatment;
7. Excavations;
8. Earthwork shrinkage;
9. Underground utility trenches;
10. Surface drainage control; 
11. General foundation; 
12. Shallow foundation design 
13. Lateral resistance; 
14. Construction considerations; 
15. Interior concrete slabs; 
16. Exterior concrete slabs; 
17. Retaining walls;

City of Tracy 
Building Safety 
and Fire 
Prevention 
Division 

Prior to the 
approval of 
Project 
improvement 
plans 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
18. Pavements; 
19. Corrosion potential. 

 
Additional site testing and final design evaluation shall be conducted by the 
Project Geotechnical Consultant to refine and enhance these requirements as 
part of a final Geotechnical Evaluation. The Project Applicant/Developer 
shall require the Project Geotechnical Consultant to assess whether the 
requirements in that report need to be modified or refined to address any 
changes in the Project features that occur prior to the start of grading. If the 
Project Geotechnical Consultant identifies modifications or refinements to the 
requirements, the Project Applicant/Developer shall require appropriate 
changes to the final Project design and specifications. These requirements 
shall be incorporated into the final Geotechnical Evaluation. 

Impact 3.6-4: The proposed 
Project has the potential for 
expansive soils to create 
substantial risks to life or 
property. 

Implement Mitigation Measure 3.6-1. See Mitigation 
Measure 3.6-1 

See Mitigation 
Measure 3.6-1 

 

Impact 3.6-5 The proposed 
Project has the potential to 
directly or indirectly destroy a 
unique paleontological resource 
or site or unique geologic 
feature. 

Mitigation Measure 3.6-2: If any paleontological resources are found 
during grading and construction activities of the Project, all work shall be 
halted immediately within a 200-foot radius of the discovery until a qualified 
paleontologist has evaluated the find. A paleontologist is a scientist with an 
advanced degree (Master’s or Doctorate) who studies the history of life on 
Earth through the fossil record. 
 
Work shall not continue at the discovery site until the paleontologist 
evaluates the find and makes a determination regarding the significance of 
the resource and identifies recommendations for conservation of the 
resource, including preserving in place or relocating on the Project site, if 
feasible, or collecting the resource to the extent feasible and documenting the 
find with the University of California Museum of Paleontology. The 
paleontologist recommendations shall be implemented. 

City of Tracy 
Community 
Development 
Department, 
qualified 
paleontologist  

If any 
paleontological 
resources are 
found during 
grading and 
construction 
activities of the 
Project

 

HAZARDS AND HAZARDOUS MATERIALS 

Impact 3.8-1: Potential to create 
a significant hazard through the 
routine transport, use, or 
disposal of hazardous materials 
or through the reasonably 
foreseeable upset and accident 
conditions involving the release 

Mitigation Measure 3.8-1: In the event that hazardous materials are 
encountered during construction, a Soils Management Plan (SMP) shall be 
submitted and approved by the San Joaquin County Department of 
Environmental Health. The SMP shall establish management practices for 
handling hazardous materials, including fuels, paints, cleaners, solvents, etc., 
during construction. The approved SMP shall be posted and maintained 
onsite during construction activities and all construction personnel shall 

San Joaquin 
County 
Department of 
Environmental 
Health 

In the event that 
hazardous 
materials are 
encountered 
during 
construction
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
of hazardous materials into the 
environment. 

acknowledge that they have reviewed and understand the plan. 
 
Mitigation Measure 3.8-2: Prior to bringing hazardous materials onsite, the 
applicant shall submit a Hazardous Materials Business Plan (HMBP) to San 
Joaquin County Environmental Health Department (CUPA) for review and 
approval. If during the construction process the applicant or its 
subcontractors generates hazardous waste, the applicant must register with 
the CUPA as a generator of hazardous waste, obtain an EPA ID# and 
accumulate, ship and dispose of the hazardous waste per Health and Safety 
Code Ch. 6.5. (California Hazardous Waste Control Law). 
 
Mitigation Measure 3.8-3: Prior to the issuance of grading permits, the 
applicant shall hire a qualified consultant to perform site-specific soil 
sampling to determine if chemicals of potential concern associated with the 
historical agricultural uses at the Project site are present in shallow soil at 
concentrations that would pose a threat to human health. In order to achieve 
this, a soil sampling and analysis workplan shall be submitted for approval 
by the San Joaquin County Department of Environmental Health prior to the 
work. The sampling and analysis plan shall meet the requirements of the 
Department of Toxic Substances Control Interim Guidance for Sampling 
Agricultural Properties (2008). 

If the sampling results indicate the presence of agrichemicals that exceed 
commercial screening levels, a removal action workplan shall be prepared in 
coordination with San Joaquin County Department of Environmental Health. 
The removal action workplan shall include a detailed engineering plan for 
conducting the removal action, a description of the onsite contamination, the 
goals to be achieved by the removal action, and any alternative removal 
options that were considered and rejected and the basis for that rejection. A 
no further action letter shall be issued by San Joaquin County Department of 
Environmental Health upon completion of the removal action. The removal 
action shall be deemed complete when the confirmation samples exhibit 
concentrations below the commercial screening levels, which will be 
established by the agencies.

Mitigation Measure 3.8-4: Prior to the issuance of grading permits or 
demolition permits, the septic tank shall be abandoned and removed under 
permit from the San Joaquin County Department of Environmental Health. 
 
 
 

 
 
San Joaquin 
County 
Environmental 
Health 
Department

 
 
 
San Joaquin 
County 
Environmental 
Health 
Department 
 

 
 
 
 
 
 
 

San Joaquin 
County 
Environmental 
Health 
Department 
 

 
 
Prior to bringing 
hazardous 
materials onsite 

 
 
 
Prior to the 
issuance of 
grading permits 
 
 
 

 
 
 
 
 
 
 

Prior to the 
issuance of 
grading permits 
or demolition 
permits 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
Mitigation Measure 3.8-5: Prior to ground disturbing activities, the 
applicant shall ensure that all debris/miscellaneous nonhazardous solid 
waste observed at the site during the Phase 1 Environmental Site Assessment 
be collected and disposed at an appropriate Solid Waste/Landfill facility.  
 
Mitigation Measure 3.8-6: Prior to any renovations or demolition of the 
existing structures within the Project site, surveys shall be conducted for the 
presence of lead-based paints or products, radon, mold, asbestos containing 
materials, as recommended by the Phase I ESA (dated November 4, 2020) 
prepared by ATC for the West Schulte Road property. The intent of the 
additional testing is to investigate whether any buildings, facilities, or soils 
contain hazardous materials, including petroleum products, agrichemical 
(including pesticides, herbicides, diesel, petrochemicals, etc.), asbestos, etc. 
If asbestos-containing materials and/or lead are found in buildings, an 
Operations and Maintenance (O&M) Program shall be implemented in order 
to safely manage the suspect ACMs and LBP located at the subject property, 
and a California Occupational Safety and Health Administration (Cal/OSHA) 
certified asbestos containing building materials (ACBM) and lead based paint 
contractor shall be retained to remove the asbestos-containing materials and 
lead in accordance with EPA and Cal/OSHA standards. In addition, all 
activities (construction or demolition) in the vicinity of these materials shall 
comply with Cal/OSHA asbestos and lead worker construction standards. The 
ACBM and lead shall be disposed of properly at an appropriate offsite 
disposal facility.  
 
Mitigation Measure 3.8-7: Prior to any ground disturbance activities within 
50 feet of a well on the Project site, the applicant shall hire a licensed well 
contractor to obtain a well destruction permit for any wells to be abandoned 
from the San Joaquin County Environmental Health Department, and 
properly abandon the on-site well(s) Any related subsurface piping, pursuant 
to review and approval by the City Engineer and the San Joaquin County 
Environmental Health Department.

City of Tracy 
Planning 
Department 
 
 
City of Tracy 
Planning
Department
 
 
 
 
 
 
 
 
 

 
 
 
City of Tracy 
Planning
Department 
 

Prior to ground 
disturbing 
activities 
 
 
Prior to any 
renovations or 
demolition of the 
existing 
structures within 
the Project site 
 
 
 
 
 
 

 
 
 
Prior to any 
ground 
disturbance 
activities within 
50 feet of a well 
on the Project 
site

NOISE

Impact 3.9-1: The proposed 
Project has the potential to 
generate a substantial temporary 
or permanent increase in 
ambient noise levels in the 
vicinity of the Project in excess of 
standards established in the local 

Mitigation Measure 3.9-1: To reduce potential construction noise impacts 
during Project construction, the following multi-part mitigation measure 
shall be implemented for the Project:

All construction equipment powered by internal combustion 
engines shall be properly muffled and maintained.
Quiet construction equipment, particularly air compressors, shall 

City of Tracy 
Building Safety 
and Fire 
Prevention 
Division

Prior to the 
approval of 
Project 
improvement 
plans
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
general plan or noise ordinance, 
or applicable standards of other 
agencies. 

be selected whenever possible. 
 All stationary noise-generating construction equipment such as 

generators or air compressors shall be located as far as is practical 
from existing residences. In addition, the Project contractor shall 
place such stationary construction equipment so that emitted noise 
is directed away from sensitive receptors nearest the Project site. 

 Unnecessary idling of internal combustion engines shall be 
prohibited. 
The construction contractor shall, to the maximum extent practical, 
locate on-site equipment staging areas so as to maximize the 
distance between construction-related noise sources and noise-
sensitive receptors nearest the Project site during all Project 
construction. 
Construction shall be limited to 7:00 a.m. to 10:00 p.m.
Staging areas on the Project site shall be located in areas that 
maximize, to the extent feasible, the distance between staging 
activity and sensitive receptors.

These requirements shall be noted on the Project improvement plans. 

 
 

TRANSPORTATION AND CIRCULATION

Impact 3.10-1: Project 
implementation would conflict 
with or be inconsistent with 
CEQA Guidelines Section 
15064.3, subdivision (b). 

Mitigation Measure 3.13-1: Prior to commencement of any operational 
activities, the project proponent shall implement either “Option 1” or “Option 
2”, as provided in the CEQA Transportation Analysis prepared by Kimley 
Horn on July 22, 2022. “Option 1” includes a combination of TDM measures 
plus a VMT Mitigation Banking Fee for the Project to achieve 15% VMT 
reductions (assuming the VMT Mitigation Banking Fee Program is adopted 
by the time the proposed project is ready to apply for permits). Alternatively, 
as described under “Option 2”, if the VMT Mitigation Banking Fee Program is 
not adopted at the time the proposed project is ready to apply for permits), 
the proposed project would be required to provide TDM measures that fully 
reduce the VMT by 15%. See Table 2 of the CEQA Transportation Analysis 
prepared by Kimley Horn for the proposed list of TDM measures under this 
option. 

The TDM Plan shall be submitted to the City for review prior to approval of 
improvement plans, and the effectiveness of the TDM Plan shall be evaluated, 
monitored, and revised, if determined necessary by the City. The TDM Plan 
shall include the TDM strategies that will be implemented during the lifetime 
of the proposed Project and shall outline the anticipated effectiveness of the 
strategies. The anticipated effectiveness of the TDM Plan may be monitored 
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Prior to 
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activities 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY TIMING 
VERIFICATION 

(DATE/INITIALS) 
through annual surveys to determine employee travel mode split and travel 
distance for home-based work trips, and/or the implementation of technology 
to determine the amount of traffic generated by and home-based work miles 
traveled by employees, which shall be determined in coordination with the 
City. The frequency and duration of the anticipated effectiveness would 
depend on the ultimate strategy determined in coordination with the City. 
Additionally, the Project applicant shall pay any VMT banking fee in effect at 
the time of building permit issuance to secure VMT credits of a total of 15 
percent for the subject building, taking into account the stated percent 
efficacy for the TDM measures above. 

UTILITIES AND SERVICE SYSTEMS

Impact 3.11-5: The proposed 
Project has the potential to 
require or result in the 
construction of new storm water 
drainage facilities or expansion 
of existing facilities, the 
construction of which could 
cause significant environmental 
effects. 

Mitigation Measure 3.11-1: Prior to the issuance of a building or grading 
permit, the Project applicant shall submit a drainage plan to the City of Tracy 
for review and approval. The plan shall include an engineered storm drainage 
plan that demonstrates attainment of pre-Project runoff requirements prior 
to release at the outlet canal and describes the volume reduction measures 
and treatment controls used to reach attainment consistent with the Citywide 
Storm Drainage Master Plan.    

City of Tracy 
Planning
Department 
 

Prior to the 
issuance of a 
building or 
grading permit 
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This exhibit is too large to include in the packet.  
 
The exhibit has been provided separately or is available on the City of 
Tracy’s website: 
 
https://www.cityoftracy.org/government/boards-and-commissions/planning-
commission 
 

https://www.cityoftracy.org/government/boards-and-commissions/planning-commission
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission


  Exhibit 5 
 

City of Tracy 
Development Review Permit Findings 

Application Number D21-0020 
City Council – September 2, 2025 

 
Development Review Permits must meet the requirements set forth in TMC Article 30, including 
a noticed public hearing. Pursuant to TMC Section 10.08.3960, before approving a 
Development Review Permit, the City Council must review application materials and public 
comments submitted prior to or at the public hearing, and consider the following site-specific 
factors set forth in TMC Section 10.08.3960:  
 

• general site considerations including height, bulk, and size of buildings;  
• physical and architectural relationship with the existing and proposed structures;  
• site layout, orientation, and location of the buildings and relationships with open areas 

and topography;  
• location and type of landscaping;  
• off-street parking areas;  
• height, materials, colors and variations in boundary walls, fences, and screen plantings;  
• appropriateness of the sign design and exterior lighting; and  
• appropriate City utilities, public infrastructure, circulation, and roadway access. 

 
After consideration of the entire record, under TMC Section 10.08.3960, the City Council may 
approve the Development Review Permit if the facts in the record support the following findings:  
 

(a) That the proposal increases the quality of the project site, and enhances the property in 
a manner that therefore improves the property in relation to the surrounding area and the 
citizens of Tracy; and 
 

(b) That the proposal conforms to Chapter 10.08, Zoning Regulations, of the Tracy 
Municipal Code, the General Plan, any applicable specific plan, the Design Goals and 
Standards, any applicable Infrastructure Master Plans, and other City regulations. 

 
Therefore, the City Council conducted a noticed public hearing on September 2, 2025, and upon 
its conclusion, makes the requisite findings for the Development Review Permit based on 
consideration of the entire record of evidence, including, without limitation, the following: 

(a) The Project increases the quality of the project site and enhances the property in a 
manner that therefore improves the property in relation to the surrounding area and for 
the citizens of Tracy, because the proposed warehouse building will be constructed 
with complementary design and materials to the existing industrial buildings in the 
area. Additionally, substantial landscaping proposed with project improvements will 
create a buffer between the right of way and the buildings also adding visual interest 
and aid in screening. 

and 

(b) The Project conforms to all applicable requirements of Chapter 10.08 of the Tracy 
Municipal Code, the City of Tracy General Plan, the City Design Goals and 
Standards, the California Building and Fire Codes, and all other applicable City 
Standards. The Project meets all City requirements for the Light Industrial Zone, 
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landscaping has been provided for screening and to provide shade for employees, 
complementary materials consistent with the industrial development in the 
surrounding area are proposed, a high-quality employee break area will be 
provided, and all other improvements meet applicable City standards. 

 
 



Exhibit 6 
 

CITY OF TRACY 
COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT 

CONDITIONS OF APPROVAL 
 

Tracy Costco Depot Annex 
Development Review Permit, Application Number D21-0020 

September 2, 2025 
 

A. General Provisions and Definitions 
 

A.1. General.  These Conditions of Approval apply to: 
   

The Project: A Development Review Permit, Application Number D21-0020, for 
the construction of a 217,466 square foot industrial warehouse 
building and related site improvements on a 20.92-acre site 
located at 16286 W Schulte Road (APN 209-230-25) (the 
“Property”). 

 
A.2. Definitions. 

  
a. “Applicant” means the owner of the Property, and any person, or other 

legal entity properly authorized by said owner to serve as the owner’s 
agent for development of the Project on the Property.  Such authorization 
shall be in writing and to the reasonable satisfaction of the Director.  
“Applicant” shall also mean any person, or other legal entity, defined as 
“Developer”, and the two terms shall be used interchangeably. 

 
b. “City Engineer” means the City Engineer of the City of Tracy, or any other 

duly licensed Engineer designated by the City Manager, the City 
Engineer, or the Community and Economic Development Director, to 
perform the duties set forth herein. 

 
c. “City Regulations” means all written laws, rules, and policies established 

by the City, including without limitation those set forth in the City of Tracy 
General Plan, the Tracy Municipal Code (TMC), all applicable City 
ordinances, resolutions, policies, and procedures, including all applicable 
City Design Documents (including the Standard Plans, Standard 
Specifications, and relevant Public Facility Master Plans). 

 
d. “Director” means the Community and Economic Development Director of 

the City of Tracy, or any other person designated by the City Manager or 
the Community and Economic Development Director to perform the 
duties set forth herein. 

 
e. “Conditions of Approval” shall mean the conditions of approval applicable 

to the development of the Project on the Property, Application Number 
D21-0020.  The Conditions of Approval shall specifically include all 
conditions set forth herein. 

 
f.  “Developer” means any person, or other legal entity, who applies to the 

City to divide or cause to be divided real property within the Project 
boundaries, or who applies to the City to develop or improve any portion 
of the real property within the Project boundaries.  The term “Developer” 



shall include all successors in interest. 
 

A.3.  Indemnification.  The City has determined that City, its employees, agents and 
officials should, to the fullest extent permitted by law, be fully protected from any 
loss, injury, damage, claim, lawsuit, expense, attorney fees, litigation expenses, 
court costs or any other costs arising out of or in any way related to this project 
approval, or the City’s activities conducted pursuant to its processing and 
approval of this project approval, including any constitutional claim. Accordingly, 
to the fullest extent permitted by law and as a condition of this approval, the 
applicant and property owner, and its representative(s), or its successors shall 
defend, indemnify and hold harmless the City, Its employees, agents and 
officials, from and against any liability, claims, suits, actions, arbitration 
proceedings, regulatory proceedings, losses, expenses or costs of any kind, 
whether actual, alleged or threatened, including, but not limited to, actual 
attorney fees, litigation expenses and court costs of any kind without restriction or 
limitation, incurred in relation to, as a consequence of, arising out of or in any 
way attributable to, actually, allegedly or impliedly, in whole or in part, the 
issuance of this project approval, or the City’s activities conducted pursuant to its 
processing and approval of this project approval, including any constitutional 
claim. The applicant and property owner, and its representative(s), or its 
successors shall pay such obligations as they are incurred by City, its 
employees, agents and officials, and in the event of any claim or lawsuit, shall 
submit a deposit in such amount as the City reasonably determines necessary to 
protect the City from exposure to fees, costs or liability with respect to such claim 
or lawsuit. 

  
A.4. Compliance with submitted plans. The Project shall be constructed in substantial 

compliance with the Project plans received by the Community and Economic 
Development Department on October 29, 2024 (the “Project Plans”), to the 
satisfaction of the Director. 

 
A.5. Payment of applicable fees.  The Applicant shall pay all applicable fees for the 

project, including, but not limited to, development impact fees, building permit 
fees, plan check fees, grading permit fees, encroachment permit fees, inspection 
fees, school fees, or any other City or other agency fees or deposits that may be 
applicable to the Project. 

 
A.5. Compliance with laws.  The Applicant shall comply with all laws (federal, state, 

and local) related to the development of the Project, including, but not limited to: 
 

• The Planning and Zoning Law (Government Code Sections 65000, et 
seq.), 

• the California Environmental Quality Act (Public Resources Code Sections 
21000, et seq., “CEQA”), 

• the Guidelines for California Environmental Quality Act (California 
Administrative Code, Title 14, Sections 1500, et seq., “CEQA Guidelines”), 

• California Building Code, California Fire Code, and 
• City Regulations.  

 
A.6. Pursuant to Government Code section 66020, including section 66020(d)(1), the 

City hereby notifies the Applicant that the 90-day approval period (in which the 
Applicant may protest the imposition of any fees, dedications, reservations, or 
other exactions imposed on this Project by these Conditions of Approval) has 



begun on the date of the conditional approval of this Project.  If the Applicant fails 
to file a protest within this 90-day period, complying with all of the requirements 
of Government Code section 66020, the Applicant will be legally barred from later 
challenging any such fees, dedications, reservations, or other exactions. 

 
A.7.     This Development Review Permit, Application Number D21-0020, shall not be 

effective until the Project site has been annexed into the City limits. 
A.8.     Mitigation Measures.  The Applicant shall comply with the Mitigation Monitoring 

and Reporting Program for the Schulte Warehouse Project, adopted by the City 
Council on September 2, 2025, Resolution No. 2025-______.  

 
B. Community and Economic Development Department, Planning Division Conditions 
 

B.1. Landscaping & Irrigation.  Before the approval of a building permit, the Applicant 
shall provide detailed landscape and irrigation plans consistent with the following 
to the satisfaction of the Director: 

  
B.1.1. Said plans shall comply with the City of Tracy Design Goals & Standards, 

and TMC Section 10.08.3560 for parking area landscaping. Said plans 
shall clearly delineate the property line and shall include a planting legend 
indicating, at minimum, the quantity, planting size, and height and width at 
maturity. 

 
B.1.2. Where trees are planted ten feet or less from a sidewalk or curb, root 

barriers dimensioned 8 feet long by 24 inches deep shall be provided 
adjacent to such sidewalk and curb, centered on the tree. 

 
B.1.3. Landscape & Irrigation Maintenance.  Prior to the issuance of a building 

permit, the Applicant shall execute a two-year landscape and irrigation 
maintenance agreement and submit financial security, such as a 
performance bond, to ensure the success of all on-site landscaping for 
the term of the agreement.  The security amount shall be equal to $2.50 
per square foot of the landscaped area or equal to the actual labor and 
material installation cost of all on-site landscaping and irrigation. 

B.1.4   Where landscape planters are parallel and adjacent to the side of 
vehicular parking spaces, a 12” wide concrete curb shall be placed 
adjacent to the parking space to allow for pedestrian access to vehicles 
without damage to the landscape areas.   

 
B.2. Screening Utilities and Equipment. Before the approval of a building permit, the 

Applicant shall submit detailed plans that demonstrate the following: 
 

B.2.1. All vents, gutters, downspouts, flashing, and electrical conduits shall be 
internal to the structures and bollards and other wall-mounted or building-
attached utilities shall be painted to match the color of the adjacent 
surfaces or otherwise designed in harmony with the building exterior to 
the satisfaction of the Director. 

 
B.2.2. No roof mounted equipment, including, but not limited to, HVAC units, 

vents, fans, antennas, sky lights and dishes, whether proposed as part of 
this application, potential future equipment, or any portion thereof, shall 
be visible from any public right-of-way to the satisfaction of the Director.  
Plans to demonstrate such compliance shall be submitted and approved 



by the Director prior to the issuance of a building permit.   
 
B.2.3. All PG&E transformers, phone company boxes, Fire Department 

connections, backflow preventers, irrigation controllers, and other on-site 
utilities, shall be vaulted or screened from view from any public right-of-
way, behind structures or landscaping, to the satisfaction of the 
Community and Economic Development Director. 

 
B.3. No business identification signs are approved with this development review 

permit. The Applicant shall obtain a sign permit in accordance with the Tracy 
Municipal Code Chapter 10.08, Article 35, Signs for all business identification 
signs. 

 
B.4. The parking lot lighting shall comply with the minimum requirement of one foot-

candle power within the employee parking areas.  Prior to final inspection or 
certificate of occupancy, all exterior and parking lot lighting shall be directed 
downward or shielded to prevent glare or spray of light into the public rights-of-
way, to the satisfaction of the Community and Economic Development Director.   

 
B.5. Prior to the issuance of a building permit, bicycle parking spaces shall be 

provided in accordance with Tracy Municipal Code Section 10.08.3510 to the 
satisfaction of the Community and Economic Development Director.   

 
B.6. Prior to final inspection of certificate of occupancy, on-site circulation signs shall 

be installed to the satisfaction of the Community and Economic Development 
Director. 

 
B.7. Prior to the issuance of a building permit, a detailed plan of any trash or trash 

compactor enclosures, shall be submitted, showing a height of at least eight feet 
with solid metal doors, a solid roof, an interior concrete curb, and exterior 
materials and colors compatible with the adjacent building exterior, to the 
satisfaction of the Community and Economic Development Director. 

 
B.8. Prior to issuance of a building permit, the developer shall provide documentation 

of compliance with the San Joaquin Valley Air Pollution Control District Rule 
9510, Indirect Source Review to the Community and Economic Development 
Department. 

 
B.9. Prior to issuance of a building permit, the applicant shall provide details for all on-

site fencing.  Perimeter fencing of the site shall be comprised of tube steel, 
masonry, or a combination thereof.  The use of chain link fencing may only be 
allowable along non-street frontage property lines if it is designed in conjunction 
with the overall site and landscape plan and is not visible from public view. 
Electronically charged, razor wire, barbed wire, integrated corrugated metal, or 
plain exposed plastic concrete/PCC fences, vinyl slats, and woven fabric fences 
are not permitted anywhere on site. 

 
B.10. No outdoor storage of materials is permitted on the site. 
 
B.11. Prior to approval of a building permit, the applicant shall submit detailed plans 

that demonstrate the truck loading areas, dock doors, storage areas, and above-
ground utilities will be substantially screened from view from the public right-of-
way, to the satisfaction of the Community and Economic Development Director. 



 
B.12.  Prior to approval of a building permit, the applicant shall submit detailed plans 

that show the location and improvements for a high-quality outdoor employee 
break area to the satisfaction of the Community and Economic Development 
Director. Such area shall be incorporated as part of site design and should 
include special paving, tables, benches, shade trees and other amenities that 
support employee events and serve as an informal gathering space. 

 
B.13. No refrigerated warehouse use is permitted on the site.  

 
C. Engineering Conditions of Approval 

 
C.1. General Conditions 

 
C.1.1. Applicant shall comply with the applicable requirements of the technical 

analyses and reports prepared for the Project listed as follows: 

a) “Environmental Impact Report for Schulte Road Warehouse Project”, 
prepared by De Novo Planning Group, dated March 2025, and bearing 
State Clearinghouse Number 2020080531, as adopted by Council. 

b) Mitigation Measures and Reporting Program for this Project as adopted 
by Council.  

c) “16286 West Schulte Road Warehouse Traffic Study” prepared by Kimley 
Horn and Associates, dated March 28, 2025, and any subsequent 
amendments or updates thereto. (“Traffic Study”).  

d) “Sewer Collection System Hydraulic Capacity Analysis” by Black Water 
Consulting Engineers, dated October 12, 2022, and any amendments or 
updates thereto (“Sewer Study”). 

e) “Hydraulic Evaluation of Schulte Warehouse” prepared by West Yost 
Associates, Inc., dated February 4, 2022, and any subsequent 
amendments or updates (“Water Study”). 

C.2. Grading Permit 

Prior to grading permit release, Applicant shall demonstrate conformance to City Design 
Documents, Tracy Municipal Code (TMC), and these Conditions of Approval, to the 
satisfaction of the City Engineer, including, but not limited to, the following: 

C.2.1 Grading and Storm Drainage Plans 

Prior to grading permit release, Applicant shall provide On-site Grading and 
Storm Drainage Plans prepared on a twenty-four (24) inch x thirty-six (36) inch 
size sheet.  These plans shall use the City’s Title Block.  Plans shall be prepared 
under the supervision of, and stamped and signed by, a Registered Civil 
Engineer and Registered Geotechnical Engineer.  Applicant shall obtain all 
applicable signatures by City departments and outside agencies (where 
applicable) on the plans including signatures by the Fire Marshal, prior to 
submitting the plans to Engineering for City Engineer’s signature.  Erosion 
control measures shall be implemented in accordance with the Plans approved 
by the City Engineer for all grading work. All grading work not completed before 



October 15 may be subject to additional requirements as applicable, to address 
wet weather conditions specific to the subject site. Plans shall specify all 
proposed erosion control methods and construction details to be employed and 
specify materials to be used during and after the construction. 

Site Grading 

a. Include all proposed erosion control methods and construction details to be 
employed and specify materials to be used.  All grading work shall be 
performed and completed in accordance with the recommendation(s) of the 
Project’s Geotechnical Engineer.  A copy of the Project’s Geotechnical Report 
must be submitted with the Grading and Storm Drainage Plans. 

b. When the grade differential between the Project site and adjacent 
property(s) exceeds twelve (12) inches, a reinforced concrete or masonry 
block, or engineered retaining wall is required for retaining soil. The Grading 
Plan shall show construction detail(s) of the retaining wall or masonry wall. 
The entire retaining wall and footing shall be constructed on the Property, 
except as noted below. Structural calculations and associated specifications 
for all materials shall be submitted with the Grading and Storm Drainage 
Plans. 

c. Prior to grading permit, Applicant shall appropriate design the Project’s 
boundaries (i.e. CMU walls; slopes to adjacent properties; etc.) to the 
satisfaction of the City. 

d. An engineered fill may be accepted as a substitute of a retaining wall, if any, 
subject to approval by the City Engineer. The Grading and Storm Drainage 
Plans must show the extent of the slope easement(s). The Applicant shall be 
responsible for obtaining permission from owner(s) of the adjacent and 
affected property(s). The slope easement must be recorded prior to the 
issuance of the final building certificate of occupancy. 

e. Grading for the site should be designed such that the Project’s storm water 
can divert and release overland flow to either a public street or to a public 
storm drainage facility, where no post-construction management practices 
are required under the State of California Construction General Permit or 
onsite detention is required to mitigate excess runoff. 

f. Prior to grading permit, Applicant shall submit a drainage report and 
drainage calculations for the Project site based on the Master Plan criteria, 
City Design Documents, and starting water surface elevation approved by 
the City.  The drainage study should include, but not limited to: 

i.  A drainage study of the project including diversions, off-site areas that 
drain onto and/or through the project, and justification of any 
diversions; 

ii.  When applicable, a drainage study should demonstrate that the 
proposed drainage patterns will not overload existing storm drains; 

iii.  Detailed drainage studies indicating how the project grading, in 
conjunction with the drainage conveyance systems including 
applicable swales, channels, street flows, catch basins, and storm 
water treatment.  

 



g. If applicable, Applicant shall depict all existing irrigation structure(s), 
channel(s) and pipe(s) that are to remain or to be relocated or to be 
removed, if any, after coordinating with the irrigation district or owner of the 
irrigation facilities on the Grading and Storm Drainage Plans. If there are 
irrigation facilities including tile drains, that are required to remain to serve 
existing adjacent agricultural uses, the Applicant shall design, coordinate 
and construct required modifications to the improvements, if required, to the 
reasonable satisfaction of the City. 

C.1.1 Prior to grading permit, Applicant shall obtain the approval (i.e. recorded 
easements for slopes, drainage, utilities, access, parking, etc.) of all other public 
agencies and/or private entities with jurisdiction over the required public and/or 
private facilities and/or property. Written permission from affected owner(s) will 
be required to be submitted. 

C.1.2 Prior to grading permit, Applicant shall confirm that all existing on-site water 
well(s), septic system(s), and leach field(s), if any, shall be abandoned or 
removed in accordance with the City and San Joaquin County requirements.  
Applicant shall be responsible for all costs associated with the abandonment or 
removal of the existing well(s), septic system(s), and leech field(s) including the 
cost of permit(s) and inspection.  Applicant shall submit to the City a copy of 
written approval(s) or permit(s) obtained from San Joaquin County regarding the 
removal and abandonment of any existing well(s).  

C.1.3 Prior to grading permit, Applicant shall pay all applicable Grading Permit fees, 
which include grading plan checking and inspection fees, and all other 
applicable fees as required by these Conditions of Approval. 

C.1.4 Prior to grading permit, Applicant shall complete appropriate storm water 
pollution controls.  For Projects on property larger than one (1) acre: Prior to the 
issuance of the Grading Permit, Applicant shall submit to Utilities 
(stephanie.hiestand@cityoftracy.org) one (1) electronic copy and one (1) hard 
copy of the Storm Water Pollution Prevention Plan (SWPPP) as submitted in 
Stormwater Multiple Applications and Reporting Tracker System (SMARTS) 
along with either a copy of the Notice of Intent (NOI) with the state-issued 
Wastewater Discharge Identification number (WDID) or a copy of the receipt for 
the NOI. After the completion of the Project, the Applicant is responsible for filing 
the Notice of Termination (NOT) required by SWQCB and shall provide the City 
with a copy of the completed Notice of Termination. Cost of preparing the 
SWPPP, NOI and NOT including the annual storm drainage fees and the filing 
fees of the NOI and NOT shall be paid by the Applicant.  Applicant shall comply 
with all the requirements of the SWPPP, applicable Best Management Practices 
(BMPs) and the Stormwater Post-Construction Standards adopted by the City in 
2015 and any subsequent amendment(s). 

C.1.5 Prior to grading permit release, Applicant shall provide a PDF copy of the 
Project’s Geotechnical Report signed and stamped by a Registered 
Geotechnical Engineer. The geotechnical report must include relevant 
information related to soil types and characteristics, soil bearing capacity, 
compaction recommendations, retaining wall recommendations, if necessary, 
paving recommendations, paving calculations such as gravel factors, gravel 
equivalence, etc., slope recommendations, and elevation of the highest 
observed groundwater level. 

about:blank


C.1.6 Prior to grading permit release, Applicant shall provide Hydrologic and Storm 
Drainage Calculations for the design of the on-site storm drainage system. 

C.1.7 Prior to grading permit release, Applicant shall provide a copy of the approved 
Incidental Take Minimization Measures (ITMM) habitat survey [San Joaquin 
County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)] 
from San Joaquin Council of Governments (SJCOG). 

C.1.8 Prior to grading permit release, Applicant shall provide a copy of the Approved 
Fugitive Dust and Emissions Control Plan that meets San Joaquin Valley Air 
Pollution Control District (SJVAPCD) requirements.  All paved surfaces; 
including, but not limited to, the parking area and aisles, and on-site walkways 
must be maintained free of litter, debris and dirt.  Walkways, parking areas and 
aisles and drive-through lanes must be swept, washed or vacuumed regularly. 
When swept or washed, litter, debris and dirt must be trapped and collected to 
prevent entry to the storm drain system in accordance with NPDES 
requirements. 

C.1.9 Prior to grading permit release, Applicant shall provide a copy of the Approved 
Air Impact Assessment (AIA) with an Indirect Source Review (ISR) from San 
Joaquin Valley Air Pollution Control District (SJVAPCD). 

C.1.10 Prior to grading permit release, Applicant shall remove all existing irrigation 
structures, channels, tile drains and pipes, if any, if the facilities are confirmed by 
the irrigation district are no longer required for irrigation purposes.   

C.1.11 Prior to grading permit release, Applicant shall provide written permission from 
irrigation district to alter said irrigation facilities if said facilities are required to 
remain to serve existing adjacent agricultural uses.  The Applicant will design, 
coordinate and construct required modifications to the facilities to the 
satisfaction of the affected agency and the City Engineer.  The cost of relocating 
and/or removing irrigation facilities and/or tile drains is the sole responsibility of 
the Applicant.  

C.1.12 If at any point during grading the Applicant, its contractor, its engineers, and 
their respective officials, employees, subcontractor, and/or subconsultant 
exposes/encounters/uncovers any archeological, historical, or other 
paleontological findings, the Applicant shall address the findings as required per 
the General Plan Cultural Resource Policy and General Plan EIR; and 
subsequent Cultural Resource Policy or mitigation in any applicable 
environmental document. 

C.1.13 Prior to grading permit release, Applicant shall demonstrate that runoff originating 
on the Project site will be managed in a manner that meets stormwater quality 
standards. The design and construction details of the Project’s storm drainage 
system and stormwater treatment facilities shall meet City regulations and shall 
comply with the applicable requirements of the Multi-Agency Post-Construction 
Stormwater Standards Manual, dated June 2015, and any subsequent 
amendments. 

C.1.14 Prior to grading permit release, Applicant shall provide calculations related to the 
design and sizing of on-site storm water treatment facilities must be submitted 
with the Grading and Storm Drainage Plans and approved by City’s Stormwater 



Coordinator prior to issuance of the Grading Permit for the Project. 

C.1.15 All temporary excavations shall follow Cal-Osha requirements unless otherwise 
approved by a Registered Civil Engineer with supporting calculations, approved 
by the City.   

C.1.16 The project grading and drainage shall be designed in accordance with CBC 
Chapter 18, and all referenced and supporting sections. 

C.1.17 Backfill of any pipe or conduit must be in four-inch (4”) fully compacted layers 
unless otherwise specified.  Soil testing for trench compaction must be performed 
on all trenching and must be done not less than once every two feet (2’) of lift 
and one-hundred lineal feet (100’) of trench excavated. Test locations must be 
noted using true elevations and street stationing with offsets from street 
centerlines. 

C.2. Improvement Plans 

Prior to building permit release, Applicant shall obtain City’s approval of Applicant’s 
Improvement Plans.  Said Improvement Plans shall contain the design, construction 
details and specifications of public improvements that are necessary to serve the 
Project. The Improvement Plans shall be drawn on a 24-inch x 36-inch size sheet and 
shall be prepared under the supervision of, and stamped and signed by a Registered 
Civil, Traffic, Electrical, Mechanical Engineer, and Registered Landscape Architect for 
the relevant work. The Improvement Plans shall be completed to comply with City 
Design Documents, these Conditions of Approval, and the following requirements: 

C.2.1 The Improvement Plans shall be prepared with the City of Tracy standard title 
and signature block. 

C.2.2 Prior to building permit release, Applicant shall obtain all applicable signatures 
by City departments and from outside agencies (where applicable) on the plans 
including signatures by the Fire Marshal, prior to the Applicant submitting the 
plans to Engineering for City Engineer’s approval. 

C.2.3 The Improvement Plans shall be prepared to specifically include, but not be 
limited to, the following items: 

a. All existing and proposed utilities such as domestic water line, irrigation 
service, storm drain, and sanitary sewer, including the size and location of 
the pipes. 

b. All supporting engineering calculations, materials information or technical 
specifications, cost estimate, and technical reports. 

c. All utilities and curbs shall be provided with appropriate stationing, 
easements, and should include tables with required tangent and curve data. 

d. All catch basins should be referenced with Street stationing. 

e. Prior to building permit release, Applicant shall provide a PDF copy of the 
Project’s Geotechnical Report signed and stamped by a Registered 
Geotechnical Engineer. The geotechnical report must include relevant 



information related to soil types and characteristics, soil bearing capacity, 
compaction recommendations, retaining wall recommendations, if 
necessary, paving recommendations, paving calculations such as gravel 
factors, gravel equivalence, etc., slope recommendations, and elevation of 
the highest observed groundwater level. 

f. Building and/or wall footing shown when adjacent to storm drain. The storm 
drain should be located outside of the 1:1 zone of influence for the building 
footing. 

C.2.4 Storm Drainage 

a. Prior to building permit release, the Applicant shall obtain approved 
Improvement Plans depicting the proposed storm drain line conveying the 
Project’s on-site storm runoff and storm runoff from the roadways along the 
Project’s street frontages connecting to the existing 18-inch storm drain line 
at the intersection of West Schulte Road and Hansen Road, which ultimately 
discharges into DET LW6. 

b. Prior to building permit release, the Applicant shall submit a drainage report 
and drainage calculations for the existing 18-inch storm drain line between 
the Project’s point of connection and DET LW6, to verify that the existing line 
has adequate capacity to accept the design storm water flows from the 
Project. Calculations are to be based on the Master Plan criteria, City Design 
Documents, and starting water surface elevation approved by the City.   

C.2.5 Sanitary Sewer 

a. Prior to building permit release, Applicant shall obtain the City Engineer’s 
approval of Improvement Plans for the design of all on-site and off-site 
sanitary sewer improvements. Sewer flows from the Project shall discharge 
into the existing Hansen Road Sewer System in accordance with Option 1 
per the Sanitary Sewer Study. The Applicant shall design and install all on-
site and off-site sanitary sewer facilities, including the Project’s sewer 
connection to the exiting Hansen Road Sewer System at the intersection of 
West Schulte Road and Hansen Road, in accordance with the approved 
Improvement Plans and applicable City Design Documents. 

b. Prior to the first building permit release, Applicant shall pay all wastewater 
treatment plant development impact fees for the proposed building within the 
Project. 

C.2.6 Water Distribution System  

a. Prior to building permit, Applicant shall obtain approved Improvement Plans 
depicting the water infrastructure for the Project as identified in the Water 
Study, as follows: 

i.  Size the proposed Project pipelines to be 12-inches in diameter. 

b. Prior to building permit, Applicant shall obtain approved Improvement Plans 
depicting the recycled water infrastructure for the Project connecting to the 
existing 12-inch by 24-inch recycled water tee at the intersection of West 



Schulte Road and Hansen Road. The recycled water pipeline installed for 
the project will be served by the City’s potable water system until such time 
as the necessary city-wide Master Plan recycled water infrastructure is 
completed.    

c. During the construction phases of the Project, the Applicant is responsible for 
providing water infrastructure (temporary or permanent) capable of delivering 
adequate fire flows and pressure appropriate to the various stages of 
construction and as approved by the South San Joaquin County Fire 
Authority’s Fire Marshal. 

d. Prior to building permit, Applicant shall obtain City approval of Improvement 
Plans that depict fire hydrants at the locations approved by the South San 
Joaquin County Fire Authority’s Fire Marshal.  

e. Prior to building permit, Applicant shall submit calculations and plans as 
required by the Fire Authority and obtain the Fire Authorities written approvals 
for the proposed fire system for the design, location and construction details of 
the fire service connection to the Project, and for the location and spacing of 
fire hydrants that are to be installed to serve the Project. 

f. All costs associated with the installation of the Project’s permanent water 
connection(s) as identified in the Water Study including the cost of removing 
and replacing asphalt concrete pavement, pavement marking and striping 
such as crosswalk lines and lane line markings, replacing traffic detecting 
loops, conduits, and wires, relocating existing utilities that may be in conflict 
with the water connection(s), and other improvements shall be paid by the 
Applicant and are not eligible for impact fee credits. 

g. Prior to building permit, Applicant shall obtain City approval of Improvement 
Plans that depict domestic and irrigation water service connection, including 
a remote-read master water meter (the water meter to be located within 
City's right-of-way) and a Reduced Pressure Type back- flow protection 
device in accordance with City Design Documents.  

C.2.7 Roadway Improvements 

a. Prior to building permit, Applicant shall obtain City approval Improvement 
Plans depicting on-site and frontage roadway improvements to serve the 
Project as identified in the Traffic Study and these Conditions of Approval.  
All improvements shall comply with City Design Documents. Such 
improvements shall include, the elements shown as responsibility of the 
project in the attached Future Hansen Road Exhibit and Future W. Schulte 
Road exhibit. Timing of completion of street improvements shall comply with 
these Conditions of Approval. 

C.2.8 Schulte Road and Hansen Road Frontage Improvements 

Prior to building permit, Applicant shall obtain City approval of Improvements 
Plans depicting frontage improvements on Schulte Road and Hansen Road in 
accordance with the 2012 Transportation Master Plan, Traffic Study and City 
Design Documents per the Tracy Municipal Code. The Applicant shall dedicate 
the right-of-way necessary for the widening of Schulte Road and Hansen Road 



along the entire Project frontage to the satisfaction of the City Engineer as 
shown in the Future Hansen Road Exhibit and Future W. Schulte Road exhibit. 
The extent of the improvements on Schulte Road are the property frontage 
improvements including curb, gutter, sidewalk from the intersection curb return 
at Hansen Road and W Schulte Road to the adjacent property at 16310 W. 
Schulte Road. Street sections to be improved and striped per the entitlement 
plan submittal set dated October 10, 2024. The extent of the improvements on 
Hansen Road are the project’s frontage improvements from the intersection 
curb return to the extent shown in the attached exhibits, which is approximately 
500-feet from the south end of the curb return at Hansen and W. Schulte Road. 
From this termination point of improvements to the Delta Mendota Canal, no 
curb, gutter and sidewalk will be installed per the exhibit and a transition to the 
proposed driveway and existing bridge will be constructed. Additionally, the full 
width of the pavement for street section will not be installed, see attached 
Future Hansen Road Exhibit for exact limits. 

C.2.9 Hansen Road Extension per 2012 Transportation Master Plan 

Prior to building permit, Applicant shall execute an improvement agreement 
with the City, in a form approved by the City Engineer and the City Attorney, to 
comply with Section 7.04.120 of the Tracy Municipal Code. Said improvement 
agreement shall provide for, among other things, the Applicant's dedication of 
right-of-way and construction of frontage improvements for the Hansen Road 
Extension. Said agreement shall provide for security for such frontage 
improvements, and shall further provide that if the City modifies its 
Transportation Master Plan in a manner that the Hansen Road Extension 
requirements no longer apply to the Project, the Applicant will be relieved of the 
right-of-way dedication and frontage construction requirements. All costs of 
compliance with this condition, including all City costs associated with the 
improvement agreement, shall be borne by the Applicant. See attached Future 
Hansen Road Exhibit for more detail.  

C.2.10 Traffic Control Plan 
The Applicant shall submit a Traffic Control Plan for each phase of work, to 
show the method and type of construction signs to be used for regulating traffic 
at the work areas within these streets. The Traffic Control Plan shall be 
prepared by a Civil Engineer or Traffic Engineer licensed to practice in the State 
of California. 

C.2.11 All private utility services to serve Project such as electric, telephone and cable 
TV to the building must be installed underground, and to be installed at the 
location approved by the respective owner(s) of the utilities. 

C.3. Improvement Agreement and Security  
Prior to a building permit, Applicant shall obtain a fully executed Offsite Improvement 
Agreement (OIA) with the City to provide for construction of, and improvement security 
for, all public improvements. The form of the improvement security may be a surety 
bond, letter of credit or other form in accordance with Section 12.36.080 of the TMC. The 
amount of improvement security shall be as follows: 

C.3.1 Faithful Performance (100% of estimated cost of constructing public 
improvements); 



C.3.2 Labor & Materials (100% of the estimated cost of constructing the public 
improvements); and 

C.3.3 Warranty (10% of the estimated cost of constructing the public improvements). 

C.4. Encroachment Permit  

Prior to a building permit, Applicant shall submit an application for encroachment permit. 
Applicant shall demonstrate conformance of all applicable City regulations and these 
Conditions, to the satisfaction of the City Engineer, including, but not limited to, the 
following: 

C.4.1 Improvement Plans prepared on a twenty-four (24) inch x thirty-six (36) inch 
sheet that incorporate all the requirements described in these Conditions of 
Approval. Improvement Plans shall be prepared under the supervision of, and 
stamped and signed by a Registered Civil, Traffic, Electrical, Mechanical 
Engineer, and Registered Landscape Architect for the relevant work. 

C.4.2 Signed and stamped Engineer’s Estimate that summarizes the cost of 
constructing all the public improvements shown on the Improvement Plans. 

C.4.3 Prior to building permit, Applicant shall execute an OIA with the City to 
guarantee completion of the public improvements that are necessary to serve 
the Project as required by these Conditions of Approval.   

C.4.4 Prior to building permit, Applicant shall pay all applicable engineering review 
fees which include plan checking, permit and agreement processing, testing, 
construction inspection, and any other applicable fees. 

C.4.5 Prior to encroachment permit, Applicant shall submit for the City Engineer’s 
review and approval a Traffic Control Plan signed and stamped by a 
Registered Civil Engineer or Traffic Engineer licensed in the State of 
California. 

C.4.6 Prior to a building permit, Applicant shall submit for the City’s review and 
approval to the Satisfaction of the Fire Marshal, Improvement Plans that are 
already signed by the South San Joaquin County Fire Authority’s Fire 
Marshal. If applicable, said Improvement Plans shall also indicate fire service 
connection(s) and fire and emergency vehicle access. 

C.5. Building Permit - Prior to a building permit, Applicant shall pay all required City and 
County development impact fees as they relate to the project and as otherwise required 
by these Conditions of Approval, to the satisfaction of the City Engineer. Including but 
not limited to: Transportation, Water, Recycled Water, Wastewater, Storm Drainage, 
Public Safety, Public Facilities, Parks, New Address Mapping, Water Meter and 
Connection Fees, County Facilities Fee, Regional Transportation Impact Fee, 
Agricultural Mitigation Fee and Habit Mitigation fees.  

C.6. Acceptance of Public Improvements, Release of Improvement Security. and Certificate 
of Occupancy.  
Prior to any occupancy, accepting public improvements, or release of improvement 
security, Applicant shall demonstrate to the City Engineer satisfactory completion of the 
following:  



C.6.1 Prior to any occupancy, accepting public improvements, or release of 
improvement security, Applicant shall correct all items listed in the deficiency 
report prepared by the City. 

C.6.2 Prior to any occupancy, accepting public improvements, or release of 
improvement security, Applicant shall submit Engineer of Record Certified “As-
Built” Improvement Plans (or Record Drawings) on mylars to the City.  

C.6.3 Prior to any occupancy, accepting public improvements, or release of 
improvement security, Applicant shall submit Engineer of Record prepared 
AutoCAD and GIS shape files [with “Attributes”] of said Record Drawings in 
format acceptable to City.   

C.6.4 Prior to any occupancy, accepting public improvements, or release of 
improvement security, Applicant shall complete all conditioned improvements.  

C.6.5 Prior to any occupancy, accepting public improvements, or release of 
improvement security, Applicant shall complete construction of all required 
public improvements and conform to Section 12.36.080 of the TMC. 

C.6.6 Prior to any occupancy, Applicant shall submit a signed and notarized 
Stormwater Treatment Facilities Maintenance Agreement (STFMA) as a 
guarantee for the performance of Applicant’s responsibility towards the repair 
and maintenance of on-site storm water treatment facilities. 

C.7. Special Conditions 

C.7.1 All streets and utilities improvements within City’s right-of-way shall be 
designed and constructed in accordance with City Design Standards and the 
City’s Infrastructure Master Plans for storm drainage, roadway, wastewater and 
water adopted by the City, or as otherwise specifically approved by the City. 

C.7.2 Prior to release of a building permit, Applicant shall be responsible to obtain any 
easements, rights-of-way and/or agreements with property owners as 
applicable for all improvements. 

C.7.3 Prior to any occupancy, Applicant shall repair any damages to existing 
improvements within the street right-of-way due to construction related activities 
shall be repaired or replaced as directed by the City at Applicant’s cost. 

C.7.4 Applicant shall comply with the requirements relating to Fire Apparatus Access 
Roads and other Fire Code requirements to the satisfaction of the Fire 
Authority. 

C.7.5 Nothing contained herein shall be construed to permit any violation of relevant 
ordinances and regulations of the City of Tracy, or other public agency having 
jurisdiction. This Condition of Approval does not preclude the City from 
requiring pertinent revisions and additional requirements to the Grading Permit, 
Encroachment Permit, Building Permit, Improvement Plans, OIA, and DIA, if the 
City Engineer finds it necessary due to public health and safety reasons, and it 
is in the best interest of the City. The Applicant shall bear all the cost for the 
inclusion, design, and implementations of such additions and requirements, 
without reimbursement or any payment from the City. 



C.7.6 Survey Monuments - Prior to any occupancy or acceptance, Applicant shall 
submit centerline tie sheets; corner records; or a record of survey for the 
following:  new public streets; any altered, damaged, destroyed, or re-
established survey monuments; altered street corners; and/or benchmarks.   
Any survey document will be submitted to the City and to the San Joaquin 
County Surveyor to comply with California Business and Professions Code 
Section 8771(c). Said work shall be executed by a California licensed Land 
Surveyor at the Applicant’s sole expense.  

C.7.7 Prior to any occupancy or acceptance, Applicant shall conform to Section 3.14 
of the 2020 Design Standards and install a two (2) inch thick grind and asphalt 
concrete (AC) overlay with reinforcing fabric at least twenty-five (25) feet from 
all sides of each utility trench.  Said overlay shall be uniform thickness to 
maintain current pavement grades, cross and longitudinal slopes. This 
pavement repair requirement is when cuts/trenches are perpendicular and 
parallel to the street’s direction. 

C.7.8 Prior to any occupancy, Applicant shall obtain City approval of a TDM plan to 
mitigate its VMT related impacts as outlined in the Traffic Study and Mitigation 
Monitoring and Reporting Program and shall add additional VMT mitigations, as 
approved by the City, if a VMT mitigation in-lieu fee is not adopted. The 
Applicant shall six-months after occupancy permit is issued submit to the City a 
VMT mitigation monitoring report showing compliance with the CEQA findings. 
The report shall include traffic counts at all driveways and evidence and data of 
the Applicant's implementation of the TDM measures. If the VMT mitigation is 
not compliant with the CEQA findings, the Applicant shall collaborate with the 
City Engineer and City Planner to develop measures to comply with the VMT 
reduction requirements. The TDM monitoring report shall be submitted once per 
annum for at least three years following the first submittal. If the Applicant 
successfully mitigates the VMT impact for three consecutive years, the 
requirement may be suspended by the City Engineer and City Planner.  
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APPROVED AS TO FORM 
 
 

     
CITY ATTORNEY’S OFFICE 

 
 

TRACY CITY COUNCIL 
 

ORDINANCE NO. _____ 
 
 
 

1) APPROVING THE PRE-ZONING OF THAT CERTAIN 20.92-ACRE 
PROPERTY LOCATED AT 16286 WEST SCHULTE ROAD BEARING 
ASSESSOR’S PARCEL NUMBER 209-230-25 AND THAT CERTAIN 1.0-
ACRE PROPERTY LOCATED AT 16310 WEST SCHULTE ROAD BEARING 
ASSESSOR’S PARCEL NUMBER 209-230-26 TO LIGHT INDUSTRIAL (M-1); 
AND  
 
2) DETERMINING THAT THE ACTIONS AUTHORIZED BY THIS 
ORDINANCE WERE ADEQUATELY EVALUATED BY THAT CERTAIN 
ENVIRONMENTAL IMPACT REPORT AND STATEMENT OF OVERRIDING 
CONSIDERATIONS CERTIFIED AND ADOPTED BY THE CITY COUNCIL ON 
SEPTEMBER 2, 2025, IN FULL COMPLIANCE WITH THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT.     

 
WHEREAS, on August 16, 2021, the City received applications from the owners 

of the Property asking the City to submit a petition to the San Joaquin Local Agency Formation 
Commission (LAFCo) to annex the two properties located at 16286 West Schulte Road, 
Assessor’s Parcel Number 209-230-25 [20.92 acres] and 16310 West Schulte Road, Assessor’s 
Parcel Number 209-230-26 [1 acre] (“Combined Property”) to the City of Tracy, to prezone the 
Combined Property, to Light Industrial (M-1) pursuant to Tracy Municipal Code (“TMC”) Section 
10.08.970, and to approve a Development Review Permit for the subject development property 
located at 16286 West Schulte Road, Assessor’s Parcel Number 209-230-25, (“Development 
Property”) pursuant to Article 30 of Chapter 10.08 of the TMC (collectively, the “Project”); and 

 
WHEREAS, the Combined Property is located within the City’s Sphere of Influence 

(“SOI”) and is designated for Industrial uses in the City’s General Plan; and 
 
WHEREAS, to support its processing of the applications, and pursuant to the 

requirements of CEQA, the City conducted an environmental analysis of the proposed Project, 
resulting in the completion of an Environmental Impact Report bearing State Clearinghouse 
Number 2023120437 (the “EIR”); and 

 
WHEREAS, based on the analyses in the EIR, and pursuant to Sections 15091 

and 15093 of CEQA’s implementing regulations (14 Cal. Code Regs. §§ 15000—15387) 
(the “CEQA Guidelines”), the City prepared certain findings and a statement of overriding 
considerations (together, the “CEQA Findings”) (Exhibit 2) and also prepared a Mitigation 
Monitoring and Reporting Plan (the “MMRP”) (Exhibit 3) pursuant to Section 15097 of the 
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CEQA Guidelines; and 
  
WHEREAS, on July 23, 2025, the City’s Planning Commission held a public hearing to 

review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the EIR, the CEQA Findings, the Statement of Overriding 
Considerations, and the MMRP, and voted to recommend that the City Council certify the EIR 
and approve the Project; and 

 
WHEREAS, on September 2, 2025, the City Council held a duly-noticed public hearing 

to review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the EIR, the CEQA Findings, the Statement of Overriding 
Considerations, and the MMRP.   

   
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 

TRACY AS FOLLOWS: 
 

SECTION 1 RECITALS.  The City Council hereby finds and determines the 
foregoing recitals are true and correct and are hereby incorporated herein as findings and 
determinations of the City. 
 

SECTION 2 CEQA COMPLIANCE. The City Council hereby finds that the actions 
authorized by this Ordinance were adequately evaluated by the EIR for the Project certified by 
the City Council on September 2, 2025, and that the City Council’s certification of the EIR, 
adoption of the CEQA Findings and Statement of Overriding Considerations, and adoption of 
the MMRP, by City Council Resolution No. 2025-_____, constitute the City’s full and complete 
compliance with the requirements of CEQA for the Project.    

 
SECTION 3 PREZONING. Based on the findings set forth in Exhibit 1 hereto, the 

City Council hereby approves the application to, and hereby does, prezone the Combined 
Property located at 16286 West Schulte Road, Assessor’s Parcel Number 209-230-25 [20.92 
acres] and 16310 West Schulte Road, Assessor’s Parcel Number 209-230-26 [1 acre] as Light 
Industrial (M-1), as set forth in Article 20 of Chapter 10.08 of the TMC. The City’s zoning map 
is hereby amended to show the Combined Property designated as Light Industrial (M-1).  

 
SECTION 4 SEVERABILITY.  If any section, subsection, sentence, clause or 

phrase of this Ordinance is for any reason held to be invalid or unconstitutional by decision of 
any court of competent jurisdiction, such decision shall not affect the validity of the remaining 
portions of the Ordinance. The City Council hereby declares that it would have passed this 
Ordinance and each section, subsection, clause or phrase thereof irrespective of the fact that 
one or more other sections, subsections, clauses or phrases may be declared invalid or 
unconstitutional. 
 

SECTION 5 EFFECTIVE DATE.  This Ordinance shall become effective upon the 
thirtieth (30th) day after final adoption. 
 

SECTION 6 PUBLICATION.  The City Clerk is directed to publish this Ordinance in 
a manner required by law. 
 

SECTION 7 CODIFICATION.  This Ordinance shall not be codified in the Tracy 
Municipal Code. 
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* * * * * * * * * * * * * * 
 
 
 
 
 
 
 

The foregoing Ordinance ______ was introduced at a regular meeting of the Tracy 
City Council on the 2nd day of September, 2025, and finally adopted on the 16th day of 
September, 2025, by the following vote: 

 
AYES: COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS:  
ABSTENTION: COUNCIL MEMBERS: 

 
 
 
         
       ______________________________ 

DAN ARRIOLA 
Mayor of the City of Tracy 

 
 
 
 
ATTEST: ______________________________   
               APRIL QUINTANILLA 
               City Clerk  

 
Date of Attestation: _______________ 

 
 

Exhibit 1 – Findings to Support Prezoning (TMC 10.08.970 and 10.08.3900) 
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City of Tracy 
Prezoning Findings 

Application Number A/P19-0001 
City Council – September 2, 2025 

 
Tracy Municipal Code (“TMC”) Section 10.08.970 (Classification of newly annexed territory) 
provides that territory proposed for annexation to the City be prezoned in accordance with 
Article 29 (Amendments) of the TMC. Article 29 of the TMC, Section 10.08.3840, states that the 
Planning Commission must find that the approval or denial of an application to amend the 
zoning ordinance (such as the instant application for prezoning) is “necessary to carry out the 
general purposes” of the zoning ordinance, and state the “facts and reasons” that support this 
finding. The Planning Commission considered this matter on July 23, 2025, and recommended 
that the City Council make the following finding:  
 

The approval of the prezoning of the Combined Property to Light Industrial as set forth in 
Section 10.08.3022 of the Tracy Municipal Code is necessary to carry out the City’s 
General Plan policies and Zoning regulations, because adding the property to the Light 
Industrial zone will allow for its annexation and development consistent with the City’s 
General Plan Industrial Designation, the Sphere of Influence Plan approved by the San 
Joaquin County LAFCo, and the City of Tracy’s Infrastructure Master Plans.  
 

The City Council conducted a duly noticed public hearing on September 2, 2025, and upon its 
conclusion, after considering all evidence in the record, makes the following finding: 
 

The approval of the prezoning of the Combined Property to Light Industrial as set forth in 
Section 10.08.3022 of the Tracy Municipal Code is necessary to carry out the City’s 
General Plan policies and Zoning regulations, because adding the property to the Light 
Industrial zone will allow for its annexation and development consistent with the City’s 
General Plan Industrial Designation, the Sphere of Influence Plan approved by the San 
Joaquin County LAFCo, and the City of Tracy’s Infrastructure Master Plans.  
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APPROVED AS TO FORM AND LEGALITY 
 
 

________________________ 
CITY ATTORNEY’S OFFICE 

 
TRACY PLANNING COMMISSION 

 
RESOLUTION 2025-____ 

 
 

 
RECOMMENDING THAT THE CITY COUNCIL OF THE CITY OF TRACY TAKE THE 
FOLLOWING ACTIONS:   

 
1.  ADOPT A RESOLUTION THAT  
 
(A) CERTIFIES AN ENVIRONMENTAL IMPACT REPORT (“EIR”), 
ADOPTS FINDINGS, AND ADOPTS A STATEMENT OF OVERRIDING 
CONSIDERATIONS AND A MITIGATION MONITORING AND REPORTING 
PROGRAM (“MMRP”) FOR THE ANNEXATION OF APPROXIMATELY 21.92 
ACRES LOCATED AT 16286 WEST SCHULTE ROAD BEARING ASSESSOR’S 
PARCEL NUMBER 209-230-25 AND 16310 WEST SCHULTE ROAD, BEARING 
ASSESSOR’S PARCEL NUMBER 209-230-26 AND DEVELOPMENT OF AN 
INDUSTRIAL BUILDING ON A 20.92 ACRE PROPERTY LOCATED AT 16286 
WEST SCHULTE ROAD BEARING ASSESSOR’S PARCEL NUMBER 209-230-25, 
ALL IN ACCORDANCE WITH THE REQUIREMENTS OF THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (“CEQA”); AND  
 
(B) APPROVES THE SUBMITTAL OF A PETITION TO THE SAN 
JOAQUIN COUNTY LOCAL AGENCY FORMATION COMMISSION (“LAFCO”) 
FOR THE ANNEXATION OF THE COMBINED PROPERTY LOCATED AT 16286 
WEST SCHULTE ROAD BEARING ASSESSOR’S PARCEL NUMBER 209-230-25 
AND 16310 WEST SCHULTE ROAD, BEARING ASSESSOR’S PARCEL NUMBER 
209-230-26 TO THE CITY OF TRACY (“CITY”);  
 
AND   
 
2.  ADOPT AN ORDINANCE THAT APPROVES THE PREZONING OF THE 
COMBINED PROPERTY LOCATED AT 16286 WEST SCHULTE ROAD BEARING 
ASSESSOR’S PARCEL NUMBER 209-230-25 AND 16310 WEST SCHULTE 
ROAD, BEARING ASSESSOR’S PARCEL NUMBER 209-230-26 TO LIGHT 
INDUSTRIAL (M1); 
 
AND 
 
3.  ADOPT A RESOLUTION THAT APPROVES A DEVELOPMENT REVIEW 
PERMIT FOR THE DEVELOPMENT PROPERTY LOCATED AT 16286 WEST 
SCHULTE ROAD BEARING ASSESSOR’S PARCEL NUMBER 209-230-25 TO 
TAKE EFFECT ON THE FIRST DAY FOLLOWING THE EFFECTIVE DATE OF THE 
LAFCO’S APPROVAL OF THE ANNEXATION OF THE PROPERTY TO THE CITY.  
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WHEREAS, On August 16, 2021, the City received applications from the owners of the 

Property asking the City to submit a petition to LAFCO to annex the two properties located at 
16286 West Schulte Road, Assessor’s Parcel Number 209-230-25 [20.92 acres] and 16310 
West Schulte Road, Assessor’s Parcel Number 209-230-26 [1 acre] (“Combined Property”) to 
the City of Tracy, to prezone the Combined Property to Light Industrial (M-1) pursuant to Tracy 
Municipal Code (“TMC”) Section 10.08.970, and to approve a Development Review Permit for 
the subject development property located at 16286 West Schulte Road, Assessor’s Parcel 
Number 209-230-25, (“Development Property”) pursuant to Article 30 of Chapter 10.08 of the 
TMC (collectively, the “Project”); and  

 
WHEREAS, the Combined Property is located within the City’s Sphere of Influence 

(“SOI”) and is designated for Industrial uses in the City’s General Plan; and 
 
WHEREAS, to support its processing of the applications, and pursuant to the 

requirements of CEQA, the City conducted an environmental analysis of the proposed Project, 
resulting in the completion of an Environmental Impact Report bearing State Clearinghouse 
Number 2020080531 (the “EIR”); and 

 
WHEREAS, based on the analyses in the EIR, and pursuant to the requirements of CEQA, 

the City also prepared certain findings pursuant to Sections 15091 and 15093 of CEQA’s 
implementing regulations (14 Cal. Code Regs. §§ 15000—15387) (the “CEQA Guidelines”) (the 
“CEQA Findings”), and prepared a Mitigation Monitoring and Reporting Program pursuant to 
Section 15097 of the CEQA Guidelines (the “MMRP”); and 

  
WHEREAS, on July 23, 2025, the City’s Planning Commission held a public hearing to 

review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the EIR, the CEQA Findings, the Statement of Overriding 
Considerations, and the MMRP.   

 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF 

THE CITY OF TRACY:   
  
Section 1  RECITALS.  The Planning Commission hereby finds and determines the 

foregoing recitals are true and correct and provide an adequate basis for the actions undertaken 
by this resolution.   

 
Section 2 RECOMMENDATION TO CITY COUNCIL.  The Planning Commission hereby 

recommends that the City Council conduct a public hearing on the applications for the Project, and 
take the following actions:   

 
A. Adopt a resolution to (1) certify the EIR, adopt the CEQA Findings, and adopt the MMRP, 

in full compliance with the requirements of CEQA for the Project; and (2) authorize the 
City Manager to submit a petition to LAFCo for annexation of the Combined Property 
located at 16286 West Schulte Road, Assessor’s Parcel Number 209-230-25 [20.92 
acres] and 16310 West Schulte Road, Assessor’s Parcel Number 209-230-26 [1 acre]  to 
the City of Tracy; and  

B. Adopt an ordinance to prezone the Combined Property located at 16286 West Schulte 
Road, Assessor’s Parcel Number 209-230-25 [20.92 acres] and 16310 West Schulte 
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Road, Assessor’s Parcel Number 209-230-26 [1 acre]  to Light Industrial (M-1) under 
TMC Section 10.08.970; and  

C. Adopt a resolution to approve a Development Review Permit for the Development 
Property located at 16286 West Schulte Road, Assessor’s Parcel Number 209-230-25 
under Article 30 of the TMC, provided that the Development Review Permit should not 
become effective until the first day following the effective date of LAFCo’s approval of the 
annexation of the Development Property to the City of Tracy.   

 
* * * * * * * * * * * * * * 

 
 
 
 
 
 
 
 
 
 
 

 The foregoing Resolution 2025-_____ was adopted by the Planning Commission of the 
City of Tracy on July 23, 2025, by the following vote: 
 
AYES: COMMISSION MEMBERS: 
NOES: COMMISSION MEMBERS: 
ABSENT:  COMMISSION MEMBERS: 
ABSTENTION:  COMMISSION MEMBERS: 
 

           

       _____________________ 
CHAIR  

 
 
  

ATTEST: ______________________________   
               STAFF LIAISON 

 
Date of Attestation:  __________________ 
 
 



 

 

PLANNING COMMISSION STAFF REPORT 
Item No. 1.C 

 
 
DATE July 23, 2025 
TITLE 
 Avid/Candlewood & Hilton Garden Hotel Project 

LOCATION 
 
 

3.17-acre site located at northwest corner of Interstate 205 
and N. Corral Hollow Road at 3055, 3095, 3125 N. Corral 
Hollow Rd., APN: 212-260-07, -08, -09 
 

APPLICATION TYPE 
 

Specific Plan Amendment (SPA23-0001), Development 
Review Permit (D22-0021), and Determination (DET25-0002)  
 

CEQA STATUS 
Mitigated Negative Declaration and Mitigation Monitoring and 
Reporting Program pursuant to Public Resources Code 
sections § 21064.5 and 21080(c).  

PROJECT PLANNER 
 

 
Kenny Lipich 
Kenneth.lipich@cityoftracy.org 
 

 
RECOMMENDATION 
 
Staff recommends that the Planning Commission conduct a public hearing, and upon its 
conclusion, recommend that the City Council take the following actions: 
 

(1) Adopt a Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program for the approval of the Specific Plan Amendment and Development 
Review permit for the construction of an approximately 52,000 sq. ft., 4-story, 107 
room hotel, an approximately 47,000 sq. ft., 4-story, 70 room hotel, and site 
improvements, located at 3055, 3095, 3125 N. Corral Hollow Rd., APN: 212-260-
07, -08, -09 (project) in accordance with the California Environmental Quality Act, 
based on the findings, pursuant to Public Resources Code sections § 21064.5 and 
21080(c); 

(2) Approve an amendment to the I-205 Corridor Specific Plan that amends the I-205 
Corridor Specific Plan boundary to include 3055 N. Corral Hollow Rd., APN: 212-260-09, 
amends the I-205 Corridor Specific Plan to designate 3055 N. Corral Hollow Rd., APN: 
212-260-09 as General Commercial, and amends the I-205 Corridor Specific Plan hotel 
and motels’ maximum floor area ratio requirement from 0.6 to 1.0; 

(3) Approve a development review permit for the construction of the project; and 
(4) Approve a determination for a parking reduction of 20 percent pursuant to Tracy 

Municipal Code section 10.08.3470(e). 
The Applicant is Arvind Iver and the Property Owner is Manteca Hospitality Inc.  
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PROJECT OVERVIEW 
 
The Avid/Candlewood & Hilton Garden Hotel project is on a 3.17-acre site made up of three 
parcels, 3055, 3095, 3125 N. Corral Hollow Rd., located at the northwest corner of Interstate 
205 and N. Corral Hollow Road. The project consists of two hotels, the Avid/Candlewood Hotel 
which is approximately 52,000 sq. ft., 4-story and 107 rooms and the Hilton Garden which is 
approximately 47,000 sq. ft., 4-story, and 70 rooms. The project also includes additional site 
improvements such as landscaping, parking, and pools for each hotel.  

The applicant will be conditioned as part of this project to merge the three parcels 3055, 3095, 
3125 N. Corral Hollow Rd. into two parcels to ensure buildings are not constructed across 
property lines. The applicant for this project is requesting a specific plan amendment for a 
boundary and land use designation change for the property at 3055 N. Corral Hollow Rd. and an 
increased maximum floor area ratio (FAR) from 0.6 to 1.0 for hotels and motels. In addition to a 
Development Review Permit for the construction of the two hotels and various site 
improvements, the applicant is also requesting a determination for a parking reduction of 39 
parking spaces, or 20 percent. 
 
SPECIFIC PLAN AMENDMENT  
 
BOUNDARY AND DESIGNATION CHANGE  
The requested boundary and land use designation change is for the property at 3055 N. Corral 
Hollow Rd., which is located directly north of the Interstate 205 freeway. 3055 N. Corral Hollow 
Rd. is currently vacant and zoned General Highway Commercial. 3055 N. Corral Hollow Rd. is 
not currently a part of the I-205 Corridor Specific Plan area and is surrounded largely by 
properties designated General Commercial (GC) and Commercial Center (CC) in the I-205 
Corridor Specific Plan (Exhibit A of Exhibit 1 – Boundary and Designation Change Map). 
 
The applicant is requesting that the I-205 Corridor Specific Plan boundary be modified to include 
the 0.46-acre site at 3055 N. Corral Hollow Rd. and that it be designated General Commercial. 
These two changes will ensure that the larger 3.17-acre project site for the two hotels consisting 
of 3055, 3095, 3125 N. Corral Hollow Rd., will all be in the I-205 Corridor Specific Plan 
boundary and designated GC. The proposed use of hotel is a permitted use of the GC 
designation in the I-205 Corridor Specific Plan. The current General Plan designation of 
Commercial will remain unchanged and is consistent with the proposed designation of GC in the 
I-205 Corridor Specific Plan. 
 
FLOOR AREA RATIO  
The I-205 Corridor Specific Plan prescribes a maximum floor area ratio (FAR) of 0.6 for hotels 
and motels. This project includes a request that the City Council amend the maximum allowed 
FAR for hotels, including this project, in the Specific Plan area, from 0.6 to 1.0. Floor Area Ratio 
is the ratio of a building’s floor area to the size of the parcel containing the building.  
 
An amendment to the I-205 Corridor Specific Plan to increase the maximum FAR of 0.4 for 
hotels to 0.6 was adopted in 2017. As Tracy continues to grow and become denser, the City can 
expect FAR of new development to increase. The City’s General Plan calls for an FAR for all 
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property designated Commercial to allow a maximum FAR of up to 1.0 (Land Use Element 
Section B.2., page 2-24). 
 
The proposed hotel site is approximately 138,085 square feet. The FAR of the proposed hotels 
is approximately 0.73.  By comparison, if one floor is eliminated or if six rooms are removed 
from each floor (resulting in a smaller footprint of the buildings), the FAR would be below the 0.6 
FAR maximum currently allowed. Smaller hotels in this location would not result in a superior 
project design. Moreover, the proposed four-story hotels comply with the site’s height limit and 
setback requirements. The four-story buildings (and resulting 0.73 FAR) create an opportunity 
for a more meaningful presence along I-205, allowing for more compact (and efficient) 
development with greater intensity. 
 
A change to the I-205 Corridor Specific Plan’s Section 4.1.2.2.C.2 for maximum allowed FAR for 
hotels and motels from 0.6 to 1.0. would read as follows:  
 
Maximum Floor Area Ratio  
Hotel/Motel 1.0 
 
See attached Exhibit B of Exhibit 2 – Excerpt from I-205 Corridor Specific Plan with Proposed 
Amendment in Redline. 
 
DEVELOPMENT REVIEW 
 
The project consists of two hotels, the Avid/Candlewood Hotel which is approximately 52,000 
sq. ft., 4-story and 107 rooms and the Hilton Garden which is approximately 47,000 sq. ft., 4-
story, and 70 rooms.  The Avid/Candlewood and Hilton Garden Inn’s front entrances both can be 
seen from the Interstate 205 freeway. The 3.17-acre site consists of the two hotels, two pools, 
and a total of 155 parking stalls. The site is accessed off N. Corral Hollow Rd. A dedicated 
access road located on the northwest edge of the site extending to the West Valley Mall ring 
road is being constructed and recorded as part of this project.  
 
The Avid/Candlewood hotel is a unique dual hotel that features 56 Avid rooms and 51 
Candlewood rooms. Avid rooms are typical short stay hotel rooms, while Candlewood suite 
rooms are for longer stays and feature amenities like an efficiency kitchen. Each floor of the 
proposed four-story hotels has a combination of Avid rooms and Candlewood suites. The first 
floor has a dedicated breakfast area, fitness room, and access to the pool and gazebo with 
outdoor seating. The exterior of the Avid/Candlewood features cement plaster in various colors. 
The Avid/Candlewood has a lot of vertical variation in the canopy and many horizontal popouts 
that create interest on the exterior façade seen on all four sides of the hotel building. The 
decorative shade canopy at the entrance to the hotel creates a sense of arrival with use of 
bright color and irregular shape (Exhibit A of Exhibit 3 – Development Review Plan Set).  
 
The Hilton Garden hotel has a total of 70 rooms spread between three floors. The first floor 
features a dedicated buffet, dining, bar/lounge area, medium-sized meeting room and board 
room, and access to the pool. The fitness center is located on the second floor. The entrance 
exterior of the Hilton Garden Hotel creates a sense of arrival with a large, covered entryway, 
where guests can unload protected from weather. The hotel building consists of a mixture of 
materials including stone veneer, wood veneer, and stucco. The stone veneer is used not only 
as a wainscot, but also on all four stories of the front south elevation above the entryway. The 



Agenda Item 1.C 
Planning Commission 
July 23, 2025 
Page 4   
 
hotel building also has additional popouts, cornice element, and variations in roof lines that help 
add additional interest to all four sides of the building (Exhibit A of Exhibit 3 – Development 
Review Plan Set.  
 
The proposed project is consistent with the City of Tracy’s Design Goals and Standards as well 
as the General Plan designation of Commercial. All onsite improvements including landscaping 
and parking are consistent with the I-205 Corridor Specific Plan.  
 
PARKING DETERMINATION 
 
In the I-205 Corridor Specific Plan, the minimum off street parking standards requires one 
parking space per guest room and one parking space per employee at maximum shift. 
Therefore, the Avid and Candlewood hotel with 107 guest rooms and 10 employees at 
maximum shift requires 117 parking spaces. In addition, Hilton Garden hotel with 70 guest 
rooms and 6 employees at maximum shift requires 76 parking spaces. This project would 
require a total of 193 parking spaces. The project, however, is proposing 155 off-street parking 
spaces. This proposal is one space surplus above a 20 percent reduction from the I-205 
Corridor Specific Plan minimum off street parking standards. 
 
The property owner prepared a parking study in 2024 to evaluate parking demand for the 
project, as well as a letter speaking on behalf of hotel franchises of Avid/Candlewood and Hilton 
(Attachment B). The study conducted by Hexagon Transportation Consultants, Inc. includes a 
survey of four hotels: the Hampton Inn, Fairfield Inn, Home2 Suites, and the Holiday Inn 
Express. The results of the parking study conclude that based on counts of local comparable 
hotels, it is estimated that the peak parking demand would be 139 spaces. Thus, the proposed 
parking of 155 spaces is expected to be adequate even on days when the two hotels are at 100 
percent occupancy.  
 
Two of Tracy’s existing commercial zone districts (General Highway Commercial and Central 
Business District) provide for parking space reductions under certain design situations without 
the requirement of a parking study. The parking study, conducted in 2024, may even 
overestimate parking needs for this site due to the close proximity to nearby public transit 
options and an increasing reliance on ride-sharing services such as Uber and Lyft. City staff is 
recommending approval of a 20 percent off-street parking space reduction for this project. 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) REQUIREMENTS 
 
An Initial Study/Mitigated Negative Declaration (MND) and Mitigation Monitoring and Report 
Program (MMRP) (Exhibit A of Exhibit 1) was prepared for the project in accordance with the 
California Environmental Quality Act (CEQA). The analysis included evaluation of City’s traffic, 
water, storm, and wastewater for the project site, an independent noise analysis, and a cultural 
analysis. Substantial supporting evidence contained in the MND and MMRP demonstrates the 
project will not have a significant effect on the environment.  Mitigation measures were identified 
for each of the potentially significant impacts that would, upon implementation, reduce the 
impacts to levels of insignificance. Therefore, in accordance with CEQA Guidelines Section 
15074, a MND and MMRP are proposed for recommendation of adoption by City Council, 
attached as part of Exhibit A of Exhibit 1.  
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The Mitigated Negative Declaration pursuant to California Environmental Quality Act guidelines 
15105 has been properly noticed for 30 days to provide a public review period and to the State 
Clearinghouse. The City received four informational comments regarding protection of surface 
and ground water, project being subject to San Joaquin County Multi-Species Habitat 
Conservation and Open Space Plan, no Chevron pipelines in project vicinity, and air pollution 
control measures. The City received comments of insufficient mitigation measures from the 
California Department of Fish and Wildlife that required modifications to Mitigation measure 
BIO-1 and BIO-2.  
 
SUMMARY 
 
This agenda item involves making recommendations to the City Council regarding adoption of a 
MND and MMRP for the project, approving a specific plan amendment to amend the I-205 
Corridor Specific Plan boundary to include 3055 N. Corral Hollow Rd., amend the I-205 Corridor 
Specific Plan to designate 3055 N. Corral Hollow Rd. as General Commercial, and amend the I-
205 Corridor Specific Plan hotel and motels maximum floor area ratio requirement from 0.6 to 1.0, 
approving a Development Review Permit for the project, and approving a determination for a 20 
percent parking reduction.  
 
Staff is supportive of this project requesting a Specific Plan Amendment (SPA23-0001), 
Development Review Permit (D22-0021), and Determination for parking reduction (DET25-0002). 
The proposed Avid/Candlewood and Hilton Garden Hotel project will create additional 
opportunities for short term and long term stays for visitors to the City of Tracy. 
 
 
ATTACHMENTS 
A: Location Map 
B: Parking Study and Letter 
C: Planning Commission Resolution 

Exhibit 1 – Proposed City Council Resolution for Project Environmental Document  
 Exhibit A – Mitigated Negative Declaration and Mitigation Monitoring and Reporting 

Program 
Exhibit 2 – Proposed City Council Ordinance for approving the Specific Plan Amendment 

Exhibit A - Boundary Change & Designation Map 
 Exhibit B – Excerpt from I-205 Corridor Specific Plan with Proposed Amendment in 

Redline 

Exhibit 3 – Proposed City Council Resolution for approving the Development Review 
Permit, and Determination for a parking reduction 

Exhibit A – Development Review Findings  
Exhibit B – Development Review Conditions of Approval  
Exhibit C – Development Plan Set 

 





Memorandum 

Date: March 26, 2024 

To: Mr. Raj Dhillon, Manteca Hospitality Inc. 

From: Ling Jin, Katie Riutta 

Subject: Parking Study for the Proposed Hotel Development in Tracy, California 

Hexagon Transportation Consultants, Inc. has completed a parking study for two proposed hotels in 
Tracy: Avid & Candlewood Suites and Hilton Garden Inn. The two proposed hotels will be located at 
the northwest corner of Corral Hollow Road and Rt 205. The proposed Avid & Candlewood Suites 
will have 107 rooms, and the proposed Hilton Garden Inn will have 70 rooms, for a total of 177 
rooms. The proposed Avid & Candlewood Suites will include 96 parking spaces for employees and 
hotel guests, and the proposed Hilton Garden Inn will include 59 parking spaces, for a total of 155 
parking spaces.  

The purpose of this parking study is to estimate the parking needs of the hotels and to determine 
whether the proposed parking supply is adequate. The analysis is based on counts conducted at 
local comparable hotels.  

Parking Estimates based on Local Count Data 

Hexagon conducted counts of the parking demand at four local hotels on Wednesday April 5, 2023, 
and Saturday, April 8, 2023. The parking counts were conducted at midnight, which represents the 
peak demand. All four hotels are located near freeway entrances and have some 
meeting/conference space and free parking. The four hotels that were surveyed include the Holiday 
Inn Express (located at 3751 N Tracy Boulevard, Tracy), the Home2 Suites (located at 2025 W 
Grant Line Road, Tracy), the Hampton Inn (located at 2400 Naglee Road, Tracy) and the Fairfield 
Inn (located at 2410 Naglee Road, Tracy). The Hampton Inn and Fairfield Inn share a parking lot 
and were therefore counted as a pair, similar to the proposed project. The selected hotels are 
comparable to the proposed hotels in both size and features.  

Parking Count Results 

Table 1 presents the results of the parking counts for each hotel and the projected peak parking 
demand at the proposed project. The peak parking ratios for the hotels that were counted ranged 
from 0.33 to 0.78 occupied parking spaces per room sold. The peak parking demand generated by 
the proposed project was estimated using the maximum observed peak parking ratio, 0.78 parking 
spaces per room sold on weekdays and 0.52 parking spaces per room sold on Saturdays. Based 
on these rates, the hotel rooms at the proposed Avid & Candlewood Suites and Hilton Garden Inn 
hotels are estimated to generate a total peak parking demand of 139 parking spaces on weekdays 
and 93 parking spaces on weekends. 

Attachment B

Christina Delgadillo
7/10/24
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Table 1 
Observed Hotel Peak Parking Demand 

Conclusions 

Based on counts of local comparable hotels, it is estimated that the peak parking demand would be 
139 spaces. Thus, the proposed parking supply of 155 spaces is expected to be adequate even on 
days when the hotel is at 100 percent occupancy.  

Weds. 

4/5/23

Sat. 

4/8/23

Weds. 

4/5/23

Sat. 

4/8/23

Weds. 

4/5/23

Sat. 

4/8/23

Weds. 

4/5/23

Sat. 

4/8/23

Peak Parking Demand (spaces) 53 32 57 48 86 50 139 93

Rooms Sold 100 97 93 92 110 110 177 177

Peak Parking Ratio (Occupied 

parking spaces/room sold)
0.53 0.33 0.61 0.52 0.78 0.45 0.78 0.52

Holiday Inn Express Home2 Suites
Hampton Inn and 

Fairfield Inn
Proposed Project



To City of Tracy, 

 I am writing to share and express our excitement regarding the approval of a new prototype 
dual-brand hotel and Hilton Garden Inn that we plan to bring to the City of Tracy. This will be the 
first of its kind here in California, and we are proud to have been given this unique opportunity 
by IHG. Our approval for these prestigious brands was not only a significant achievement but 
also a testament to our over 20 years of successful partnerships with national hotel brands. 
Over the years, we have built a strong and trusted relationship with key players in the hospitality 
industry, such as IHG and Hilton. Given the site, we were able to approve the minimum number 
of rooms allowed by the franchise, this decision was carefully made and approved by the 
national franchise team based on the adequate number of rooms aligned with the number of 
parking that were necessary. In our experience as hotel operators, whenever we have full 
occupancy, our hotel parking lot is never full. Majority of people come together in one car and 
will take 2 or 3 rooms, or the customers will be using Uber & Lyft. This can also be noticed if you 
drive around in Tracy or in San Joaquin County and neighboring counties, as our parking study 
states, the hotels that are fully occupied experience a significant surplus of available parking 
spaces during both daytime and nighttime hours. This project is to ensure that the property is of 
the highest standard, and reflective of both the city’s needs and our experience in the industry. 
We are enthusiastic about the potential that this dual-brand hotel & Garden Inn brings to Tracy, 
and we are confident it will be a valuable addition to the city’s growing infrastructure. If you have 
any questions or need additional information, please do not hesitate to contact me.  

Thank you for your time and consideration. 

Sincerely, 
Rupinder Dhillon 

miranda.aguilar
10 21 24444444
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CITY ATTORNEY’S OFFICE 

 

TRACY PLANNING COMMISSION 

RESOLUTION 2025-   

 
 

RECCOMENDING THAT THE CITY COUNCIL OF THE CITY OF TRACY CONDUCT A 
PUBLIC HEARING, AND UPON ITS CONCLUSION, TAKE THE FOLLOWING ACTIONS: 

 
1. ADOPT A RESOLUTION THAT APPROVES A MITIGATED NEGATIVE 

DECLARATION AND MITIGATION MONITORING AND REPORTING PROGRAM 
FOR THE APPROVAL OF THE SPECIFIC PLAN AMENDMENT AND 
DEVELOPMENT REVIEW PERMIT FOR THE CONSTRUCTION OF AN 
APPROXIMATELY 52,000 SQ. FT., 4-STORY, 107 ROOM HOTEL, AN 
APPROXIMATELY 47,000 SQ. FT., 4-STORY, 70 ROOM HOTEL, AND SITE 
IMPROVEMENTS, LOCATED AT 3055, 3095, 3125 N. CORRAL HOLLOW RD., 
APN: 212-260-07, -08, -09 (PROJECT) IN ACCORDANCE WITH THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT, BASED ON THE FINDINGS, PURSUANT TO 
PUBLIC RESOURCES CODE SECTIONS § 21064.5 AND 21080(c). 

 
2. INTRODUCE AND ADOPT AN ORDINANCE THAT APPROVES AN AMENDMENT 

TO THE I-205 CORRIDOR SPECIFIC PLAN THAT: 

A) AMENDS THE I-205 CORRIDOR SPECIFIC PLAN BOUNDARY TO INCLUDE 3055 
N. CORRAL HOLLOW RD., APN: 212-260-09; AND 

B) AMENDS THE I-205 CORRIDOR SPECIFIC PLAN TO DESIGNATE 3055 N. 
CORRAL HOLLOW RD., APN: 212-260-09 AS GENERAL COMMERCIAL; AND 

C) AMENDS THE I-205 CORRIDOR SPECIFIC PLAN HOTELS AND MOTELS 
MAXIMUM FLOOR AREA RATIO REQUIREMENT FROM 0.6 TO 1.0. 

3. ADOPT A RESOLUTION THAT: 
 

A) APPROVES A DEVELOPMENT REVIEIW PERMIT FOR THE CONSTRUCTION 
OF THE PROJECT; AND 

 
B) APPROVES A DETERMINATION FOR A PARKING REDUCTION OF 20 

PERCENT PURSUANT TO TRACY MUNICIPAL CODE SECTION 10.08.3470(e). 
 

WHEREAS, Development applications have been filled for the Specific Plan Amendment 
(SPA23-0001), Development Review Permit (D22-0021) (the “Project”) for the construction of an 



   
 

approximately 52,000 sq. ft., 4-story, 107 room hotel, an approximately 47,000 sq. ft., 4-story, 
70 room hotel, and site improvements, on an approximately 3.17-acre site located at 3055, 
3095, 3125 N. Corral Hollow Rd., and a Determination (DET25-0002) for a parking reduction of 
20 percent pursuant to Tracy Municipal Code section 10.08.3470(e); and 
 

WHEREAS, The Specific Plan Amendment application is to amend the I-205 Corridor 
Specific Plan boundary to include 3055 N. Corral Hollow Rd., designate as General 
Commercial, and amend the I-205 Corridor Specific Plan hotels and motels maximum floor area 
ratio from 0.6 to 1.0; and 
 

WHEREAS, The parcels, APN: 212-260-08 and 212-260-09, have a General Plan 
designation of Commercial and is designated General Commercial in the I-205 Corridor Specific 
Plan; and 
 

WHEREAS, The parcel APN: 212-260-07 has a General Plan designation of Commercial 
and is zoned General Highway Commercial; and  
 

WHEREAS, The parcel APN: 212-260-07 through the Specific Plan Amendment is to be 
included in the boundary of the I-205 Corridor Specific Plan and designated as General 
Commercial, and is consistent with the Commercial General Plan designation; and  
 

WHEREAS, The Planning Commission can approve a Development Review Permit on 
the basis of the application and evidence submitted, subject to making all of the requisite findings 
set forth in TMC Section 10.08.3920, which findings are set forth in Exhibit 3; and 
 

WHEREAS, The Planning Commission can approve a Determination for a parking 
reduction of 20 percent pursuant to Tracy Municipal Code section 10.08.3470(e) if the owner of 
the property submits a parking study documenting that such off-street parking spaces will not be 
necessary to mitigate parking demands for a use or project; and 
 

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

WHEREAS, The Planning Commission conducted a public hearing to review and consider 
the applications on July 23, 2025; now, therefore, be it 
 

RESOLVED: That the Planning Commission of the City of Tracy hereby recommends 
that the City Council of the City of Tracy adopt as resolution in Exhibit 1 to approve a Mitigated 
Negative Declaration and Mitigation Monitoring and Reporting Program for the approval of the 
Specific Plan Amendment and Development Review permit for the construction of an 
approximately 52,000 sq. ft., 4-story, 107 room hotel, an approximately 47,000 sq. ft., 4-story, 
70 room hotel, and site improvements, located at 3055, 3095, 3125 N. Corral Hollow Rd., APN: 
212-260-07, -08, -09 (project) in accordance with the California Environmental Quality Act, 
based on the findings, pursuant to public resources code sections § 21064.5 and 21080(c); and 
be it 
 
 

FURTHER RESOLVED:  That the Planning Commission of the City of Tracy hereby 
recommends that the City Council of the City of Tracy adopt an ordinance in Exhibit 2 to amend 



   
 

the I-205 Corridor Specific Plan boundary to include 3055 N. Corral Hollow Rd., APN: 212-260-
09 and amends the I-205 Corridor Specific Plan to designate 3055 N. Corral Hollow Rd., APN: 
212-260-09 as General Commercial and amend the I-205 Corridor Specific Plan hotels and 
motels maximum floor area ratio requirement from 0.6 to 1.0; and be it 
 

FURTHER RESOLVED:  That the Planning Commission of the City of Tracy hereby 
recommends that the City Council of the City of Tracy adopt as resolution in Exhibit 3 to 
approve the Avid/Candlewood and Hilton Garden Hotel Development Review permit and 
Determination for a parking reduction of 20 percent pursuant to Tracy Municipal Code section 
10.08.3470(e). However, that the approval of this development review permit shall not be 
effective until the first day following the effective date of the Ordinance approving the I-205 
Corridor Specific Plan boundary change and floor area modification. 
 
 
 The foregoing Resolution 2025-_____ was adopted by the Planning Commission of the 
City of Tracy on July 23, 2025, by the following vote: 
 
AYES: COMMISSION MEMBERS: 
NOES: COMMISSION MEMBERS: 
ABSENT:  COMMISSION MEMBERS: 
ABSTENTION:  COMMISSION MEMBERS: 
             
     _____________________ 

CHAIR 
 

 
 
ATTEST: ______________________________   
                STAFF LIAISON 
                
Date of Attestation:  __________________ 
 
 
 
Exhibit 1 – Proposed City Council Resolution for Project Environmental Document 

Exhibit A – Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program 

 
Exhibit 2 - Proposed City Council Ordinance for the Specific Plan Amendment  

Exhibit A – Boundary Change & Designation Map 
Exhibit B – Excerpt from I-205 Corridor Specific Plan with Proposed Amendment in 
Redline 

 
Exhibit 3 – Proposed City Council Resolution for Development Review and Parking Reduction 

Exhibit A – Development Review Findings 
Exhibit B – Development Review Conditions of Approval  
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Exhibit 1  

APPROVED AS TO FORM 
 
 

________________________ 
CITY ATTORNEY’S OFFICE 

 
TRACY CITY COUNCIL 

 
RESOLUTION 2025-_____  

 
 

ADOPT A RESOLUTION THAT APPROVES A MITIGATED NEGATIVE 
DECLARATION AND MITIGATION MONITORING AND REPORTING 
PROGRAM FOR THE APPROVAL OF THE SPECIFIC PLAN AMENDMENT 
AND DEVELOPMENT REVIEW PERMIT FOR THE CONSTRUCTION OF AN 
APPROXIMATELY 52,000 SQ. FT., 4-STORY, 107 ROOM HOTEL, AN 
APPROXIMATELY 47,000 SQ. FT., 4-STORY, 70 ROOM HOTEL, AND SITE 
IMPROVEMENTS, LOCATED AT 3055, 3095, 3125 N. CORRAL HOLLOW 
RD., APN: 212-260-07, -08, -09 (PROJECT) IN ACCORDANCE WITH THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT, BASED ON THE 
FINDINGS, PURSUANT TO PUBLIC RESOURCES CODE SECTIONS § 
21064.5 AND 21080(c). 

 
WHEREAS, on May 26, 2022, the City received a Development Review Permit for the 

project and on February 6, 2023, the City received a Specific Plan Amendment to amend the I-
205 Corridor Specific Plan boundary to include 3055 N. Corral Hollow Rd., APN: 212-260-09 
and amends the I-205 Corridor Specific Plan to designate 3055 N. Corral Hollow Rd., APN: 212-
260-09 as General Commercial and amend the I-205 Corridor Specific Plan hotels and motels 
maximum floor area ratio requirement from 0.6 to 1.0; and   
 

WHEREAS, The parcels APN: 212-260-08 and 212-260-09 have a General Plan 
designation of Commercial and are designated General Commercial in the I-205 Corridor 
Specific Plan; and 
 

WHEREAS, The parcel APN: 212-260-07 has a General Plan designation of 
Commercial and is zoned General Highway Commercial; and  
 

WHEREAS, The parcel APN: 212-260-07 through the Specific Plan Amendment is to be 
included in the boundary of the I-205 Corridor Specific Plan and designated as General 
Commercial, and is consistent with the Commercial General Plan designation; and  
 

WHEREAS, The proposed amendment is consistent with the General Plan because the 
General Plan Land Use Element Section B.2. (Commercial) calls for all property designated 
Commercial to allow a maximum Floor Area Ratio of up to 1.0 for property designated 
Commercial; and 
 

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

WHEREAS, to support its processing of the applications of the Specific Plan 
Amendment and Development Review Permit, and pursuant to the requirements of CEQA, the 
City conducted an environmental analysis of the proposed Project, resulting in the completion 
of a Mitigated Negative Declaration (MND) and Mitigation Monitoring and Reporting Program 
(MMRP) (Exhibit A); and 
 

WHEREAS, on July 23, 2025, the City’s Planning Commission held a public hearing to 
review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the MND and MMRP, and voted to recommend that the City 
Council adopt the MND and MMRP; and 

 
WHEREAS, on September 2, 2025, the City Council held a duly-noticed public hearing 

to review and consider the Project applications and all materials and evidence relating to the 
Project applications, including the MND and MMRP; now, therefore, be it 
 

RESOLVED:  That the City Council of the City of Tracy determines that the proposed 
project is consistent with the land use designations and development intensities assigned to the 
project site by the City of Tracy General Plan; and be it 
 

FURTHER RESOLVED:  That the City Council of the City of Tracy determines that the 
Project has been evaluated in accordance with the California Environmental Quality Act (CEQA) 
Guidelines, and a Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program is proposed which would reduce any potentially significant environmental impacts to a 
level of insignificance.  The Mitigated Negative Declaration and Mitigation Monitoring and 
Reporting Program prepared for the Project is the appropriate document addressing the 
environmental impacts pursuant to the California Environmental Quality Act; and be it 
 

FURTHER RESOLVED:  That the City Council of the City of Tracy determine that the 
implementation of the proposed Mitigation Monitoring and Reporting Program would not result in 
any new or altered cumulative impacts beyond those addressed in the General Plan EIR; and 
be it 
 

FURTHER RESOLVED: The City Council, based on its independent judgment and analysis, 
has reviewed and considered the proposed MND and MMRP for the Specific Plan Amendment and 
Development Review Permit and determined, based on the whole record before it, that the proposed 
Project will have an insignificant effect on the environment, and hereby adopts the MND and MMRP 
as set forth in Exhibit A, in full compliance with the requirements of CEQA for the Project. 
 
 

* * * * * * * * * * * * * * 
 
 
 The foregoing Resolution 2025-_____ was adopted by the City Council of the City of 
Tracy on September 2, 2025, by the following vote: 
 
AYES: COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
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ABSENT:  COUNCIL MEMBERS: 
ABSTENTION:  COUNCIL MEMBERS: 
 
 

           

       _____________________ 
DAN ARRIOLA 
Mayor of the City of Tracy 

 
 
 
 
ATTEST: ______________________________   
               APRIL QUINTANILLA 
               City Clerk  
 
Date of Attestation:  __________________ 
 
 
 
Exhibit A – MND and MMRP 
 



 Item 1.C 
Exhibit A to Exhibit 1 

 
 
 
 

Exhibit A to Exhibit 1 
 

Mitigated Negative Declaration and  
Mitigation Monitoring and Reporting Program 

 
 
This exhibit is too large to include in the packet. 
 
Please see provided copy or view on the City of Tracy’s website: 
 
https://www.cityoftracy.org/government/boards-and-commissions/planning-
commission 
 
 
 

https://www.cityoftracy.org/government/boards-and-commissions/planning-commission
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission


  Exhibit 2 

APPROVED AS TO FORM AND LEGALITY 
 

 ____________________ 
CITY ATTORNEY’S OFFICE 

 
TRACY CITY COUNCIL 

 
ORDINANCE NO. _____ 

 
 

AMENDING THE I-205 CORRIDOR SPECIFIC PLAN BOUNDARY TO INCLUDE AND 
DESIGNATE 3055 N. CORRAL HOLLOW RD., APN: 212-260-07 AS GENERAL 

COMMERCIAL AND INCREASE THE MAXIMUM FLOOR AREA 
RATIO FOR HOTELS AND MOTELS 

APPLICATION NUMBER SPA23-0001 
 

WHEREAS, A development application was filed by the applicant for an amendment to 
the I-205 Corridor Specific Plan boundary to include and designate 3055 N. Corral Hollow Rd., 
APN: 212-260-07 as General Commercial and amend Section 4.1.2.2.C.2 hotel and motel 
maximum floor area ratio requirement from 0.6 to 1.0 (SPA23-0001); and 

 
WHEREAS, The parcels APN: 212-260-08 and 212-260-09 have a General Plan 

designation of Commercial and are designated General Commercial in the I-205 Corridor Specific 
Plan; and 

 
WHEREAS, The parcel APN: 212-260-07 has a General Plan designation of Commercial 

and is zoned General Highway Commercial; and  
 
WHEREAS, The parcel APN: 212-260-07 through the Specific Plan Amendment is to be 

included in the boundary of the I-205 Corridor Specific Plan and designated as General 
Commercial, and is consistent with the Commercial General Plan designation; and  

 
WHEREAS, The proposed amendment is consistent with the General Plan because the 

General Plan Land Use Element Section B.2. (Commercial) calls for all property designated 
Commercial to allow a maximum Floor Area Ratio of up to 1.0 for property designated 
Commercial; and 

 
WHEREAS, The Specific Plan Amendment and Project have been evaluated in 

accordance with the California Environmental Quality Act (CEQA) Guidelines, and a Mitigated 
Negative Declaration is proposed which would reduce any potentially significant environmental 
impacts to a level of insignificance, and is proposed for adoption; and 

 
WHEREAS, To support its processing of the applications of the Specific Plan Amendment 

and Development Review Permit, and pursuant to the requirements of CEQA, the City conducted 
an environmental analysis of the proposed Project, resulting in the completion of a Mitigated 
Negative Declaration (MND) and Mitigation Monitoring and Reporting Program (MMRP); and 

 
WHEREAS, The Planning Commission conducted a public hearing to review and consider 

the applications on July 23, 2025; and 
 



Ordinance _____ 
September 2, 2025 
 
   

WHEREAS, The City Council considered this matter at a duly noticed public hearing 
held on September 2, 2025. 
 

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF TRACY DOES ORDAIN 
AS FOLLOWS: 
 

SECTION 1.  The foregoing recitals are true and correct and are incorporated herein as 
findings. 
 
 SECTION 2.  The City Council determines the proposed Specific Plan Amendment and 
Project has been evaluated in accordance with the California Environmental Quality Act (CEQA) 
Guidelines, and a Mitigated Negative Declaration is proposed which would reduce any 
potentially significant environmental impacts to a level of insignificance. 
 

SECTION 3.  The City Council hereby approves the I-205 Corridor Specific Plan 
amendment to include and designate 3055 N. Corral Hollow Rd., APN: 212-260-07 as General 
Commercial, as attached to this Ordinance as Exhibit “A”. 
 

SECTION 4.  The City Council hereby approves the I-205 Corridor Specific Plan 
amendment to increase the maximum floor area ratio for hotels/motels in the I-205 Corridor 
Specific Plan from .60 to 1.0, as attached to this Ordinance as Exhibit “B”. 
 

SECTION 5. This Ordinance shall take effect 30 days after its final passage and 
adoption. 
 

SECTION 6.  This Ordinance shall either (1) be published once in a newspaper of 
general circulation, within 15 days after its final adoption, or (2) be published in summary form 
and posted in the City Clerk’s office at least five days before the ordinance is adopted and within 
15 days after adoption, with the names of the Council Members voting for and against the 
ordinance. (Gov’t. Code §36933.)  

 
SECTION 7. Severability. If any section, subsection, sentence, clause or phrase of this 

Ordinance is for any reason held to be invalid or unconstitutional by decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of the 
Ordinance. The City Council hereby declares that it would have passed this Ordinance and 
each section, subsection, clause or phrase thereof irrespective of the fact that one or more other 
sections, subsections, clauses or phrases may be declared invalid or unconstitutional. 
 
 

* * * * * * * * * * * * 
 
 

 The foregoing Ordinance ____ was introduced at a regular meeting of the Tracy City 
Council held on the 2nd day of September, 2025, and finally adopted on the ______ day of 
______, 2025, by the following vote: 
 
AYES:  COUNCIL MEMBERS: 
NOES:  COUNCIL MEMBERS: 
ABSENT: COUNCIL MEMBERS: 



Ordinance _____ 
September 2, 2025 
 
   
ABSTAIN: COUNCIL MEMBERS: 
 
                                                                     ________________________________ 

           DAN ARRIOLA 
                            Mayor of the City of Tracy 

 
ATTEST 
 
_____________________ 
APRIL QUINTANILLA 
City Clerk 





2. Building Coverage and Height: To be governed by the type of building under consideration. The following

guidelines will apply to all districts.

Maximum Bldg. Maximum Floor Maximum 

Land Use Coverage Area Ratio Blda. Ht. 

Retail- 30% .30 55' 

Commercial 

Center 

Retail- 25% .25 40' 

All other 

Districts 

Office, 35% .35 25' 

One Story 

Office, 35% .40 40' 

Two Story 

Office, 35% .45 55' 

Three Story 

Hotel/Motel 25% .60 55' 

Restaurant, 12.5% .125 40' 

Free Standing 

'Van Court/ 35% .35 1 story ( 40') 

Flextech' 

Light Manufacturing/ 45% .45 1 story ( 40') 

Assembly 

Warehouse/ 50% .50 1 story ( 40') 

Distribution 

3. Building Setbacks: The following shall be the minimum building and parking setbacks required for all building

types (Figure 4.10).

a. Building setback from any property line: 25 feet.

Chapter 4 -22 

1.0

Exhibit B
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APPROVED AS TO FORM 

 
 

________________________ 
CITY ATTORNEY’S OFFICE 

 
TRACY CITY COUNCIL 

 
RESOLUTION 2025-_____  

 
 
 

APPROVING A DEVELOPMENT REVIEW AND DETERMINATION REGARDING OFF-
STREET PARKING SPACE REDUCTION FOR THE CONSTRUCTION OF AN 
APPROXIMATELY 52,000 SQ. FT., 4-STORY, 107 ROOM HOTEL, AN 
APPROXIMATELY 47,000 SQ. FT., 4-STORY, 70 ROOM HOTEL, AND SITE 
IMPROVEMENTS, LOCATED AT 3055, 3095, 3125 N. CORRAL HOLLOW RD., APN: 
212-260-07, -08, -09 (PROJECT), APPLICATION NUMBERS D22-0021, DET25-0002. 

 
 WHEREAS, on May 26, 2022, the applicant submitted an application for a Development 
Review Permit for the Project located at 3055, 3095, 3125 N. Corral Hollow Rd., APN: 212-260-
07, -08, -09 (Application Numbers D22-0021 and DET25-0002); and  
 
 WHEREAS, on June 17, 2025, the applicant submitted an application for a 
Determination for a reduction in parking; and 
 

WHEREAS, The parcels APN: 212-260-08 and 212-260-09 have a General Plan 
designation of Commercial and is designated General Commercial in the I-205 Corridor Specific 
Plan; and 
 

WHEREAS, The parcel APN: 212-260-07 has a General Plan designation of Commercial 
and is zoned General Highway Commercial; and  
 

WHEREAS, The parcel APN: 212-260-07 through the Specific Plan Amendment is to be 
included in the boundary of the I-205 Corridor Specific Plan and designated as General 
Commercial, and is consistent with the Commercial General Plan designation; and  
 

WHEREAS, The City can approve a Development Review Permit on the basis of the 
application and evidence submitted, subject to making all of the requisite findings set forth in 
TMC Section 10.08.3920; and 
 
 WHEREAS, The property owner submitted a parking study documenting that a 20 
percent reduction in off-street parking spaces is sufficient to mitigate the potential parking 
demands of the project, and 
 

WHEREAS, the site is physically suitable for the type of development and will be 
developed in accordance with City standards; and  
 

WHEREAS, the project layout, architecture and public space improvements have been 
reviewed against the City of Tracy Design Goals and Standards; and 



Resolution 2025-_____ 
Page 2 

 
WHEREAS, the proposed project is consistent with the land use designation and 

development intensity for the site identified in the General Plan and analyzed in the General 
Plan EIR, implementation of the proposed project would not result in any new or altered 
cumulative impacts beyond those addressed in the General Plan EIR; and 
 
 WHEREAS, a Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program for the Project has been prepared and proposed for adoption by Council demonstrating 
that it is the appropriate document addressing the environmental impacts pursuant to the 
California Environmental Quality Act; and 
 

WHEREAS, the Planning Commission considered this matter at a duly noticed public 
hearing held on July 23, 2025, and voted to recommend that the City Council approve the 
Project; and 
 

WHEREAS, on September 2, 2025, the City Council held a duly-noticed public hearing 
to review and consider the Project and the Determination for a parking reduction; now, 
therefore, be it 
 

RESOLVED:  That the City Council of the City of Tracy determines the proposed project 
is consistent with the land use designations and development intensities assigned to the project 
site by the City of Tracy General Plan; and be it 
 

FURTHER RESOLVED:  That the City Council of the City of Tracy determine that the 
Project has been evaluated in accordance with the California Environmental Quality Act (CEQA) 
Guidelines, and a Mitigated Negative Declaration and Mitigation Monitoring and Reporting 
Program is proposed which would reduce any potentially significant environmental impacts to a 
level of insignificance.  The Mitigated Negative Declaration and Mitigation Monitoring and 
Reporting Program prepared for the Project is the appropriate document addressing the 
environmental impacts pursuant to the California Environmental Quality Act; and be it 

 
FURTHER RESOLVED:  That the City Council of the City of Tracy determine that the 

implementation of the proposed Mitigation Monitoring and Reporting Program would not result in 
any new or altered cumulative impacts beyond those addressed in the General Plan EIR; and 
be it 
 

FURTHER RESOLVED:  That based on the findings set forth in Exhibit 1 hereto, the 
City Council hereby approves the Development Review and Determination for a Off-Street 
Parking Space Reduction of 20 percent for this project (Application Number D22-0021), subject 
to the Conditions of Approval set forth in Exhibit 2, and the Development Review Plan Set in 
Exhibit 3 hereto; provided, however, that the approval of this Development Review and 
Determination for a Off-Street Parking Space Reduction shall not be effective until the first day 
following the effective date of the Ordinance approving the I-205 Corridor Specific Plan 
boundary change and floor area modification. 
 
 
 

* * * * * * * * * * * * * * * * * * * * * * 
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 The foregoing Resolution 2025-_____ was adopted by the City Council of the City of 
Tracy on September 2, 2025, by the following vote: 
 
AYES: COUNCIL MEMBERS: 
NOES: COUNCIL MEMBERS: 
ABSENT:  COUNCIL MEMBERS: 
ABSTENTION:  COUNCIL MEMBERS: 
 
 

           

       _____________________ 
DAN ARRIOLA 
Mayor of the City of Tracy 

 
 
 
 
ATTEST: ______________________________   
               APRIL QUINTANILLA 
               City Clerk  
 
Date of Attestation:  __________________ 
 
 
 
Exhibit A – Development Review Findings  
Exhibit B – Development Review Conditions of Approval 
Exhibit C – Development Review Plan Set  
 



  Exhibit A 
 

City of Tracy 
Development Review Permit Findings 

Application Number D22-0021 
September 2, 2025 

 
Development Review Permits must meet the requirements set forth in Tracy Municipal Code 
(TMC) Article 30, including a noticed public hearing. Pursuant to TMC Section 10.08.3960, 
before approving a Development Review Permit, the City Council must review application 
materials and public comments submitted prior to or at the public hearing, and consider the 
following site-specific factors set forth in TMC Section 10.08.3960:  
 

• General site considerations including height, bulk, and size of buildings;  
• Physical and architectural relationship with the existing and proposed structures;  
• Site layout, orientation, and location of the buildings and relationships with open areas 

and topography;  
• Location and type of landscaping;  
• Off-street parking areas;  
• Height, materials, colors, and variations in boundary walls, fences, and screen plantings;  
• Appropriate sign design and exterior lighting; and  
• Appropriate City utilities, public infrastructure, circulation, and roadway access. 

 
After consideration of the entire record, under TMC Section 10.08.3960, the City Council may 
approve the Development Review Permit if the facts in the record support the following findings:  
 

(a) That the proposal increases the quality of the project site, and enhances the property in 
a manner that therefore improves the property in relation to the surrounding area and the 
citizens of Tracy; and 
 

(b) That the proposal conforms to Chapter 10.08, Zoning Regulations, of the Tracy 
Municipal Code, the General Plan, any applicable specific plan, the Design Goals and 
Standards, any applicable Infrastructure Master Plans, and other City regulations. 

 
Therefore, the City Council conducted a noticed public hearing on September 2, 2025, and upon 
its conclusion, makes the requisite findings for the Development Review Permit based on 
consideration of the entire record of evidence, including, without limitation, the following: 

(a) The Project increases the quality of the project site and enhances the property in a 
manner that therefore improves the property in relation to the surrounding area and for 
the citizens of Tracy, because the proposed two hotels will be constructed with vertical 
and horizontal elements and a mix of materials and colors adding visual interest along 
all sides, especially the frontage facing Interstate 205, the proposed shade canopies, 
and the entryways, which will help to create a sense of arrival to the site. 

and 

(b) The Project conforms to all applicable requirements of Chapter 10.08 of the Tracy 
Municipal Code, the City of Tracy General Plan, the City Design Goals and Standards, 
the California Building and Fire Codes, and all other applicable City Standards. The 
Project meets all City requirements for the I-205 Corridor Specific Plan, landscaping 
has been provided for screening and to provide shade in parking areas, a mix of 
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materials and vertical and horizontal elements to add visual interest to the two 
proposed hotels, and all other site improvements meet applicable City standards. 

 
 



Exhibit B 

City of Tracy 
Conditions of Approval 

Avid/Candlewood and Hilton Garden Hotel 
Development Review Permit Application Number D22-0021 

September 2, 2025 
 

A. General Provisions and Definitions. 

A.1.  General. These Conditions of Approval apply to the Avid/Candlewood and Hilton Garden 
Hotel Project (hereinafter “Project”), which includes the following: 

Development Review Permit Application Number D22-0021: 
A Development Review Permit for the construction of an approximately 
52,000 sq. ft., 4-story, 107 room hotel, an approximately 47,000 sq. ft., 4-
story, 70 room hotel, and site improvements, on an approximately 3.17-
acre site located at northwest corner of N. Corral Hollow Rd. and 
Interstate 205 at  3055, 3095, 3125 N. Corral Hollow Rd., APN: 212-260-
07, -08, -09 (hereinafter “Property”), Application Number D22-0021. 

A.2.  Compliance with submitted plans. Except as otherwise modified herein, the Property 
shall be subdivided and developed in substantial compliance with the Development 
Review Permit (Application Number D22-0021) received by the Community and 
Economic Development Department on June 5, 2025, to the satisfaction of the 
Community and Economic Development Director. 

A.3.  Payment of applicable fees. The Developer shall pay all applicable fees for the project 
for each building, including, but not limited to, development impact fees, building permit 
fees, plan check fees, grading permit fees, encroachment permit fees, inspection fees, 
school fees, or any other City or other agency fees or deposits that may be applicable to 
the project. Applicable fees will be assessed at the time of building permit application 
and paid at the time of building occupancy, on “pro-rata” basis, based on the individual 
building(s) square footage. 

A.4.  Compliance with City regulations. Unless specifically modified by these Conditions of 
Approval, the Developer shall comply with all City regulations, including, but not limited 
to, the Tracy Municipal Code (TMC), City of Tracy Design Documents, the I-205 Corridor 
Specific Plan, and the City’s Design Goals and Standards. 

A.5.  Building Permit Required. The Developer shall submit a building permit application along 
with all pertinent construction documents such as plans, specifications, and/or 
calculations to the Building Safety Division prior to the construction of any regulated 
structures, on-site improvements, or accessibility features.  Construction documents 
shall conform to the Title 24 California Code of Regulations edition effective on the date 
of application for a building permit. 
 

A.6.  Copy on Building Permit Plans. The Developer shall include a sheet with a legible 
photocopy of the approved resolution and these Conditions of Approval. This sheet shall 
be included in all plan sets, including all job copies, and shall be available for reference 

by any City official, including building inspectors. 



Conditions of Approval   
Avid/Candlewood and Hilton Garden Hotel 
Application Number D22-0021 
September 2, 2025 
 
 
 

A.7.  Definitions. 

a. “City Engineer” means the City Engineer of the City of Tracy, or any other duly licensed 
Engineer designated by the City Manager, or the Community and Economic 
Development Director, or the City Engineer to perform the duties set forth herein. 

b. “City Regulations” means all written laws, rules, and policies established by the City, 
including those set forth in the City of Tracy General Plan, the Tracy Municipal Code 
ordinances, resolutions, policies, procedures, the I-205 Corridor Specific Plan, and the 
City’s Design Documents (including the Standard Plans, Standard Specifications, and 
relevant Public Facility Master Plans). 

c. “Community and Economic Development Director” means the Community and Economic 
Development Director of the City of Tracy, or any other person designated by the City 
Manager or the Community and Economic Development Director, to perform the duties 
set forth here. (The Community and Economic Development Director is also referred to 
in the Tracy Municipal Code as the Development and Engineering Services Director.) 

d. “Conditions of Approval” shall mean these conditions of approval applicable to the 
Project, Application Number D22-0021.  The Conditions of Approval shall specifically 
include all conditions set forth herein. 

e. “Developer” means any person, or other legal entity, who applies to the City to divide or 
cause to be divided real property within the Project boundaries, or who applies to the 
City to develop or improve any portion of the real property within the Project boundaries.  
The term “Developer” shall include all successors in interest. 

f. “Property” means the approximately 3.17-acres located at 3055, 3095, 3125 N. Corral 
Hollow Rd., APN: 212-260-07, -08, -09 that is the subject of the Development Review 
Permit, Application Number D22-0021.    

g. "Subdivider" means a person, firm, corporation, partnership, or association who owns 
the property or represents the owner and who proposes to divide, divides, or causes to 
be divided real property into a subdivision for oneself or for others. Employees and 
consultants of such persons or entities, acting in such capacity, are not subdividers. 

A.8.  Compliance with laws. The Developer shall comply with all laws (federal, state, and 
local) related to the development of real property within the Project, including, but not 
limited to:  
a. the Planning and Zoning Law (Government Code sections 65000, et seq.), 
b. the California Environmental Quality Act (Public Resources Code sections 

21000, et seq., “CEQA”),  
c. the Guidelines for California Environmental Quality Act (California Administrative 

Code, title 14, sections 1500, et seq., “CEQA Guidelines”),  
d. California Building Code, and 
e. Fire Codes. 
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A.9.  Protest of fees, dedications, reservations, or other exactions. Pursuant to Government 

Code section 66020, including section 66020(d)(1), the City HEREBY NOTIFIES the 
Developer that the 90-day approval period (in which the Developer may protest the 
imposition of any fees, dedications, reservations, or other exactions imposed on this 
Project by these Conditions of Approval) has begun on the date of the conditional 
approval of this Project.  If the Developer fails to file a protest within this 90-day period, 
complying with all of the requirements of Government Code section 66020, the 
Developer will be legally barred from later challenging any such fees, dedications, 
reservations or other exactions. 

A.10.  Habitat conservation. Prior to issuance of a building permit or grading permit, the 
developer shall demonstrate compliance with the San Joaquin County Multi-Species 
Habitat Conservation and Open Space Plan (SJMSCP) and the Incidental Take 
Minimization Measures prepared by San Joaquin Council of Government (SJCOG) 
Habitat Division, to the satisfaction of the Community and Economic Development 
Director. 
 

A.11.  Air Pollution Control District. Prior to issuance of a building permit or grading permit, the 
Developer shall comply with all applicable requirements of the San Joaquin Valley Air 
Pollution Control District (APCD), to the satisfaction of the Community and Economic 
Development Director. 

 
A.12.  Indemnification. The City has determined that City, its employees, agents, and officials 

should, to the fullest extent permitted by law, be fully protected from any loss, injury, 
damage, claim, lawsuit, expense, attorney fees, litigation expenses, court costs or any 
other costs arising out of or in any way related to this project approval, or the City’s 
activities conducted pursuant to its processing and approval of this project approval, 
including any constitutional claim. Accordingly, to the fullest extent permitted by law and 
as a condition of this approval, the applicant and property owner, and its 
representative(s), or its successors shall defend, indemnify and hold harmless the City, 
Its employees, agents and officials, from and against any liability, claims, suits, actions, 
arbitration proceedings, regulatory proceedings, losses, expenses or costs of any kind, 
whether actual, alleged or threatened, including, but not limited to, actual attorney fees, 
litigation expenses and court costs of any kind without restriction or limitation, incurred in 
relation to, as a consequence of, arising out of or in any way attributable to, actually, 
allegedly or impliedly, in whole or in part, the issuance of this project approval, or the 
City’s activities conducted pursuant to its processing and approval of this project 
approval, including any constitutional claim. The applicant and property owner, and its 
representative(s), or its successors shall pay such obligations as they are incurred by 
City, its employees, agents and officials, and in the event of any claim or lawsuit, shall 
submit a deposit in such amount as the City reasonably determines necessary to protect 
the City from exposure to fees, costs or liability with respect to such claim or lawsuit. 

B. Issuance of Building Permit – The following Conditions of Approval shall be satisfied 
prior to issuance of building permit: 

B.1.  Parking: the Developer shall submit the following to the satisfaction of the Director of 
Community and Economic Development: 
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a. Site plans and construction details that demonstrate 12-inch-wide concrete curbs 
along the perimeter of landscape planters where such planters are parallel and 
adjacent to vehicular parking spaces to provide access to vehicles without stepping 
into the landscape planters.  

b. Site and construction details shall demonstrate the parking stalls are striped in 
accordance with City Standard Plan 141.  Planters or sidewalks at the head of 
parking spaces may be constructed two feet into the front of parking spaces.  Such 
two-foot overhang of landscape planters into the head of parking spaces is not 
included in the minimum area of required landscaping. 

c. Bicycle parking spaces shall be provided in accordance with Tracy Municipal Code 
Section 10.08.3510. 

d. Bollard pipes shall not be used in areas visible to the general public. Boulders, 
planter boxes, decorative walls, or other architectural features that complement the 
character of the site may be used as needed for protection of utilities or other site 
improvements from potential vehicular impact.  

B.2.  Landscaping: the Developer shall provide detailed landscape, and irrigation plans 
consistent with the following, in accordance with City regulations, to the satisfaction of 
the Director of Community and Economic Development and/or Director of Public Works: 

a. Said plans shall demonstrate compliance with Tracy Municipal Code Section 
10.08.3560 for parking area landscaping. Said plans shall include a planting legend 
indicating, at minimum, the quantity, planting size, and height and width at maturity 
and calculations for landscape and canopy tree shading areas. 

b. The landscape and irrigation plans shall include documentation which demonstrates 
there is no less than 20 percent of the parking area in landscaping and 40 percent 
canopy tree coverage at tree maturity. 

c. Each planter shall contain a combination of trees, shrubs, and groundcover. Trees 
shall be a minimum of 24-inch box and shrubs shall be minimum five gallons size at 
planting. 

d. Where trees are planted ten feet or less from a sidewalk or curb, root barriers 
dimensioned 8 feet long by 24 inches deep shall be provided adjacent to such 
sidewalk and curb, centered on the tree. 

e. The landscape and irrigation plan shall be consistent with the applicable 
Department of Water Resources Model Efficient Landscape Ordinance. 

f. A Department of Water Resources Model Efficient Landscape Ordinance (MWELO) 
Project Information Sheet shall be prepared in compliance with City standards to the 
Director of Public Works. The submittal must show compliance with the MWELO by 
choosing either the Prescriptive or Performance Approach through inclusion in 
submitted plans and documents. The submittal shall demonstrate compliance with 
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Tracy Municipal Code Chapter 11.28 and California Green Building Standards 
Chapter 5. 
 

g. The Developer shall execute an Agreement for Maintenance of Landscape and 
Irrigation Improvements and submit financial security to the Development Services 
Department. The Agreement shall ensure maintenance of the on-site landscape and 
irrigation improvements for a period of two years following Project occupancy.  Said 
security shall be equal to the actual material and labor costs for installation of the 
on-site landscape and irrigation improvements, or $2.50 per square foot of on-site 
landscape area. 

B.3. Equipment and Enclosures: The applicant shall submit detailed plans that demonstrate 
the following to the satisfaction of the Director of Community and Economic 
Development: 

a. No roof mounted equipment, including, but not limited to HVAC units, vents, fans, 
antennas, sky lights and dishes, whether proposed as part of this application, 
potential future equipment, or any portion thereof, shall be readily visible from any 
public right-of-way, including I-205 Freeway. The plans shall demonstrate that such 
equipment is fully screened from view by the building parapet designed to be equal 
to or higher than the height of the mounted equipment. 

b. All vents, gutters, downspouts, flashing, plumbing lines, fire risers, and electrical 
conduits shall be internal to the structure and other ground-mounted, wall-mounted, 
or building-attached utilities, including bollards, shall be painted to match the color 
of the adjacent surfaces or otherwise designed in harmony with the building 
exterior. 

c. All PG&E transformers, phone company boxes, Fire Department connections, 
backflow preventers, irrigation controllers, and other on-site utilities, shall be vaulted 
or substantially screened from view behind structures or landscaping.  

d. Trash enclosures shall be designed and appropriately sized for this project, 
including allowance for recycling collection.  The trash and recycling collection 
enclosure shall include a solid roof structure, solid metal doors, and solid masonry 
walls sufficiently sized to fully screen the dumpsters. The enclosure, including the 
roof, shall be architecturally compatible with the building, which includes but is not 
limited to, design, materials, and colors. A six-inch concrete curb and/or bollards 
may be installed on the interior of the enclosure for the protection and durability of 
the enclosure walls. 

B.4. Site Improvements: the Developer shall comply with:  

a.   The subject property consisting of three parcels APNs: 212-260-07, -08, -09 shall 
have an approved lot line adjustment showing Avid/Candlewood on one parcel and 
Hilton Garden Inn on the second parcel. No buildings shall be shown to dissect or 
cross any proposed property lines to the satisfaction of the City Engineer and 
Director of Community and Economic Development.   
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b.  The City of Tracy June 2015 Multi-Agency Post Construction Stormwater Standards 
Manual to the satisfaction of the Utilities Director, which includes submittal of site 
design and source and treatment controls along with hydromodification.  
Compliance with the Manual includes, but is not limited to, addressing outdoor 
storage areas, loading and unloading areas, trash enclosures, parking areas, any 
wash areas and maintenance areas and compliance with Tracy Municipal Code 
Chapter 11.34 and the California Green Building Standards Code, Chapter 5. 

 
c.  All mitigation measures identified in the Mitigated Negative Declaration and Initial 

Study for the Avid/Candlewood and Hilton Garden Inn, dated July 2025. 
 

e.  The General Plan Noise Element Policy 4 (Goal N-1.2), all construction activity 
producing any noise beyond the site’s property line shall not occur after 7:00 p.m. or 
before 7:00 a.m. 

 
f.  Record an instrument(s) that ensures the 35-foot access easement on the northwest 

of the subject property to provide for the vehicle and pedestrian access from the 
subject property to the West Valley Mall ring road as shown on the approved site 
plan, or as otherwise approved by the Director of Community and Economic 
Development. The recorded instrument shall be consistent with City of Tracy 
regulations to the satisfaction of the Community and Economic Development 
Director and in a form satisfactory to the City Attorney.  

 
g.  Construct the planned Class I multi-use path along the Project’s Corral Hollow 

Road Frontage.  
 
h.  No business identification signs are approved with this permit. Prior to the 

installation of any signs requiring a sign permit, the applicant shall obtain applicable 
sign and building permits in accordance with the Tracy Municipal Code. 

 
i.  Except for the wall or fence required by law around the pool area, no fence or wall is 

proposed or allowed for this project except as may be proposed by the developer 
along property lines.  If constructed, such wall shall be outside of the yard setback 
areas, and receive Director of Community and Economic Development approval for 
consistency with this Development Review permit prior to construction.  A fence or 
wall shall be visually compatible with the overall design character and style of the 
Hotel; materials may include wrought iron, tube steel, decorative masonry, stone, or 
stone veneer.  If wood is used, it shall be in combination with metal posts and rails 
and/or masonry base or posts.  The following fence materials are not permitted: 
chain link, barbed wire, razor wire, integrated corrugated metal, electronically 
charged, plain exposed plastic or plain cement, vinyl slats, or woven fabric. 

 
B.5. Construction Plans: The Developer shall comply with:  
 

a.  Show fire separation distance for all buildings, any rated walls and rated 
assemblies between units. Applicant also to justify building size and height with 
mixed use occupancy and building size as per CBC Chapter 5. Note: Construction 
type and fire sprinkler type was not specified in the plans, therefore the allowable 
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area could not be checked for minimum code standards. If not properly designed, it 
could result in significant changes during the building permit plan review process. 

 
b.  Submittal of construction documents, plans, specifications and/or calculations to the 

Building Safety Division, which meet all requirements of Title 24 California Code of 
Regulations and City of Tracy Municipal Codes, as applicable. 

 
c.  Submittal of plans and supporting documentation to Building & Safety Division for 

onsite construction of utilities, fences of 7 feet, trash enclosures, retaining walls over 
4 feet, accessible features, etc. 

 
d.  Provide documentation demonstrating the wall between 10 and 30 feet shall be 1-

hour rated or a construction type of IIB or VB. 
 
e.  Provide documentation that demonstrates completion of the proposed easements. 

CPC 307.2 
 
f.  Currently, there are two interior lot lines that run east to west with the proposed 

hotels being constructed over it. Therefore, developer must adjust or eliminate all 
interior lot lines per City of Tracy Municipal Code Title 12 sub-section 12.04.080- Lot 
line adjustment procedure.  

 
g.  Provide documentation that demonstrates the well has abandon per the County 

requirements. CPC 721.2  
 
h.  Revise building sewer lines to be only located on the lot serving the site of the 

building. CPC 721.1  
 

C. Engineering Conditions 
 
Contacts:  Al Gali    (209) 831-6436  al.gali@cityoftracy.org 
   
C.1. Technical Analysis incorporated into these Conditions. 

 
Developer shall comply with the applicable recommendations of the technical analyses/ 
reports prepared for the Project listed as follows: 
 
1. NONE 
 

C.2. Grading Permit 
 

Prior to Grading Permit release, the Developer shall provide all documents related to 
said Grading Permit required by City requirements and these Conditions of Approval, to 
the satisfaction of the City Engineer, including, but not limited to, the following: 
 
C.2.1 All grading work (on-site and off-site) shall require a grading plan and a City 

grading permit. The Developer will complete all requirements set forth by in this 
section. 

mailto:al.gali@cityoftracy.org
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C.2.2 Prior to grading permit release, Developer shall prepare grading and drainage 

plans for all required earthmoving and drainage to serve the Project (on-site and 
off-site) including grading details, grading quantities, and retaining walls design 
(Grading Plans). The said Grading Plans shall be prepared in accordance with 
the City’s Subdivision Ordinance (Tracy Municipal Code (TMC) Chapter 12.36), 
City Design Documents as defined in Title 12 of the TMC, and these Conditions 
of Approval.  

 
C.2.3 Prior to grading permit release, Developer shall prepare Grading Plans that are 

stamped and prepared under the supervision of a California registered Civil 
Engineer (CA-CE). Grading Plans shall be prepared on a 24-inch x 36-inch size 
20-pound bond white paper and shall use the City’s Title Block.  

 
C.2.4  Prior to grading permit release, Developer shall prepare Grading Plans in 

substantial conformance all site building, parking, utility, grading, and other site 
improvements identified on submitted site improvements drawing package for 
D22-0043 Tracy Senior Living 401 West Street, Tracy CA 95376 submitted 
December 26,023. 

 
C.2.5 Prior to grading permit release, Developer shall provide a PDF copy of the 

Project’s Geotechnical Report to the City, and it shall be stamped by the 
Project’s California registered Geotechnical Engineer (CA-GE). The technical 
report must include relevant information related to soil types and characteristics, 
soil bearing capacity, compaction recommendations, slope recommendations, 
retaining wall design recommendations, paving section recommendations, and 
elevation of the highest observed groundwater level. All Grading Plans and 
grading work shall be performed and completed in accordance with the 
recommendation(s) of the Project’s CA-GE. 

C.2.6  Prior to grading permit release, Developer shall depict in the Grading Plans to 
use reinforced and engineered masonry blocks for retaining soil when the grade 
differential exceeds twelve (12) vertical inches. The Developer will include 
construction details of these minor and major retaining walls with the Grading 
Plans. Developers may use slopes to transition between the lots to address the 
grade differential, but the said slope shall not exceed a gradient of three (3) 
horizontal feet to one (1) vertical foot unless approved by a CA-GE. If adjacent 
and affected property(s) owner(s) grants said easements to the Developer, 
these slope easements will be subject to review and approval by the City 
Engineer prior to grading permit.   

 
C.2.7 Slopes are an acceptable option as a substitute to engineered retaining walls, 

where cuts or fills do not match existing ground or final grade with the adjacent 
property or public right of way, up to a maximum grade differential of two (2) 
vertical feet, and subject to approval by the City Engineer. 

 
C.2.8 Prior to grading permit release, the Developer shall depict the proposed 

retaining walls and masonry walls to be shown on the Grading Plans. The 
Developer is required to submit construction footing details, structural 
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calculations, masonry walls details of all retaining wall design to Building Safety 
for review and approval. Retaining wall and masonry wall design parameters will 
be included in the geotechnical report and submitted to the city building for 
review.  

 
C.2.9 Prior to grading permit release, Developer shall provide a copy of the approved 

building permit from Building Safety for all retaining walls depicted on the 
Grading Plans. 

 
C.2.10 Prior to grading permit release, the Developer shall obtain all applicable 

signatures by Project’s CA-GE, City departments, Fire Marshal, and outside 
agencies (where applicable) on the Grading Plans prior to submitting the 
Grading Plans to Engineering for City Engineer’s signature. 

 
C.2.11 Prior to grading permit release, the Developer shall depict on the Grading Plans 

all erosion control measures needed to be implemented for the project in 
accordance city and state on the Grading Plans. All grading work not completed 
before October 15 may be subject to additional requirements as applicable by 
field conditions as defined by City Engineer. Grading Plans shall specify all 
proposed erosion control methods and construction details to be employed 
during construction of the project. The plans shall also specify all materials to be 
used during and after the construction be included in the grading permit.  

 
C.2.12 Prior to grading permit release, the Developer shall pay all Grading Permit fees 

which include grading, plan checking, and inspection fees, and other applicable 
fees per the City fee schedule.  

 
C.2.13 Prior to grading permit release, the Developer shall obtain written approval (i.e., 

recorded easements for slopes, drainage, utilities, access, parking, etc.) of all 
other public agencies and private entities with jurisdiction over the required 
public and/or private facilities and/or property prior to grading permit issuance.  
A copy of the recorded easement document(s) shall be provided to the City 
upon request. 

 
C.2.14 Prior to grading permit release, the Developer shall obtain a demolition permit to 

remove all existing structures, utilities or other improvements located within the 
project’s limits. The developer shall conduct an asbestos survey of the existing 
buildings in accordance with City requirements and identify all hazardous 
materials that must be removed prior to demolition and removal of the existing 
buildings. The Developer shall then remove all asbestos and all hazardous 
materials in accordance with state and city requirements prior to new 
construction to the satisfaction of the City Engineer. Demolition of the existing 
site utilities such as: water, sewer, drainage, electrical, phone or internet service 
to the existing houses of this facility. The Developer shall install temporary utility 
services until permanent services can be restored. If demolition of parking, 
sidewalks and access to existing residential buildings takes place, the developer 
shall provide adequate notice to the existing residents of demolition of the site. 
Prior to any demolition of the site, the Developer shall install a temporary fence 
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of the entire construction area of the new project. At all times, the Developer 
shall maintain safe and clean working conditions for the general public and 
those residents that will be living in close proximity to the construction of the 
project. At all times, the Developer shall provide adequate warning devices, 
barricades, metal plating of open trenches and other safety measures installed 
during construction.  

 
C.2.15 Prior to grading permit release, the Developer shall have obtained the 

necessary permits to abandon or remove all existing on-site water well(s), septic 
system(s), leech field(s), and title drain(s), if any, in accordance with City and 
San Joaquin County requirements. The Developer shall be responsible for all 
costs associated with the abandonment or removal of the aforementioned items 
including the cost of permit(s) and inspection. A copy of the permits shall be 
provided to the City upon request. 

   
C.2.16 Prior to grading permit release, the Developer shall provide a copy of the 

approved Incidental Take Minimization Measures (ITMM) habitat survey [San 
Joaquin County Multi-Species Habitat Conservation & Open Space Plan 
(SJMSCP)] from San Joaquin Council of Governments (SJCOG) prior to grading 
permit.  

 
C.2.17 Prior to grading permit release, the Developer shall provide a copy of the 

approved Air Impact Assessment (AIA) with an Indirect Source Review (ISR) 
and Dust Control from San Joaquin Valley Air Pollution Control District 
(SJVAPCD) prior to grading permit. 

 
C.2.18 Prior to grading permit release, the Developer shall provide to the City a written 

plan to address archeological, historical, or other paleontological findings. If at 
any point during grading that the Developer, and their respective officials, 
employees, subcontractor, and/or subconsultant exposes/encounters/uncovers 
any archeological, historical, or other paleontological findings, the Developer 
shall 1) inform the City Engineer; 2) shall address the findings as required per 
the General Plan Cultural Resource Policy and General Plan EIR; and 3) 
subsequent Cultural Resource Policy or mitigation in any applicable 
environmental document.  

 
C.2.19 Seven calendar days after the release of the grading permit, the Developer shall 

request a pre-construction (grading) meeting with the City’s Construction 
Management team. At this meeting, the Developer shall provide three (3) paper 
copies of the Grading Plans. The Developer shall provide additional copies as 
requested. 

 
Grading Permit Special Condition(s) 

 
C.2.20  Prior to grading permit release, the Developer shall prepare plans that depict 

undergrounding all existing overhead utilities such as electric, TV cable, 
telephone, and others along the project frontage Corral Hollow Road. Each dry 
utility shall be installed at the location approved by the respective owner(s) of 
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dry utility and Developer shall coordinate such activities with each utility owner. 
All costs associated with the underground shall be the sole responsibility of 
Developer and no reimbursement will be due from the City. Exemptions from 
this condition are allowable by the TMC. 

   
C.3.0 Encroachment Permit and Improvement Agreement(s)  
 

Prior to construction permit release, Developer shall provide all documents as required by 
City requirements and these Conditions of Approval, to the satisfaction of the City 
Engineer, including, but not limited to, the following:  
 
C.3.1 All construction activity involving public improvements (on-site and off-site) will 

require approved improvement plans; an encroachment permit; and a fully 
executed improvement agreement (Off-site Improvement Agreement - OIA or 
Subdivision Improvement Agreement - SIA). Any construction activity involving 
public improvements without all three items is prohibited. The Developer will 
complete all requirements set forth in this section prior to any construction. 

 
C.3.2 Prior to construction permit, the Developer shall prepare public infrastructure 

improvement plans for all required improvements required to serve the Project 
(on-site and off-site) including construction details, paving sections, joint-trench, 
traffic signals, etc. (Improvement Plans).  

 
C.3.3 Prior to construction permit, the Developer shall prepare Improvement Plans that 

are stamped and prepared under the supervision of a California registered Civil 
Engineer (CA-CE). Other disciplines’ work shall also be stamped and prepared 
under the supervision of each disciplines’ registered design professional.  

 
C.3.4  Prior to construction permit, the Developer shall prepare Improvement Plans on a 

24-inch x 36-inch size 20-pound bond white paper and shall use the City’s Title 
Block. The said Improvement Plans, specifications and details depicted on said 
Improvement Plans shall be prepared in accordance with the City’s Subdivision 
Ordinance (Tracy Municipal Code (TMC) Chapter 12.36), City Design Documents 
as defined in Title 12 of the TMC, City’s Facilities Master Plan for storm drainage, 
roadways, wastewater, and water as adopted, amended, and updated by the 
City, or as otherwise specifically approved by the City, and all requirements 
described in the documents described hereon, and these Conditions of Approval.  

 
C.3.5  Prior to construction permit, the Developer shall prepare Improvement Plans in 

substantial conformance with the site building, parking, utility, grading, and other 
on-site and off-site improvements identified on submitted site improvements 
drawing package for D22-0021 AVID Candlewood by IHG and Hilton Garden Inn, 
N. Corral Hollow Road, Tracy CA 95376 submitted January 03,2024 by I and An 
Architects, Inc, San Francisco, CA. 

 
C.3.6 Prior to construction permit release, the Developer shall provide a PDF copy of 

the Project’s Geotechnical/Soils Report prepared and stamped by the Project’s 
CA-GE. The technical report must include relevant information related to street 
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pavement thickness (asphalt concrete and aggregate base), compaction 
recommendations, building pad section and compaction recommendation, soil 
bearing capacity, retaining wall footing design parameters, slope 
recommendations, peculation rates, ground water depth, and other pertinent 
information for grading the site and building the building foundations. 

 
C.3.7  Prior to construction permit release, the Developer shall prepare Improvement 

Plans to specifically include, but not be limited to all existing and proposed 
utilities to be constructed such as domestic water line, irrigation service, water 
fire service, domestic water services, storm drain, sanitary sewer, all existing 
surface improvements such as PCC, curb, gutter, sidewalk, ADA ramps, fire 
hydrants, streetlights, landscaping, irrigation, irrigation controllers, striping, etc. 
including the size and location of all pipes. 

 
C.3.8 Prior to construction permit release, the Developer shall prepare Improvement 

Plans to specifically include, but not be limited to dimensions of existing and 
proposed utilities and surface improvements to be constructed with the project. 

 
C.3.9 Prior to construction permit release, the Developer shall identify and depict on 

the Improvement Plans all frontage improvements of pavement, curb and gutter, 
sidewalk, ADA ramps, fire hydrants, streetlights, landscaping, and irrigation in 
need of repair (cracked, settled, and/or damaged). The Developer shall then note 
on the Improvement plans the location of the said improvements need repair and 
shall be repaired accordance with City requirements to the Satisfaction of the 
City Engineer. Any repair, removal, and replacement shall be in a similar manner 
to the current improvement, i.e., similar width, color, finish, meander, etc. 

 
C.3.10 Prior to construction permit release, Developer shall dedicate a ten (10) feet wide 

Public Utility Easements (PUE) behind the right-of-way/property line along 
following Corral Hollow Road.  
 
 

C.3.11 Prior to construction permit release, Developer shall provide all supporting 
engineering calculations, materials information or technical specifications, cost 
estimate, and technical reports shall be submitted at the time of grading, site 
improvement and building permit reviews. All improvement plans shall contain a 
note stating that the Developer will be responsible for preserving and protecting 
all existing survey monuments and other survey markers such as benchmarks 
prior to building permits. 

 
C.3.12 The Developer shall also make the following improvements:  

a. The Developer shall reconstruct any damaged frontage improvements of curb 
and gutter, sidewalk, ADA ramps and landscaping along Corral Hollow Road to 
recent City requirements prior to occupancy.  
b. The Developer shall reconstruct damaged frontage improvements of curb and 
gutter, sidewalk, ADA ramps at 35’ access way with West Valley Mall Road to 
City standard plans per city requirements prior to occupancy.  
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C.3.13  Public Right-of-Way Landscaping and Irrigation – Prior to construction permit 
release, the Developer shall prepare landscape and irrigation plans that depict 
the following:   

 
 The Developer shall landscape and irrigate the area from the back of sidewalk to 

the new parking lot curb lines prior to occupancy. Landscape and irrigation plans 
shall be in substantial conformance with the approved L1 and LC2 preliminary 
plans submitted with the approved site development review permit for this 
Project. All landscape drawings shall be prepared on a 24-inch x 36-inch size 20-
pound bond white paper that incorporates all requirements described in these 
Conditions of Approval, and the City’s Design Documents as defined in Title 12 
of the Tracy Municipal Code. Developer shall use the latest title block. Said 
landscape and irrigation plan shall be prepared by a California licensed 
landscape architect. The Developer shall install trees in the landscaped area 
between the sidewalk and onsite curb line along the project frontage. The 
Developer shall also install additional shrubs, ground cover, and other 
landscaping and other corresponding irrigation systems as required fifteen (15) 
feet from the existing sidewalk to parking lot curb. The landscaping and irrigation 
shall conform to MWELO standards. If recommended, Developer shall use 
structural soil if the street trees’ well is narrower than five (5) feet wide. The 
developer shall construct new proposed monument signs and their 
appurtenances, and any other existing items out of this clear site visibility zones 
of all driveway entrances to the site.  

 
C.3.14 Storm Water  
 

Prior to construction permit release, the developer shall depict on the 
Improvement Plans the location of the existing storm drain located in West Valley 
Mall Road for this project to storm drain system to connect into. The Project’s 
storm water connection to the City’s existing storm water system is in asphalt 
pavement shall be in accordance with City standard plans and city requirements 
and to the satisfaction of the City Engineer.  
 
The Developer shall provide calculations for the sizing of the storm drain(s) and 
shall be submitted with the hydrology and storm water report during plan review. 
The Developer shall comply with the applicable requirements of the City's storm 
water masterplan adopted by the City Council in 2012 and any subsequent 
amendments.  
 
All proposed detention basin(s) shall comply with the applicable requirements of 
the City’s storm water masterplan adopted by the City Council in 2012 and clean 
water program and any subsequent amendments.  

 
C.3.15 The Developer shall construct one (1) underground pretreatment facility for the 

storage and treatment of storm water to the satisfaction of the City C.3. 
requirements. Per Item No. 15, Section V on page 94 of the 2008 Design 
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Standards, all storm water run-off from the site shall not cross property lines. The 
project storm drainage release point shall be located at the north end of 35’ wide 
access easement to West Valley Mall Road where onsite storm water line leaves 
the project property.  This storm drainage release point is where storm water 
leaves the project in a 100-year storm event or when the project property's on-
site storm drainage system fails to function, or it is clogged. Site grading shall be 
designed such that the project's storm drainage flow to the existing 12” storm 
drainpipe located West Valley Mall Road and flow to the existing storm drainage 
line within the street and have adequate capacity to drain storm water from the 
property. The storm drainage release point is recommended to be at least 0.70-
feet lower than the new building’s finish floor elevation and shall be designed and 
improved to the satisfaction of the City Engineer.  
  

C.3.16 Per the 2012 Storm Drainage Master Plan, this parcel is master planned to drain 
into the existing storm drain underground pipe system located in West Valley 
Road. The on-site storm drains should be sized for the ten (10) year storm 
discharge, using the one hundred (100) year water surface elevation for the point 
of discharge water elevation.  This drainage scheme requires constructing a 
storm drain system on private property.  

 
Prior to construction permit release, the developer shall depict on the 
Improvement Plans the construction of one (1) underground Prinsco stormwater 
pretreatment system to the specifications of the manufacture and to satisfaction 
of the City C-3 requirements and the satisfaction of the City Engineer. On-site 
runoff from the site landscaping, pavement and roofs will discharge directly into 
this underground pretreatment system which will then filter the water that will 
drain into the city storm drain system in West Valley Mall Road.  

 
C.3.17 Sanitary Sewer 
  

Prior to construction permit release, the developer shall depict on the project 
Improvement Plans two (2) sanitary sewer line laterals from each proposed 
building to the two existing 6” sewer lateral lines along project frontage of Corral 
Hollow Road in accordance with the City’s Design requirements and to the 
satisfaction of the City Engineer.  

 
 

C.3.18 Water Distribution 
 

 Prior to construction permit release, the Developer shall depict on the project 
Improvement Plans a potable domestic, irrigation, and fire sprinkler water 
services to each building within the project site. Fire sprinkler lines and domestic 
water services to every building within the project shall comply with the City 
Design criteria and city standard plans. The sizing, layout and looping of all water 
lines shall meet national and state fire code requirements for this type of building 
development. During the construction of the Project, the Developer is responsible 
for providing water infrastructure (temporary or permanent) capable of delivering 
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adequate fire flows and pressure that is appropriate to all stages of construction 
and as approved by the City Fire Marshal. 

 
The Developer shall connect the looped fire sprinkler line and the two domestic 
water services from each building to the existing 12-inch water line in Corral 
Hollow Road for fire protection and domestic water service. If trenching is 
required, the pavement trenching and restoration in Corral Hollow Road shall be 
per City Standards.  
 
Interruption to the water supply to the existing businesses and other users will 
not be allowed to facilitate construction of improvements related to the Project. 
The Developer is responsible for notifying business owner(s) and users, 
regarding any disruptions from the construction work. The written notice, as 
approved by the City Engineer, shall be delivered to the affected residents or 
business owner(s) at least seventy-two (72) hours before the start of work. Prior 
to starting the work described in this section, the Developer shall submit prepare 
a work plan acceptable to the City that demonstrates no interruptions to the water 
supply, and Traffic Control Plan to be used during the installation of the off-site 
water mains and connections. 

 
The Project’s water service connections shall be a remote-read (radio-read) 
master water meter (the water meter to be located within City's right-of-way) 
and a Reduced Pressure Type back-flow protection device in accordance with 
City requirements. The City Engineer shall approve the location of the water 
meters.  
 
After improvement, acceptance, repair, and maintenance of the water service 
from the water meter to the point of connection with the water distribution main 
in the street shall be the responsibility of the City. Water service repairs after 
the water meter is the responsibility of the Developer or individual lot owner(s). 

 
Prior to improvement acceptance, the repair and maintenance of all on-site 
water lines, laterals, sub-water meters, valves, fittings, fire hydrant and 
appurtenances shall be installed by the developer. 

 
All costs associated with the installation of the Project’s water connection(s) 
including the cost of removing and replacing asphalt concrete pavement, pavement 
marking and striping such as crosswalk lines and lane line markings on existing 
street or parking area(s) that may be disturbed with the installation of the 
permanent water connection(s), or domestic water service, and other 
improvements shall be paid by the Developer. 

 
Fire Service Line(s) and Hydrants – Location and construction details of 
installing the fire service line shall include the installation of fire hydrant(s) that 
are to serve the Project, shall be protected with 4 concrete bollards around 
each hydrant. The layout of all fire hydrants shall be approved by the City Fire 
Marshal prior to the approval of the Improvement Plans by the City Engineer. 
The Developer shall submit a layout of the fire hydrants and obtain written 
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approval of the location of fire hydrants and fire connections to the building from 
the Fire Marshal, prior completion of the of the water line design.  

 
C.3.19 Prior to construction permit release, the Developer shall prepare Joint Trench 

Plans and Composite Utility Plans, prepared on a 24-inch x 36-inch size 4-
millimeter thick mylar for the installation of dry utilities such as electric, gas, TV 
cable, telephone, and others to serve the Project.  All private utility services to 
serve Project must be installed underground or relocated to be underground, and 
to be installed at the location approved by the respective owner(s) of the utilities 
from the street or an existing or proposed utility easement to the building(s).  

 
 Prior to construction permit release, the Developer shall dedicate 10-feet wide 

P.U.E. for access to these new utilities for re-installation, replacement, repair, 
and maintenance work to be performed by the respective utility owner(s).  

 
C.3.20 Prior to construction permit release, the Developer shall provide signed and 

stamped Engineer’s Estimate that summarizes the cost of constructing all the 
public improvements shown on the Improvement Plans. 

 
C.3.21 Prior to construction permit release, the Developer shall provide payment of fees 

required by the City requirements including but not limited to plan checking, 
grading, construction inspection, agreement processing, encroachment permits, 
and other fees. The engineering review fees will be calculated based on the fee 
rate adopted and updated by the City Council. 

 
C.3.22 Traffic Control Plan - Prior to starting the work for any work within City's right-of 

way, the Developer shall submit a Traffic Control Plan (TCP). TCP can be split 
among the different construction phases. TCP will show the method and type of 
construction signs to be used for regulating traffic at the work areas within 
these streets. TCP shall conform to the Manual on Uniform Traffic Control 
Devices as amended by the State of California, latest edition (MUTCD-CA). 
TCP shall be prepared under the supervision of, signed and stamped by a 
Registered Civil Engineer or Registered Traffic Engineer. 

 
  Access and Traffic Circulation to Existing Businesses/Residents - Developer 

shall take all steps necessary to plan and construct site improvements such that 
construction operations do not impact safety and access (including emergency 
vehicles) to the existing businesses and residents throughout the duration of 
construction. The Developer shall coordinate with the owners and cooperate to 
minimize impacts on existing businesses. All costs of measures needed to 
provide safe and functional access shall be borne by the Developer. 

 
C.3.23 No street trench shall be left open, uncovered, and/or unprotected during night 

hours or when the Developer’s contractor is not performing construction 
activities. Appropriate signs and barricades shall be installed on the street and on 
all trenches during construction. If the Developer or his contractor elects to use 
steel plates to cover street trenches, said steel plates will be skid-resistant, and 



Conditions of Approval   
Avid/Candlewood and Hilton Garden Hotel 
Application Number D22-0021 
September 2, 2025 
 
 

shall be ramped on all sides. Ramps will be a minimum two-foot wide and will run 
the entire length of each side.  

   
C.3.24 If at any point during utility installation or construction, the Developer, or his 

contractor, engineers, and their respective officials, employees, subcontractors, 
and/or subconsultant exposes/encounters/uncovers any archeological, historical, 
or other paleontological findings, the Developer shall 1) inform the City Engineer; 
2) shall address the findings as required per the General Plan Cultural Resource 
Policy and General Plan EIR; and 3) subsequent Cultural Resource Policy or 
mitigation in any applicable environmental document. 

 
C.3.25 Off-site Public Improvements - Prior to the Developer commencing construction 

of off-site public improvements, the Developer shall possess a fully executed Off-
site Improvement Agreement (OIA). The Developer shall also complete all the 
following requirements to the satisfaction of the City Engineer: 

   
a.  The developer shall construct a new 24 feet wide concrete driveway entrance 

on Corral Hollow Road and a 26’feet wide concrete driveway entrance on 
Corral Hollow Road in accordance with city driveway standards. Each 
driveway shall have a proper signage and striping, sidewalk, and ADA ramps 
to the satisfaction of the City Engineer prior to occupancy. 
 

b.  Developer shall reconstruct any damaged frontage improvements along the 
35’ feet access easement of curb and gutter, sidewalk, ADA ramps and 
landscaping along West Valley Mall Road to recent City requirements prior to 
occupancy.  

 
c.   Developer shall reconstruct damaged frontage improvements of curb and 

gutter, sidewalk, ADA ramps and landscaping along Corral Hollow Road to 
City requirements prior to occupancy.  

 
Developers shall pay all required permit processing fees including plan check 
and inspection fees to the City Engineering department prior to construction. 

 
Improvement Security - Developer shall provide improvement security for all 
public facilities, as required by the Improvement Agreement. The form of the 
improvement of security may be a bond, or other form in accordance with the 
Government Code, and the TMC. The amount of the improvement security shall 
be in accordance with Title 12 of the TMC.  

 
 Insurance – Developer shall provide written evidence of insurance coverage that 
meets the terms of the Improvement Agreement. 

 
Construction Permit Special Condition(s) 

 
C.3.26  The Developer shall file for an encroachment permit for the demolition and 

construction of new improvements in the city right of way.  
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C.3.27 The Developer shall construct a parking lot of 148 parking stalls consisting of 103 
standard parking stalls, 37 compact parking stalls, 8 ADA parking stalls (2 van +3 
regular ADA), and 10 EV charging stations, prior to occupancy.  

  
 

C.3.29 Prior to construction permit release, Developer shall obtain all applicable 
signatures by City departments and outside agencies (where applicable) on the 
Improvement Plans including the Fire Marshal prior to submitting said plans to 
Engineering for City Engineer’s signature.  

 
C.4.  Building Permit 

   
  Prior to building permit release, the Developer shall demonstrate, to the satisfaction of 

the City Engineer, compliance with all required Conditions of Approval, including, but not 
limited to, the following: 

 
C.4.1 The Developer has satisfied all the requirements set forth in these Conditions of 

Approval. 
 

C.4.2 Prior to building permit release, the Developer shall pay the development impact 
fees to the satisfaction of the City Engineer. 

 
C.4.3 Prior to building permit release, the Developer shall have obtained a Grading 

Permit. 
 

Building Permit Special Condition(s) 
 

C.6.6 Prior to a building permit release, the Developer shall abandon the ten (10) feet 
wide pipeline easement to Standard Oil per book 1391 of official records, page 1 
San Joaquin County Record.  

 
C.5. Acceptance of Public Improvements and Occupancy 
 
 Prior to acceptance of public improvements, the Developer shall demonstrate to the 

satisfaction of the City Engineer completion of the following: 
 
C.5.1 The Developer has satisfied all the requirements set forth in these Conditions of 

Approval.  
 
C.5.2 Prior to any form of occupancy, the Developer shall demonstrate satisfactory 

completion of all required/conditioned improvements. The Developer shall use 
diligent and good faith efforts in taking all actions necessary to construct all 
public facilities required to serve the Project, and the Developer shall bear all 
costs related to construction of the public facilities (including all costs of design, 
construction, construction management, plan check, inspection, land acquisition, 
program implementation, and contingency). 
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C.5.3 Prior to any form of occupancy, the Developer shall provide Certified “As-Built” 
Improvement Plans (or Record Drawings) from the Project’s CA-CE. Upon 
completion of the construction by the Developer, the City, at its sole discretion, 
temporarily release the original mylars of the Improvement Plans to the 
Developer so that the Developer will be able to document revisions to show the 
"As-Built" configuration of all improvements. 

C.5.4 Prior to occupancy, the Developer shall provide both AutoCAD files (including all 
X-references files), and GIS Shape files (both in formats approved by the City) 
for the public improvements. 

 
C.5.5 Prior to occupancy, the Developer shall complete potable domestic and irrigation 

water service connection(s). The developer shall also complete all fire water 
lines to fire sprinkler system and on-site fire hydrants. These items are to be 
installed per City requirements. 

 
C.5.6 Prior to occupancy, the Developer shall complete all sewer improvements. The 

developer shall also complete but not limited to reconstructing PCC curb, gutter, 
and sidewalk, replacing asphalt concrete pavement, restoring pavement marking 
and striping, and other improvements that are disturbed because of installing the 
Project’s permanent sewer connection. 

 
C.5.6 Prior to acceptance of public improvements, if determined by the City Engineer 

that an existing pavement to be in poor condition or damaged by construction 
activities related to the Project, the Developer shall repair or reconstruct street 
pavement fronting the project including curb, gutter and sidewalk and other public 
improvements 

 
C.5.7 Prior to acceptance of public improvements, the Developer will need to complete 

the ninety (90) day public landscaping maintenance period.  
 

C.5.8 Prior to improvement acceptance Per Section 21107.5 of the California Vehicle 
Code, the Developer shall install signs at all entrance(s) to the Project stating 
that the streets are privately owned and maintained and are not subject to the 
public traffic regulations or control. Said signs must be conspicuously placed, 
plainly visible, and legible during daylight hours from a distance of one hundred 
(100) feet, if applicable. 

 
C.5.9 Prior to improvement acceptance, the Developer shall submit warranty bonds to 

the City for review. 
 
C.5.10 Prior to acceptance of public improvements, the Developer shall have 

constructed all public improvements in accordance with City requirements, the 
recommendation(s) of the Project’s (CA-CE), and to the satisfaction of the City 
Engineer. 

 
C.5.11 Release of Improvement Security – Release of improvement security shall be in 

accordance with the requirements of Title 12 of the TMC. The Monumentation 
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Bond will be released to the Developer after the City Council’s acceptance of the 
public improvements and if the Developer meets the terms set in Section 
66497(c) of the Subdivision Map Act. All survey monuments shown on the Final 
Map, if applicable, must be installed. Any altered, damaged, or destroyed survey 
monuments and/or benchmarks shall be re-established. The Developer shall 
submit centerline tie sheets or a record of survey for the following:  new public 
streets; re-established survey monuments, and/or benchmarks. If the Developer 
destroyed, altered, and/or reconstructed any existing curb returns, the Developer 
shall also submit corner records. Any survey document will be submitted the city 
and to the San Joaquin County Surveyor to comply with California Business and 
Professions Code Section 8771(c). Said work shall be executed by a California 
licensed Land Surveyor at the Developer’s sole expense.  

 
Acceptance or Occupancy Special Condition(s) 

 
C.6.0 Special Conditions 
 
C.6.1 When Street cuts are made for the installation of utilities in the paved street, the 

Developer shall conform to Section 3.14 of the 2008 Design Standards that he is 
required to install a 2-inch-thick asphalt concrete (AC) overlay with reinforcing 
fabric at least 25-feet from all sides of each utility trench. A 2-inch-deep grind on 
the existing AC pavement will be required where the AC overlay will be applied 
and shall be of uniform thickness to maintain current pavement grades, cross 
sectional, and longitudinal slopes. This pavement repair is required when 
cuts/trenches are perpendicular to and parallel to the street’s direction. 

 
C.6.2  Nothing contained herein shall be construed to permit any violation of relevant 

ordinances and regulations of the City of Tracy, or other public agency having 
jurisdiction. This Condition of Approval does not preclude the City from requiring 
pertinent revisions and additional requirements to the improvement plans, prior to 
the City Engineer’s signature on the improvement plans, and prior to issuance of 
Grading Permit, Encroachment Permit, Building Permit, if the City Engineer finds 
it necessary due to public health and safety reasons, and it is in the best interest 
of the City. The Developer shall bear all the cost for the inclusion, design, and 
implementation of such additions and requirements, without reimbursement or 
any payment from the City. 

 
C.6.3  If water is required for the construction of the project, the Developer shall obtain 

an account for the water service and register for a temporary water meter with 
the City Finance Department and Public Works Departments. The Developer 
shall pay all fees associated with obtaining the account number and temporary 
water meter for the water service. 

 
C.6.4  The Developer shall obtain an account for the water service to the Project and 

register the water meter with the Finance Department and Public Works 
department prior to the start of construction. The Developer shall prepare and 
submit a map depicting the location of the water meter on an 8.5-inch X 11-inch 
sheet to the Finance Department. 
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C.6.5.  The Developer shall install lights around the parameter of the site and in the interior 

of the site to obtain the minimum coverage of 1.5 candles per square foot of site. 
The Developer shall submit yard lighting details, photometrics and yard lighting 
plans to the City building and Engineering departments for review and approval 
prior to building permit. 

 
C.6.6. The Developer shall prepare a lot line merger of three (3) parcels: APN 212-260-

070, APN 212-260-080, APN 212-260-090 into one parcel to the satisfaction of 
the City Engineer and County Surveyor prior to building permit and it shall be 
recorded prior to occupancy.  

 
C.6.7. The developer shall abandon the following:  

a. An existing domestic water well and bollards to be removed per San Joaquin 
County environment health requirements prior to building permit.  

b. Removal of existing six (6) power poles and electrical cable from the existing 
street right of way Corral Hollow Road to the existing domestic water well to 
satisfaction of the City Engineer prior to building permit.  
 

c. Existing wire fences.  
 
C.6.8 The Developer shall construct a parking lot of 148 parking stalls consisting of 103 

standard parking stalls, 37 compact parking stalls, 8 ADA parking stalls (2 van +3 
regular ADA), 10 EV charging stations, prior to occupancy.  

 
C.6.9   The Developer shall prepare Joint Trench Plans and Composite Utility Plans, 

prepared on a 24-inch x 36-inch size 4-millimeter thick mylar for the installation of 
dry utilities such as electric, gas, TV cable, telephone, and others. If required by the 
power company, this joint trench line shall be located within the ten (10) feet wide 
P.U.E. be installed to serve the Project.  All private utility services to serve Project 
must be installed underground or relocated to be underground, and to be installed 
at the location approved by the respective owner(s) of the utilities from the street or 
an existing or proposed utility easement to each building(s). If necessary, the 
Developer shall dedicate a (10 feet) wide Public Utility Easements (PUE) behind 
the proposed sidewalk along the project frontage of Corral Hollow Road prior to 
building permit. 

 

D. Utilities Department, Water Resources Division Conditions 
 
Contact: Stephanie Hiestand  (209) 831-6333  stephanie.hiestand@cityoftracy.org 
 
D.1. Prior to issuance of a construction or building permit, the applicant shall demonstrate 

compliance with the 2015 Post-Construction Stormwater Standards (PCSWS) Manual 
and obtain approval through the following: 
 
D.1.1. Develop a Project Stormwater Plan (PSP) that identifies the methods to be 

employed to reduce or eliminate stormwater pollutant discharges through the 
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construction, operation and maintenance of source control measures, low impact 
development design, site design measures, stormwater treatment control 
measures and hydromodification control measures. 

i. Design and sizing requirements shall comply with PCSWS Manual. 
ii. Demand Management Areas must be clearly designated along with 

identification of pollutants of concern. 
iii. Calculations of the Stormwater Design Volume and/or Design Flow with 

results from the Post-Construction Stormwater Runoff Calculator must be 
submitted in the PSP for approval. 

iv. Per the PCSWS Manual, include a hydromodification management plan 
ensuring the post-project runoff flow rate shall not exceed estimated pre-
project flow rate for the 2-year, 24 hour storm. 

v. Submit one (1) hard copy of the PSP and an electronic copy to the Utilities 
Department (WaterResources@cityoftracy.org), include the project name, 
address and Project # and/or Permit # in the title or subject line. 
 

D.1.1. A separate plan sheet(s) designated SW shall be submitted in the plan set that 
includes the identified methods for pollution prevention outlined in the submitted 
PSP. You must include all standards, cross sections and design specifications 
such as landscape requirement in treatment areas including type of irrigation 
installation and/or height of drain inlet above the flow line, etc. in these SW plan 
sheets along with legend. 
 

D.1.2.  Develop and electronically submit to the Utilities Department for approval 
(WaterResources@cityoftracy.org) a preliminary Operations and Maintenance (O 
& M) Plan that identifies the operation, maintenance, and inspection 
requirements for all stormwater treatment and baseline hydromodification control 
measures identified in the approved PSP. 
 

D.1.3. No later than two (2) months after approval notification of the submitted PSP, the 
applicant shall electronically submit the following information to the Utilities 
Department (WaterResources@cityoftracy.org) for development of a draft 
stormwater maintenance access agreement, in accordance with the MAPCSWS: 
 
vi. Property Owner(s) name and title report; or Corporate name(s) and binding 

documents (resolutions, etc) designating ability to sign agreement 
vii. Property Address 
viii. Exhibit A – legal property description 
ix. Exhibit B – approved O & M Plan 

 
D.2.  Prior to issuance of a grading permit, the applicant shall provide proof of permit 

coverage under the Construction General Permit and submittal of an electronic 
Stormwater Pollution Prevention Plan (SWPPP), to be submitted to 
WaterResources@cityoftracy.org. 

 
D.3. Project shall always be in compliance with Federal, State and Local mandates with 

potable water, recycled water and water quality. 
 

mailto:WaterResources@cityoftracy.org
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D.4. Prior to Certificate of Occupancy, the applicant shall complete the following to the 

satisfaction of the Utilities Director: 
 

D.4.1.    Return to the Utilities Department, two legally signed and notarized copies of 
the final maintenance access agreement including all exhibits and approved 
O & M plan previously submitted and received from the Utilities Department. 
 

D.4.2.    Obtain final approval by the Utilities Department of the constructed and 
installed Stormwater pollution prevention methods outlined in the PSP. 
Frequent inspections of the Post-Construction treatment measures should 
occur during the construction phase by calling 209-831-6333. 
 

D.4.3.    The project shall be in full compliance with Construction General Permit 
including 70% stabilization of the project with Notice of Termination approval. 

  
D.5.  Before the approval of a construction, grading or building permit, the applicant shall 

demonstrate compliance with Tracy Municipal Code Chapters 11.28 and 11.34 and 
Chapter 4 or 5 of the California Green Building Standards Code to the satisfaction of the 
Utilities Director. 

 
D.6. Prior to issuance of a construction or building permit, applicant shall demonstrate 

compliance with the 2015 Model Water Efficient Landscape Ordinance and obtain 
approval by the Utilities Department through the following: 
 
D.6.1.    Develop and submit electronically and by hard copy, a Landscape Document 

Package (LDP) that identifies the methods to be employed to reduce water 
usage through proper landscape design, installation and maintenance. This LDP 
shall consist of: 
i. A project information sheet that includes the checklist of all documents in 

the LDP; 
ii. The Water Efficient Landscape Worksheets that include a hydrozone 

information table and the water budget calculations – Maximum Applied 
Water Allowance and Estimate Total Water Use; 

iii. A soil management report, after compaction and from various locations 
throughout the project; 

iv. A landscape design plan that includes the statement, “I agree to comply 
with the requirements of the 2015 water efficient landscape ordinance and 
shall submit for approval a complete Landscape Document Package: 

v. An irrigation design plan with schedule; and 
vi. A grading design plan. 

 
D.6.2.  Per State Water Resources Control Board on May 24, 2022, all Commercial, 

Industrial, and Institutional facilities may not use potable water to irrigate non-
functional turf.   Non-functional turf is defined as a ground cover surface of mowed 
grass that is ornamental and not otherwise used for recreational purposes.  
Please submit your final landscape plan in conformance with these new 
regulations. 
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D.6.3.   A Certificate of Completion must be completed, signed, and submitted to the 
Utilities Department prior to Final approval for Occupancy.  

 
E. South San Joaquin County Fire Authority (SSJCFA) Conditions 

1. Prior to construction, applicant shall submit construction documents to the South San 

Joaquin County Fire Authority for review and approval. 

a. Construction documents shall be designed to the current edition of the California 

Code of Regulations, Title 24, as amended by the City of Tracy Municipal Code. 

b. Deferred submittals for fire sprinkler system, fire protection water supply, and 

fire alarm system shall be listed on the coversheet. Each deferred submittal shall 

be submitted, reviewed and approved by SSJCFA prior to installation. 

c. Fire protection water supply must be submitted separately from construction 

permit. All piping and installation shall be in accordance with CFC §507 & NFPA 

standards. Approval of grading and/or on- site improvements does not grant 

installation of underground fire service. 

d. Fire sprinklers shall be designed by a C-16 Licensed Fire Protection Contractor 

or engineer. Hydraulic calculations, specifications and plans shall be submitted 

prior to issuance of building permit. 

e. A request for fire flow shall be submitted to the South San Joaquin County Fire 

Authority and results shall be approved by the Fire Marshal prior to construction. 

Fire flow requirements shall be in accordance with CFC Appendix B. 

f. Fire department connections shall be installed in accordance with CFC §912 and 

NFPA standards. A hydrant shall be placed within 100’ of the FDC, in 

accordance with 2022 California Fire Code §912.2.1 as amended by the Tracy 

Municipal Code §9.06.070 Section 912.2.1. FDC locations shall be approved by 

the fire code official prior to issuance of construction permit. 

g. Fire control room locations shall be approved the fire code official prior to the 

issuance of construction permit. 

 

2. Engineering and building permit applications received by our offices are subject to the 

current fee schedule for South San Joaquin County Fire Authority. Contact our offices 

for additional information. 

a. Application processing fees and minimum plan review fees are due at time of 

submittal of construction documents. 

b. Additional plan review fees, minimum inspection fees and administrative fees 

are calculated on approval of project and shall be paid prior to issuance of 

permit. 

c. Permit holder is responsible for any additional inspection fees incurred, and 

shall be paid prior to final inspection. 

 
3. All hydrants shall be installed, inspected and tested prior to bringing combustible 
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materials onsite, including storage. 

 
4. Knox boxes shall be required for this project. The operator of the building shall 

immediately notify the Fire Authority and provide the new key where a lock is changed 

or rekeyed. The key to such shall be secured in the key box. 

 
5. The building shall be provided with approved address identification in accordance with 

2022 California Fire Code §505.1 as amended by the Tracy Municipal Code §9.06.070 

Section 912.2.CFC §505.1. The address shall be Illuminated at night. Illumination shall 

be either internally or externally at an intensity of 5.0 foot - candles. 

 
6. Prior to final inspection, emergency radio responder coverage shall be tested to confirm 

coverage areas. It is beneficial for the applicant to conduct testing at foundation as 

retrofitting for the conduit is costly. If coverage is inadequate, a separate permit for 

emergency radio responder coverage shall be submitted to SSJCFA for review and 

approval prior to installation. 

 
7. Prior to construction, an address must be posted at the construction site entrance. 

Address must be a minimum of 4 inches high by ½ inch numerals. Address must be 

provided so that emergency service personnel can locate the construction site in the 

event of an emergency. 

 
8. Prior to construction, all-weather fire apparatus access roads shall be installed. Fire 

apparatus access roads during construction shall have a minimum 20’ unobstructed 
width in accordance with CFC §503 

 
F. The following conditions provide the applicant with options for funding required 

Citywide services. 
 
Contact: Guadalupe Pena  (209) 831-6834 Guadalupe.Pena@cityoftracy.org  
 
F.1. Streets and Streetlights  

 
Before issuance of any building permit for the Property, Developer shall provide for 
perpetual funding of the on-going costs of the operation and maintenance of the streets 
(from curb-to-curb, excluding gutters) to a Pavement Management System standard of 
PCI 70 (seventy), which could include street reconstruction, as reasonably determined 
by the City, the electric utility costs of operating the streetlights and signals that will 
serve the Project (collectively, the “Infrastructure”),  by doing one of the following, 
subject to the approval of the City’s Finance Director: 
 

a. Community Facilities District (CFD). Developer shall enter into an agreement with 
the City, to be signed by the Finance Director, which shall be recorded against 
the Property, which requires that prior to the final inspection, Developer shall 
complete the annexation of the Property to City of Tracy Community Facilities 

mailto:Guadalupe.Pena@cityoftracy.org


Conditions of Approval   
Avid/Candlewood and Hilton Garden Hotel 
Application Number D22-0021 
September 2, 2025 
 
 

District in compliance with the requirements of the Mello – Roos Community 
Facilities Act of 1982 (Gov. Code § 53311 et seq.) including, without limitation, 
affirmative votes, and the recordation of a Notice of Special Tax Lien. Developer 
shall be responsible for all costs associated with the CFD proceedings. 

 
Or 

 
b. POA and dormant CFD. If the POA is the chosen funding mechanism, Developer 

must do the following: 
 

1) Form a Property Owner’s Association (POA) or other maintenance 
association, with CC&Rs reasonably acceptable to the City, to assume 
the obligation for the on-going costs of the operation and maintenance of 
the streets (from curb-to-curb, excluding gutters) to a Pavement 
Management System standard of PCI 70 (seventy), which could include 
street reconstruction, as reasonably determined by the City, the electric 
utility costs of operating the streetlights and signals that will serve the 
Project (collectively, the “Infrastructure”); 

 
2) Cause the POA to enter into an agreement with the City, in a form to be 

approved by the City and to be recorded against the Property prior to the 
final inspection, setting forth, among other things, the required 
maintenance obligations, the standards of maintenance, and all other 
associated obligation(s)  of the POA to ensure the on-going costs of the 
operation and maintenance of the streets (from curb-to-curb, excluding 
gutters) to a Pavement Management System standard of PCI 70 
(seventy), which could include street reconstruction, as reasonably 
determined by the City, the electric utility costs of operating the 
streetlights and signals that will serve the Project (collectively, the 
“Infrastructure”); 

 
3) Before final inspection, annex into a CFD in a "dormant" capacity, to be 

triggered if the POA fails (as determined by the City in its sole and 
exclusive discretion) to perform the required level of operation, 
maintenance and replacement for the on-going costs of the operation and 
maintenance of the streets (from curb-to-curb, excluding gutters) to a 
Pavement Management System standard of PCI 70 (seventy), which 
could include street reconstruction, as reasonably determined by the City, 
the electric utility costs of operating the streetlights and signals that will 
serve the Project (collectively, the “Infrastructure”). The dormant tax or 
assessment shall be disclosed to all property owners, even during the 
dormant period. 

 
Or 
 

c. Direct funding. Developer shall enter into an agreement with the City, which shall 
be recorded against the Property, which requires that prior to approval of final 
inspection, Developer shall deposit with the City an amount necessary, as 
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reasonably determined by the City, to fund in perpetuity the on-going costs of the 
operation and maintenance of the streets (from curb-to-curb, excluding gutters) 
to a Pavement Management System standard of PCI 70 (seventy), which could 
include street reconstruction, as reasonably determined by the City, the electric 
utility costs of operating the streetlights and signals that will serve the Project 
(collectively, the “Infrastructure”). 

 
If the provisions for adequate funding of the on-going costs of the operation and 
maintenance of the streets (from curb-to-curb, excluding gutters) to a Pavement 
Management System standard of PCI 70 (seventy), which could include street 
reconstruction, as reasonably determined by the City, the electric utility costs of 
operating the streetlights and signals that will serve the Project (collectively, the 
“Infrastructure”) are met prior to issuance of the building permit for the Property, 
subject to the Finance Director’s review and approval, the terms of this condition 
shall be considered to have been met and this condition shall become null and void.  
 

F.2.  Landscaping Maintenance 
 
Prior to issuance of any building permit for the Property, Developer shall provide for 
perpetual funding of the on-going costs of operation, maintenance and replacement for 
public landscaping for the Property at a high-quality service level as determined by the 
Parks Director by doing one of the following, subject to the approval of the City’s Finance 
Director:   

 
a. CFD or other funding mechanism. The Developer shall enter into an agreement 

with the City, which shall be recorded against the Property, which stipulates the 
following: (1) prior to the final inspection, the Developer shall form or annex into a 
Community Facilities District (CFD) for funding the on-going costs related to 
maintenance, operation, repair and replacement of public landscaping, public 
walls and any public amenities included in the Project, and ongoing public 
landscaping maintenance costs associated with major program roadways 
identified in the Citywide Roadway and Transportation Master Plan; (2) the items 
to be maintained include but are not limited to the following: ground cover, turf, 
shrubs, trees, irrigation systems, drainage and electrical systems; masonry walls 
or other fencing, entryway monuments or other ornamental structures, furniture, 
recreation equipment, hardscape and any associated appurtenances within 
medians, parkways, dedicated easements, channel-ways, public parks, and 
public open space areas and trails; (3) formation of the CFD shall include, but not 
be limited to, affirmative votes and the recordation of a Notice of Special Tax 
Lien; (4) upon successful formation, the parcels will be subject to the maximum 
special tax rates as outlined in the Rate and Method of Apportionment; (5) prior 
to issuance of a building permit, the Developer shall deposit an amount equal to 
the first year's taxes; and (6) the Developer shall be responsible for all costs 
associated with formation or annexation of the CFD. 
 
Or 
 

b. POA and dormant CFD. If the POA is the chosen funding mechanism, the 
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Developer must do the following: 
 

1. Form a Property Owner’s Association (POA) or other maintenance 
association, with CC&Rs reasonably acceptable to the City, to 
assume the obligation for the on-going maintenance of all public 
landscaping areas that will serve the Property; 

 
2. Cause the POA to enter into an agreement with the City, in a form 

to be approved by the City and to be recorded against the 
Property prior to the final inspection, setting forth, among other 
things, the required maintenance obligations, the standards of 
maintenance, and all other associated obligation(s) to ensure the 
long-term maintenance by the POA of all public landscape areas 
that will serve the Property; 

 
3. Make and submit to the City, in a form reasonably acceptable to 

the City, an irrevocable offer of dedication of all public landscape 
areas that will serve the Property; 

 
4. Before final inspection, annex into a CFD in a "dormant" capacity, 

to be triggered if the POA fails (as determined by the City in its 
sole and exclusive discretion) to perform the required level of 
public landscape maintenance. The dormant tax or assessment 
shall be disclosed to all property owners, even during the dormant 
period. 

 
Or 

 
c. Direct funding. The Developer shall enter into an agreement with the City, which 

shall be recorded against the Property, which stipulates that prior to issuance of 
a building permit, the Developer shall deposit with the City an amount necessary, 
as reasonably determined by the City, to fund in perpetuity the full on-going 
maintenance costs related to maintenance, operation, repair and replacement of 
public landscaping, public walls and any public amenities included in the Project, 
and ongoing public landscaping maintenance costs associated with major 
program roadways identified in the Citywide Roadway and Transportation Master 
Plan. The items to be maintained include but are not limited to the following: 
ground cover, turf, shrubs, trees, irrigation systems, drainage and electrical 
systems, masonry walls or other fencing, entryway monuments or other 
ornamental structures, furniture, recreation equipment, hardscape and any 
associated appurtenances within medians, parkways, dedicated easements, 
channel-ways, public parks, and public open space areas and trails. 
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Development Review Plan Set 
 

 
This exhibit is too large to include in the packet. 
 
Please see provided copy or view on the City of Tracy’s website: 
 
https://www.cityoftracy.org/government/boards-and-commissions/planning-
commission 
 
 
 

https://www.cityoftracy.org/government/boards-and-commissions/planning-commission
https://www.cityoftracy.org/government/boards-and-commissions/planning-commission
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	C. Engineering Conditions of Approval
	C.1. General Conditions
	C.2.1 Grading and Storm Drainage Plans
	Prior to grading permit release, Applicant shall provide On-site Grading and Storm Drainage Plans prepared on a twenty-four (24) inch x thirty-six (36) inch size sheet.  These plans shall use the City’s Title Block.  Plans shall be prepared under the ...
	Site Grading
	a. Include all proposed erosion control methods and construction details to be employed and specify materials to be used.  All grading work shall be performed and completed in accordance with the recommendation(s) of the Project’s Geotechnical Enginee...
	b. When the grade differential between the Project site and adjacent property(s) exceeds twelve (12) inches, a reinforced concrete or masonry block, or engineered retaining wall is required for retaining soil. The Grading Plan shall show construction ...
	c. Prior to grading permit, Applicant shall appropriate design the Project’s boundaries (i.e. CMU walls; slopes to adjacent properties; etc.) to the satisfaction of the City.
	d. An engineered fill may be accepted as a substitute of a retaining wall, if any, subject to approval by the City Engineer. The Grading and Storm Drainage Plans must show the extent of the slope easement(s). The Applicant shall be responsible for obt...
	e. Grading for the site should be designed such that the Project’s storm water can divert and release overland flow to either a public street or to a public storm drainage facility, where no post-construction management practices are required under th...
	f. Prior to grading permit, Applicant shall submit a drainage report and drainage calculations for the Project site based on the Master Plan criteria, City Design Documents, and starting water surface elevation approved by the City.  The drainage stud...
	g. If applicable, Applicant shall depict all existing irrigation structure(s), channel(s) and pipe(s) that are to remain or to be relocated or to be removed, if any, after coordinating with the irrigation district or owner of the irrigation facilities...
	C.1.1 Prior to grading permit, Applicant shall obtain the approval (i.e. recorded easements for slopes, drainage, utilities, access, parking, etc.) of all other public agencies and/or private entities with jurisdiction over the required public and/or ...
	C.1.2 Prior to grading permit, Applicant shall confirm that all existing on-site water well(s), septic system(s), and leach field(s), if any, shall be abandoned or removed in accordance with the City and San Joaquin County requirements.  Applicant sha...
	C.1.3 Prior to grading permit, Applicant shall pay all applicable Grading Permit fees, which include grading plan checking and inspection fees, and all other applicable fees as required by these Conditions of Approval.
	C.1.4 Prior to grading permit, Applicant shall complete appropriate storm water pollution controls.  For Projects on property larger than one (1) acre: Prior to the issuance of the Grading Permit, Applicant shall submit to Utilities (stephanie.hiestan...
	C.1.5 Prior to grading permit release, Applicant shall provide a PDF copy of the Project’s Geotechnical Report signed and stamped by a Registered Geotechnical Engineer. The geotechnical report must include relevant information related to soil types an...
	C.1.6 Prior to grading permit release, Applicant shall provide Hydrologic and Storm Drainage Calculations for the design of the on-site storm drainage system.
	C.1.7 Prior to grading permit release, Applicant shall provide a copy of the approved Incidental Take Minimization Measures (ITMM) habitat survey [San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)] from San Joaquin Counc...
	C.1.8 Prior to grading permit release, Applicant shall provide a copy of the Approved Fugitive Dust and Emissions Control Plan that meets San Joaquin Valley Air Pollution Control District (SJVAPCD) requirements.  All paved surfaces; including, but not...
	C.1.9 Prior to grading permit release, Applicant shall provide a copy of the Approved Air Impact Assessment (AIA) with an Indirect Source Review (ISR) from San Joaquin Valley Air Pollution Control District (SJVAPCD).
	C.1.10 Prior to grading permit release, Applicant shall remove all existing irrigation structures, channels, tile drains and pipes, if any, if the facilities are confirmed by the irrigation district are no longer required for irrigation purposes.
	C.1.11 Prior to grading permit release, Applicant shall provide written permission from irrigation district to alter said irrigation facilities if said facilities are required to remain to serve existing adjacent agricultural uses.  The Applicant will...
	C.1.12 If at any point during grading the Applicant, its contractor, its engineers, and their respective officials, employees, subcontractor, and/or subconsultant exposes/encounters/uncovers any archeological, historical, or other paleontological find...
	C.1.13 Prior to grading permit release, Applicant shall demonstrate that runoff originating on the Project site will be managed in a manner that meets stormwater quality standards. The design and construction details of the Project’s storm drainage sy...
	C.1.14 Prior to grading permit release, Applicant shall provide calculations related to the design and sizing of on-site storm water treatment facilities must be submitted with the Grading and Storm Drainage Plans and approved by City’s Stormwater Coo...
	C.1.15 All temporary excavations shall follow Cal-Osha requirements unless otherwise approved by a Registered Civil Engineer with supporting calculations, approved by the City.
	C.1.16 The project grading and drainage shall be designed in accordance with CBC Chapter 18, and all referenced and supporting sections.
	C.1.17 Backfill of any pipe or conduit must be in four-inch (4”) fully compacted layers unless otherwise specified.  Soil testing for trench compaction must be performed on all trenching and must be done not less than once every two feet (2’) of lift ...
	C.2. Improvement Plans
	Prior to building permit release, Applicant shall obtain City’s approval of Applicant’s Improvement Plans.  Said Improvement Plans shall contain the design, construction details and specifications of public improvements that are necessary to serve the...
	C.2.1 The Improvement Plans shall be prepared with the City of Tracy standard title and signature block.
	C.2.2 Prior to building permit release, Applicant shall obtain all applicable signatures by City departments and from outside agencies (where applicable) on the plans including signatures by the Fire Marshal, prior to the Applicant submitting the plan...
	C.2.3 The Improvement Plans shall be prepared to specifically include, but not be limited to, the following items:
	a. All existing and proposed utilities such as domestic water line, irrigation service, storm drain, and sanitary sewer, including the size and location of the pipes.
	b. All supporting engineering calculations, materials information or technical specifications, cost estimate, and technical reports.
	c. All utilities and curbs shall be provided with appropriate stationing, easements, and should include tables with required tangent and curve data.
	d. All catch basins should be referenced with Street stationing.
	e. Prior to building permit release, Applicant shall provide a PDF copy of the Project’s Geotechnical Report signed and stamped by a Registered Geotechnical Engineer. The geotechnical report must include relevant information related to soil types and ...
	f. Building and/or wall footing shown when adjacent to storm drain. The storm drain should be located outside of the 1:1 zone of influence for the building footing.
	C.2.4 Storm Drainage
	a. Prior to building permit release, the Applicant shall obtain approved Improvement Plans depicting the proposed storm drain line conveying the Project’s on-site storm runoff and storm runoff from the roadways along the Project’s street frontages con...
	b. Prior to building permit release, the Applicant shall submit a drainage report and drainage calculations for the existing 18-inch storm drain line between the Project’s point of connection and DET LW6, to verify that the existing line has adequate ...
	C.2.5 Sanitary Sewer
	C.2.6 Water Distribution System
	a. Prior to building permit, Applicant shall obtain approved Improvement Plans depicting the water infrastructure for the Project as identified in the Water Study, as follows:
	i.  Size the proposed Project pipelines to be 12-inches in diameter.
	b. Prior to building permit, Applicant shall obtain approved Improvement Plans depicting the recycled water infrastructure for the Project connecting to the existing 12-inch by 24-inch recycled water tee at the intersection of West Schulte Road and Ha...
	c. During the construction phases of the Project, the Applicant is responsible for providing water infrastructure (temporary or permanent) capable of delivering adequate fire flows and pressure appropriate to the various stages of construction and as ...
	d. Prior to building permit, Applicant shall obtain City approval of Improvement Plans that depict fire hydrants at the locations approved by the South San Joaquin County Fire Authority’s Fire Marshal.
	e. Prior to building permit, Applicant shall submit calculations and plans as required by the Fire Authority and obtain the Fire Authorities written approvals for the proposed fire system for the design, location and construction details of the fire s...
	f. All costs associated with the installation of the Project’s permanent water connection(s) as identified in the Water Study including the cost of removing and replacing asphalt concrete pavement, pavement marking and striping such as crosswalk lines...
	g. Prior to building permit, Applicant shall obtain City approval of Improvement Plans that depict domestic and irrigation water service connection, including a remote-read master water meter (the water meter to be located within City's right-of-way) ...
	C.2.7 Roadway Improvements
	C.2.8 Schulte Road and Hansen Road Frontage Improvements
	Prior to building permit, Applicant shall obtain City approval of Improvements Plans depicting frontage improvements on Schulte Road and Hansen Road in accordance with the 2012 Transportation Master Plan, Traffic Study and City Design Documents per th...
	C.2.9 Hansen Road Extension per 2012 Transportation Master Plan
	Prior to building permit, Applicant shall execute an improvement agreement with the City, in a form approved by the City Engineer and the City Attorney, to comply with Section 7.04.120 of the Tracy Municipal Code. Said improvement agreement shall prov...
	C.2.10 Traffic Control Plan
	The Applicant shall submit a Traffic Control Plan for each phase of work, to show the method and type of construction signs to be used for regulating traffic at the work areas within these streets. The Traffic Control Plan shall be prepared by a Civil...
	C.2.11 All private utility services to serve Project such as electric, telephone and cable TV to the building must be installed underground, and to be installed at the location approved by the respective owner(s) of the utilities.
	C.3. Improvement Agreement and Security
	Prior to a building permit, Applicant shall obtain a fully executed Offsite Improvement Agreement (OIA) with the City to provide for construction of, and improvement security for, all public improvements. The form of the improvement security may be a ...
	C.3.1 Faithful Performance (100% of estimated cost of constructing public improvements);
	C.3.2 Labor & Materials (100% of the estimated cost of constructing the public improvements); and
	C.3.3 Warranty (10% of the estimated cost of constructing the public improvements).
	C.4. Encroachment Permit
	Prior to a building permit, Applicant shall submit an application for encroachment permit. Applicant shall demonstrate conformance of all applicable City regulations and these Conditions, to the satisfaction of the City Engineer, including, but not li...
	C.4.1 Improvement Plans prepared on a twenty-four (24) inch x thirty-six (36) inch sheet that incorporate all the requirements described in these Conditions of Approval. Improvement Plans shall be prepared under the supervision of, and stamped and sig...
	C.4.2 Signed and stamped Engineer’s Estimate that summarizes the cost of constructing all the public improvements shown on the Improvement Plans.
	C.4.3 Prior to building permit, Applicant shall execute an OIA with the City to guarantee completion of the public improvements that are necessary to serve the Project as required by these Conditions of Approval.
	C.4.4 Prior to building permit, Applicant shall pay all applicable engineering review fees which include plan checking, permit and agreement processing, testing, construction inspection, and any other applicable fees.
	C.4.5 Prior to encroachment permit, Applicant shall submit for the City Engineer’s review and approval a Traffic Control Plan signed and stamped by a Registered Civil Engineer or Traffic Engineer licensed in the State of California.
	C.4.6 Prior to a building permit, Applicant shall submit for the City’s review and approval to the Satisfaction of the Fire Marshal, Improvement Plans that are already signed by the South San Joaquin County Fire Authority’s Fire Marshal. If applicable...
	C.5. Building Permit - Prior to a building permit, Applicant shall pay all required City and County development impact fees as they relate to the project and as otherwise required by these Conditions of Approval, to the satisfaction of the City Engine...
	C.6. Acceptance of Public Improvements, Release of Improvement Security. and Certificate of Occupancy.
	Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall demonstrate to the City Engineer satisfactory completion of the following:
	C.6.1 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall correct all items listed in the deficiency report prepared by the City.
	C.6.2 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall submit Engineer of Record Certified “As-Built” Improvement Plans (or Record Drawings) on mylars to the City.
	C.6.3 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall submit Engineer of Record prepared AutoCAD and GIS shape files [with “Attributes”] of said Record Drawings in format acceptable to City.
	C.6.4 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall complete all conditioned improvements.
	C.6.5 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall complete construction of all required public improvements and conform to Section 12.36.080 of the TMC.
	C.6.6 Prior to any occupancy, Applicant shall submit a signed and notarized Stormwater Treatment Facilities Maintenance Agreement (STFMA) as a guarantee for the performance of Applicant’s responsibility towards the repair and maintenance of on-site st...
	C.7. Special Conditions
	C.7.1 All streets and utilities improvements within City’s right-of-way shall be designed and constructed in accordance with City Design Standards and the City’s Infrastructure Master Plans for storm drainage, roadway, wastewater and water adopted by ...
	C.7.2 Prior to release of a building permit, Applicant shall be responsible to obtain any easements, rights-of-way and/or agreements with property owners as applicable for all improvements.
	C.7.3 Prior to any occupancy, Applicant shall repair any damages to existing improvements within the street right-of-way due to construction related activities shall be repaired or replaced as directed by the City at Applicant’s cost.
	C.7.4 Applicant shall comply with the requirements relating to Fire Apparatus Access Roads and other Fire Code requirements to the satisfaction of the Fire Authority.
	C.7.5 Nothing contained herein shall be construed to permit any violation of relevant ordinances and regulations of the City of Tracy, or other public agency having jurisdiction. This Condition of Approval does not preclude the City from requiring per...
	C.7.6 Survey Monuments - Prior to any occupancy or acceptance, Applicant shall submit centerline tie sheets; corner records; or a record of survey for the following:  new public streets; any altered, damaged, destroyed, or re-established survey monume...
	C.7.7 Prior to any occupancy or acceptance, Applicant shall conform to Section 3.14 of the 2020 Design Standards and install a two (2) inch thick grind and asphalt concrete (AC) overlay with reinforcing fabric at least twenty-five (25) feet from all s...
	C.7.8 Prior to any occupancy, Applicant shall obtain City approval of a TDM plan to
	mitigate its VMT related impacts as outlined in the Traffic Study and Mitigation Monitoring and Reporting Program and shall add additional VMT mitigations, as approved by the City, if a VMT mitigation in-lieu fee is not adopted. The Applicant shall si...
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	C.1. General Conditions
	C.2.1 Grading and Storm Drainage Plans
	Prior to grading permit release, Applicant shall provide On-site Grading and Storm Drainage Plans prepared on a twenty-four (24) inch x thirty-six (36) inch size sheet.  These plans shall use the City’s Title Block.  Plans shall be prepared under the ...
	Site Grading
	a. Include all proposed erosion control methods and construction details to be employed and specify materials to be used.  All grading work shall be performed and completed in accordance with the recommendation(s) of the Project’s Geotechnical Enginee...
	b. When the grade differential between the Project site and adjacent property(s) exceeds twelve (12) inches, a reinforced concrete or masonry block, or engineered retaining wall is required for retaining soil. The Grading Plan shall show construction ...
	c. Prior to grading permit, Applicant shall appropriate design the Project’s boundaries (i.e. CMU walls; slopes to adjacent properties; etc.) to the satisfaction of the City.
	d. An engineered fill may be accepted as a substitute of a retaining wall, if any, subject to approval by the City Engineer. The Grading and Storm Drainage Plans must show the extent of the slope easement(s). The Applicant shall be responsible for obt...
	e. Grading for the site should be designed such that the Project’s storm water can divert and release overland flow to either a public street or to a public storm drainage facility, where no post-construction management practices are required under th...
	f. Prior to grading permit, Applicant shall submit a drainage report and drainage calculations for the Project site based on the Master Plan criteria, City Design Documents, and starting water surface elevation approved by the City.  The drainage stud...
	g. If applicable, Applicant shall depict all existing irrigation structure(s), channel(s) and pipe(s) that are to remain or to be relocated or to be removed, if any, after coordinating with the irrigation district or owner of the irrigation facilities...
	C.1.1 Prior to grading permit, Applicant shall obtain the approval (i.e. recorded easements for slopes, drainage, utilities, access, parking, etc.) of all other public agencies and/or private entities with jurisdiction over the required public and/or ...
	C.1.2 Prior to grading permit, Applicant shall confirm that all existing on-site water well(s), septic system(s), and leach field(s), if any, shall be abandoned or removed in accordance with the City and San Joaquin County requirements.  Applicant sha...
	C.1.3 Prior to grading permit, Applicant shall pay all applicable Grading Permit fees, which include grading plan checking and inspection fees, and all other applicable fees as required by these Conditions of Approval.
	C.1.4 Prior to grading permit, Applicant shall complete appropriate storm water pollution controls.  For Projects on property larger than one (1) acre: Prior to the issuance of the Grading Permit, Applicant shall submit to Utilities (stephanie.hiestan...
	C.1.5 Prior to grading permit release, Applicant shall provide a PDF copy of the Project’s Geotechnical Report signed and stamped by a Registered Geotechnical Engineer. The geotechnical report must include relevant information related to soil types an...
	C.1.6 Prior to grading permit release, Applicant shall provide Hydrologic and Storm Drainage Calculations for the design of the on-site storm drainage system.
	C.1.7 Prior to grading permit release, Applicant shall provide a copy of the approved Incidental Take Minimization Measures (ITMM) habitat survey [San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)] from San Joaquin Counc...
	C.1.8 Prior to grading permit release, Applicant shall provide a copy of the Approved Fugitive Dust and Emissions Control Plan that meets San Joaquin Valley Air Pollution Control District (SJVAPCD) requirements.  All paved surfaces; including, but not...
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	C.1.12 If at any point during grading the Applicant, its contractor, its engineers, and their respective officials, employees, subcontractor, and/or subconsultant exposes/encounters/uncovers any archeological, historical, or other paleontological find...
	C.1.13 Prior to grading permit release, Applicant shall demonstrate that runoff originating on the Project site will be managed in a manner that meets stormwater quality standards. The design and construction details of the Project’s storm drainage sy...
	C.1.14 Prior to grading permit release, Applicant shall provide calculations related to the design and sizing of on-site storm water treatment facilities must be submitted with the Grading and Storm Drainage Plans and approved by City’s Stormwater Coo...
	C.1.15 All temporary excavations shall follow Cal-Osha requirements unless otherwise approved by a Registered Civil Engineer with supporting calculations, approved by the City.
	C.1.16 The project grading and drainage shall be designed in accordance with CBC Chapter 18, and all referenced and supporting sections.
	C.1.17 Backfill of any pipe or conduit must be in four-inch (4”) fully compacted layers unless otherwise specified.  Soil testing for trench compaction must be performed on all trenching and must be done not less than once every two feet (2’) of lift ...
	C.2. Improvement Plans
	Prior to building permit release, Applicant shall obtain City’s approval of Applicant’s Improvement Plans.  Said Improvement Plans shall contain the design, construction details and specifications of public improvements that are necessary to serve the...
	C.2.1 The Improvement Plans shall be prepared with the City of Tracy standard title and signature block.
	C.2.2 Prior to building permit release, Applicant shall obtain all applicable signatures by City departments and from outside agencies (where applicable) on the plans including signatures by the Fire Marshal, prior to the Applicant submitting the plan...
	C.2.3 The Improvement Plans shall be prepared to specifically include, but not be limited to, the following items:
	a. All existing and proposed utilities such as domestic water line, irrigation service, storm drain, and sanitary sewer, including the size and location of the pipes.
	b. All supporting engineering calculations, materials information or technical specifications, cost estimate, and technical reports.
	c. All utilities and curbs shall be provided with appropriate stationing, easements, and should include tables with required tangent and curve data.
	d. All catch basins should be referenced with Street stationing.
	e. Prior to building permit release, Applicant shall provide a PDF copy of the Project’s Geotechnical Report signed and stamped by a Registered Geotechnical Engineer. The geotechnical report must include relevant information related to soil types and ...
	f. Building and/or wall footing shown when adjacent to storm drain. The storm drain should be located outside of the 1:1 zone of influence for the building footing.
	C.2.4 Storm Drainage
	a. Prior to building permit release, the Applicant shall obtain approved Improvement Plans depicting the proposed storm drain line conveying the Project’s on-site storm runoff and storm runoff from the roadways along the Project’s street frontages con...
	b. Prior to building permit release, the Applicant shall submit a drainage report and drainage calculations for the existing 18-inch storm drain line between the Project’s point of connection and DET LW6, to verify that the existing line has adequate ...
	C.2.5 Sanitary Sewer
	C.2.6 Water Distribution System
	a. Prior to building permit, Applicant shall obtain approved Improvement Plans depicting the water infrastructure for the Project as identified in the Water Study, as follows:
	i.  Size the proposed Project pipelines to be 12-inches in diameter.
	b. Prior to building permit, Applicant shall obtain approved Improvement Plans depicting the recycled water infrastructure for the Project connecting to the existing 12-inch by 24-inch recycled water tee at the intersection of West Schulte Road and Ha...
	c. During the construction phases of the Project, the Applicant is responsible for providing water infrastructure (temporary or permanent) capable of delivering adequate fire flows and pressure appropriate to the various stages of construction and as ...
	d. Prior to building permit, Applicant shall obtain City approval of Improvement Plans that depict fire hydrants at the locations approved by the South San Joaquin County Fire Authority’s Fire Marshal.
	e. Prior to building permit, Applicant shall submit calculations and plans as required by the Fire Authority and obtain the Fire Authorities written approvals for the proposed fire system for the design, location and construction details of the fire s...
	f. All costs associated with the installation of the Project’s permanent water connection(s) as identified in the Water Study including the cost of removing and replacing asphalt concrete pavement, pavement marking and striping such as crosswalk lines...
	g. Prior to building permit, Applicant shall obtain City approval of Improvement Plans that depict domestic and irrigation water service connection, including a remote-read master water meter (the water meter to be located within City's right-of-way) ...
	C.2.7 Roadway Improvements
	C.2.8 Schulte Road and Hansen Road Frontage Improvements
	Prior to building permit, Applicant shall obtain City approval of Improvements Plans depicting frontage improvements on Schulte Road and Hansen Road in accordance with the 2012 Transportation Master Plan, Traffic Study and City Design Documents per th...
	C.2.9 Hansen Road Extension per 2012 Transportation Master Plan
	Prior to building permit, Applicant shall execute an improvement agreement with the City, in a form approved by the City Engineer and the City Attorney, to comply with Section 7.04.120 of the Tracy Municipal Code. Said improvement agreement shall prov...
	C.2.10 Traffic Control Plan
	The Applicant shall submit a Traffic Control Plan for each phase of work, to show the method and type of construction signs to be used for regulating traffic at the work areas within these streets. The Traffic Control Plan shall be prepared by a Civil...
	C.2.11 All private utility services to serve Project such as electric, telephone and cable TV to the building must be installed underground, and to be installed at the location approved by the respective owner(s) of the utilities.
	C.3. Improvement Agreement and Security
	Prior to a building permit, Applicant shall obtain a fully executed Offsite Improvement Agreement (OIA) with the City to provide for construction of, and improvement security for, all public improvements. The form of the improvement security may be a ...
	C.3.1 Faithful Performance (100% of estimated cost of constructing public improvements);
	C.3.2 Labor & Materials (100% of the estimated cost of constructing the public improvements); and
	C.3.3 Warranty (10% of the estimated cost of constructing the public improvements).
	C.4. Encroachment Permit
	Prior to a building permit, Applicant shall submit an application for encroachment permit. Applicant shall demonstrate conformance of all applicable City regulations and these Conditions, to the satisfaction of the City Engineer, including, but not li...
	C.4.1 Improvement Plans prepared on a twenty-four (24) inch x thirty-six (36) inch sheet that incorporate all the requirements described in these Conditions of Approval. Improvement Plans shall be prepared under the supervision of, and stamped and sig...
	C.4.2 Signed and stamped Engineer’s Estimate that summarizes the cost of constructing all the public improvements shown on the Improvement Plans.
	C.4.3 Prior to building permit, Applicant shall execute an OIA with the City to guarantee completion of the public improvements that are necessary to serve the Project as required by these Conditions of Approval.
	C.4.4 Prior to building permit, Applicant shall pay all applicable engineering review fees which include plan checking, permit and agreement processing, testing, construction inspection, and any other applicable fees.
	C.4.5 Prior to encroachment permit, Applicant shall submit for the City Engineer’s review and approval a Traffic Control Plan signed and stamped by a Registered Civil Engineer or Traffic Engineer licensed in the State of California.
	C.4.6 Prior to a building permit, Applicant shall submit for the City’s review and approval to the Satisfaction of the Fire Marshal, Improvement Plans that are already signed by the South San Joaquin County Fire Authority’s Fire Marshal. If applicable...
	C.5. Building Permit - Prior to a building permit, Applicant shall pay all required City and County development impact fees as they relate to the project and as otherwise required by these Conditions of Approval, to the satisfaction of the City Engine...
	C.6. Acceptance of Public Improvements, Release of Improvement Security. and Certificate of Occupancy.
	Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall demonstrate to the City Engineer satisfactory completion of the following:
	C.6.1 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall correct all items listed in the deficiency report prepared by the City.
	C.6.2 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall submit Engineer of Record Certified “As-Built” Improvement Plans (or Record Drawings) on mylars to the City.
	C.6.3 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall submit Engineer of Record prepared AutoCAD and GIS shape files [with “Attributes”] of said Record Drawings in format acceptable to City.
	C.6.4 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall complete all conditioned improvements.
	C.6.5 Prior to any occupancy, accepting public improvements, or release of improvement security, Applicant shall complete construction of all required public improvements and conform to Section 12.36.080 of the TMC.
	C.6.6 Prior to any occupancy, Applicant shall submit a signed and notarized Stormwater Treatment Facilities Maintenance Agreement (STFMA) as a guarantee for the performance of Applicant’s responsibility towards the repair and maintenance of on-site st...
	C.7. Special Conditions
	C.7.1 All streets and utilities improvements within City’s right-of-way shall be designed and constructed in accordance with City Design Standards and the City’s Infrastructure Master Plans for storm drainage, roadway, wastewater and water adopted by ...
	C.7.2 Prior to release of a building permit, Applicant shall be responsible to obtain any easements, rights-of-way and/or agreements with property owners as applicable for all improvements.
	C.7.3 Prior to any occupancy, Applicant shall repair any damages to existing improvements within the street right-of-way due to construction related activities shall be repaired or replaced as directed by the City at Applicant’s cost.
	C.7.4 Applicant shall comply with the requirements relating to Fire Apparatus Access Roads and other Fire Code requirements to the satisfaction of the Fire Authority.
	C.7.5 Nothing contained herein shall be construed to permit any violation of relevant ordinances and regulations of the City of Tracy, or other public agency having jurisdiction. This Condition of Approval does not preclude the City from requiring per...
	C.7.6 Survey Monuments - Prior to any occupancy or acceptance, Applicant shall submit centerline tie sheets; corner records; or a record of survey for the following:  new public streets; any altered, damaged, destroyed, or re-established survey monume...
	C.7.7 Prior to any occupancy or acceptance, Applicant shall conform to Section 3.14 of the 2020 Design Standards and install a two (2) inch thick grind and asphalt concrete (AC) overlay with reinforcing fabric at least twenty-five (25) feet from all s...
	C.7.8 Prior to any occupancy, Applicant shall obtain City approval of a TDM plan to
	mitigate its VMT related impacts as outlined in the Traffic Study and Mitigation Monitoring and Reporting Program and shall add additional VMT mitigations, as approved by the City, if a VMT mitigation in-lieu fee is not adopted. The Applicant shall si...
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