
April 10, 2023 
 

DEVELOPMENT SERVICES DIRECTOR PUBLIC HEARING 
 

AGENDA ITEM 1 
 

REQUEST 
 

PUBLIC HEARING TO CONSIDER A DEVELOPMENT REVIEW PERMIT 
APPLICATION FOR ADDITIONAL PARKING AT 6551 WEST SCHULTE ROAD, 
ASSESSOR’S PARCEL NUMBER 209-120-09. APPLICANT IS HPA, INC. AND 
PROPERTY OWNER IS PROLOGIS, L.P. – APPLICATION NUMBER D22-0049 

 
DISCUSSION 
 

Project Background and Description 
 

On September 8, 2016, the Development Services Director approved a development 
review permit for an approximately 324,000 sq ft light industrial building in the Cordes 
Ranch Specific Plan Area, also known as IPC Building 3 (D16-0011), at 6551 W. Schulte 
Rd. The project was constructed in 2017 and has since been occupied by industrial 
uses. According to the applicant, the property owner had intended to add additional 
automobile parking areas in the future, but such parking was not included in the 
development review permit. Therefore, on December 29, 2022, the applicant submitted a 
development review permit application for 107 additional automobile parking spaces to 
be constructed. The expanded parking area will allow flexibility in use of the building, 
such as additional office areas supporting the light industrial uses. 
 
The additional parking areas are proposed on two sides of the building in place of 
existing planters. The subject planter areas are in excess of the required onsite 
landscaping, where the northwestern planter is currently comprised by rock and the 
southeast planter is a large landscaping area that can accommodate a new parking area 
within the planter. The northwestern parking area will have 68 stalls and will be served 
by an existing drive aisle that currently runs along the building. The southeastern parking 
area will be comprised of 39 stalls and a new drive aisle that connects to existing drive 
aisles on the perimeter of the site. Landscaping, including canopy shade trees, will be 
provided for the additional parking areas with a palette that complements the existing 
landscaping. These proposed improvements are consistent with the Cordes Ranch 
Specific Plan and City standards for parking and landscaping.  
 
Environmental Document 
 
The Development Services Director has determined that the proposed project is 
consistent with the Cordes Ranch Specific Plan Environmental Impact Report (EIR), 
approved by the City Council on September 3, 2013, and the General Plan EIR 
approved by the City Council on February 1, 2011. Pursuant to CEQA Guidelines 
Section 15183, no additional environmental documentation is required. The project will 
not introduce significant on or off-site impacts which were not already discussed in the 
Cordes Ranch and General Plan EIRs. There is also no evidence of any significant 
impacts to occur off-site as a result of the project, as traffic, air quality, land use and 
other potential cumulative impacts have already been considered within the original 



Development Services Director Public Hearing 
April 10, 2023 
Page 2 
 
 

environmental documentation. No new evidence of potentially significant effects has 
been identified as a result of this project. 
 

RECOMMENDATION 
 

Staff recommends that the Development Services Director approve the development 
review permit for additional parking at 6551 W. Schulte Rd., based on the findings 
contained in the Director’s Determination dated April 10, 2023 (Attachment B). 

 
Prepared by: Kimberly Matlock, Associate Planner 
 
Reviewed by: Alan Bell, Senior Planner 
 
Approved by: Bill Dean, Assistant Development Services Director 
 
ATTACHMENTS 
 
Attachment A – Proposed Development Plans dated December 29, 2022 
Attachment B – Development Services Director Determination 
  Exhibit 1 – Conditions of Approval  
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CITY OF TRACY 
 

DETERMINATION OF THE DEVELOPMENT SERVICES DIRECTOR 
 

Application Number D22-0049 
 

A determination of the Development Services Director approving Development Review Permit 
Application Number D20-0049 for 107 additional automobile parking spaces at an existing light 
industrial development at 6551 West Schulte Road, Assessor’s Parcel Number 209-120-09 - 
Applicant is HPA, Inc. and Owner is Prologis. L.P. 
 
Staff has reviewed the application and determined that the following City regulations apply: 
1.  Cordes Ranch Specific Plan 
2.  Existing improvements approved under Development Review Permit Application D16-0011 
3.  Parking, circulation, and landscaping 
 
The Development Services Director has determined that the proposed project is 
consistent with the Cordes Ranch Specific Plan Environmental Impact Report (EIR), 
approved by the City Council on September 3, 2013, and the General Plan EIR approved 
by the City Council on February 1, 2011. Pursuant to CEQA Guidelines Section 15183, 
no additional environmental documentation is required. The project will not introduce significant 
on or off-site impacts which were not already discussed in the Cordes Ranch and General Plan 
EIRs. There is also no evidence of any significant impacts to occur off-site as a result of the 
project, as traffic, air quality, land use and other potential cumulative impacts have already been 
considered within the original environmental documentation. No new evidence of 
potentially significant effects has been identified as a result of this project.  
 
THE DEVELOPMENT SERVICES DIRECTOR, AFTER CONSIDERING ALL OF THE 
EVIDENCE PRESENTED, HEREBY APPROVES DEVELOPMENT REVIEW PERMIT FOR 
THE ADDITIONAL AND MODIFIED TRAILER PARKING AND ASSOCIATED SITE 
IMPROVEMENTS AT PROJECT BIG BIRD, APPLICATION NUMBER D22-0049, SUBJECT TO 
THE CONDITIONS CONTAINED IN EXHIBIT 1 AND BASED ON THE FOLLOWING FINDING: 
 

1) 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, because the proposed project would be constructed to match the 
existing site and landscaping design in a manner that is consistent with the Cordes 
Ranch Areas Specific Plan. The parking areas will be accessible by existing drive aisles 
that already provide through-circulation throughout the site. New landscaping, including 
canopy shade trees, will be provided for the additional parking areas with a palette that 
complements the existing landscaping. 
 

2) The proposal conforms to the City of Tracy General Plan, the Cordes Ranch Specific 
Plan, the City’s Design Goals and Standards, any applicable Infrastructure Master 
Plans, City Standard Plans, and other City regulations.   

 
 
______________________________________    _____________________ 
Jaylen French                                                          Date of Action 
Development Services Director 



 
 

Exhibit 1 
 

CITY OF TRACY 
CONDITIONS OF APPROVAL 

IPC 3 Additional Automobile Parking 
Application Number D22-0049 

 
 
A. General Provisions and Definitions 
 

1. These Conditions of Approval shall apply to the real property located at 6551 West 
Schulte Road, Assessor’s Parcel Number 209-120-09, Application Number D22-0049, 
for 107 additional automobile parking spaces at the IPC Building 3 site (hereinafter 
“Project”). 

 
2. The following definitions shall apply to these Conditions of Approval: 

 
a. “Applicant” means any person, or other legal entity, defined as a “Developer”. 
 
b. “City Engineer” means the City Engineer of the City of Tracy, or any other duly 

licensed engineer designated by the City Manager, or the Development Services 
Director, or the City Engineer to perform the duties set forth herein. 

 
c. “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, Cordes Ranch Specific Plan, ordinances, resolutions, policies, procedures, 
and City’s Design Documents (including the Standard Plans, Standard 
Specifications, Design Standards, and relevant Public Facility Master Plans), and 
the California Building Code and California Fire Code. 

 
d. “Development Services Director” means the Development Services Director of the 

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

 
e. “Conditions of Approval” shall mean the conditions of approval applicable to the 107 

additional automobile parking spaces at the IPC Building 3 site, Application Number 
D22-0049.  The Conditions of Approval shall specifically include all City of Tracy 
conditions set forth herein, including South San Joaquin County Fire Authority 
conditions, set forth herein. 

 
f. “Project” means Application Number D22-0049 consisting of 107 additional 

automobile parking spaces at the IPC Building 3 site located at 6551 West Schulte 
Road, Assessor’s Parcel Number 209-120-09. 

 
g. “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. 

 
3. 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:  the 
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Planning and Zoning Law (Government Code sections 65000, et seq.), the Subdivision 
Map Act (Government Code sections 66410, et seq.), the California Environmental 
Quality Act (Public Resources Code sections 21000, et seq., “CEQA”), and the 
Guidelines for California Environmental Quality Act (California Administrative Code, 
Title 14, Sections 1500, et seq., “CEQA Guidelines”). 

 
4. Unless specifically modified by these Conditions of Approval, the Developer shall 

comply with all City Regulations. 
 
5. 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. 

 
B. Planning Division Conditions of Approval 
 

B.1.  Except as otherwise modified herein, the project shall be developed in accordance 
with the plans received by the Development Services Department on December 29, 
2022.  Prior to the issuance of any building permits, any deviations from the approved 
plans shall be evaluated for substantial compliance with the approved plans to the 
satisfaction of the Development Services Director.  Should any deviations be 
determined not to be in substantial compliance with the approved plans, they shall be 
reviewed in a new Development Review application process. 

 
B.2.  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. 

 
B.3.  All improvements shall be consistent with the Tracy Municipal Code, Cordes Ranch 

Specific Plan, Standard Plans, and other applicable City Regulations. 
 

B.4.  Before the approval of a building permit, the applicant shall provide detailed plans that 
demonstrate a minimum of one foot candle throughout the parking areas. All exterior 
lighting shall be directed downward, onto the parking and maneuvering surface and 
away from the public rights-of-way. 

 
B.5.  Prior to the erection of any light poles with a height in excess of 40 feet, the developer 

shall gain the approval of the Conditional Use Permit from the Planning Commission. 
Should a Conditional Use Permit not be approved, any freestanding light poles shall 
not exceed a height of 40 feet. 

 
B.6.  Prior to issuance of a building permit, detailed plans demonstrating compliance with 

onsite landscaping standards as established in the Cordes Ranch Specific Plan and 



Conditions of Approval  Page 3 
IPC Building 3 Additional Parking 
Application No. D22-0049  
 
 

the Tracy Municipal Code Off-Street Parking ordinance. Such plans shall demonstrate 
that all landscape areas, including bioswales, are appropriately comprised of a 
combination of trees, shrubs, groundcover, and irrigation to the satisfaction of the 
Development Services Director.  

 
B.7.  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.8.  Prior to issuance of a building permit, an Agreement for Maintenance of Landscape 
and Irrigation Improvements shall be executed and financial security submitted to the 
Development Services Department.  The Agreement shall ensure maintenance of the 
on-site landscape and irrigation improvements for a period of two years.  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.9.  Prior to final inspection or certificate of occupancy, all landscaping and irrigation 

substantially conforming with the development review permit plans dated December 
29, 2022 and the approved building permit construction plans shall be installed to the 
satisfaction of the Development Services Director. 

 
B.10.  Unless specifically modified by these Conditions of Approval, the Developer shall 

comply with all mitigation measures identified in the Cordes Ranch Specific Plan 
Environmental Impact Report (EIR), approved by the City Council on September 3, 
2013, and the General Plan EIR approved by the City Council on February 1, 2011.  

 
C. Engineering Division Conditions of Approval  

C.1. General Conditions 
C.1.1 Developer shall comply with the applicable requirements of the technical 

analyses and reports prepared for the Project listed as follows: 
a) “Mitigation Measures and Monitoring Program for the Cordes Ranch 

Specific Plan”, adopted by the City Council September 3, 2013 (Resolution 
No. 2013-143). 

b) “Geotechnical Investigation for IPC Building 3 & 4 – Prologis” titled 
International Park of Commerce (IPC) Buildings 3,4, and Associated 
Detention Basins North of Gateway Boulevard and Old Schulte Road 
Intersection, Tracy, California” prepared by Kleinfelder, dated May 12, 
2016, and any subsequent amendments or updates. 

C.1.2 Developer shall comply with applicable requirements of the Development 
Agreement By and Between the City of Tracy and Prologis, L.P., approved by 
City Council September 3, 2013 (Ordinance Number 1188). 

C.2. Grading Permit 
The City will not accept grading permit application for the Project as complete until the 
Developer has provided all relevant documents related to said grading permit required 
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by the applicable City Regulations and these Conditions of Approval, to the satisfaction 
of the City Engineer, including, but not limited to, the following: 
C.2.1. Grading and Drainage Plans prepared on a 24” x 36” size paper. Grading and 

Drainage Plans shall be prepared under the supervision of and stamped and 
signed by a Registered Civil Engineer. 

C.2.2. Payment of the applicable Grading Permit fees which include grading plan 
checking and inspection fees, and other applicable fees as required by these 
Conditions of Approval. 

C.2.3. For Projects on property smaller than one (1) acre:  Prior to the issuance of 
the Grading Permit, the Developer shall submit to the Utilities Department 
(stephanie.hiestand@cityoftracy.org) one (1) electronic copy and 1 hard copy 
of the City of Tracy Erosion and Sediment Control Plan (ESCP) for approval. 
Cost of preparing the ESCP including any annual storm drainage fees shall be 
paid by the Developer.  Developer shall comply with all the requirements of 
the ESCP, applicable BMPs and the Post-Construction Stormwater Standards 
adopted by the City in 2015 and any subsequent amendment(s). 

C.2.4. Developer shall provide a PDF copy of the Project’s Geotechnical Report 
signed and stamped by a Registered Geotechnical Engineer. The technical 
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. 

C.2.5. A copy of the Approved Fugitive Dust and Emissions Control Plan that meets 
San Joaquin Valley Air Pollution Control District (SJVAPCD) as required in 
Mitigation Measure AQ-1 and AQ-2 of the Mitigation Monitoring and Reporting 
Program of the Cordes Ranch Specific Plan Final Environmental Impact 
Report (CRSP EIR). 

C.2.6. Documentation of any necessary authorizations from Regional Water Quality 
Control Board (RWQCB) as required in the applicable mitigation measures 
identified in the Cordes Ranch Specific Plan EIR. 

C.2.7. Two (2) sets of Hydrologic and Storm Drainage Calculations for the design of 
the on-site storm drainage system, as required in Conditions C.3.2.a, below. 

C.3. Grading and Storm Drainage Plans 
C.3.1. 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. 

a) When the grade differential between the Project Site and adjacent 
property(s) exceeds 12 inches, a reinforced concrete or masonry block, or 
engineered retaining wall is required for retaining soil. The Grading Plan 

mailto:stephanie.hiestand@cityoftracy.org
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shall show construction detail(s) of the retaining wall or masonry wall. The 
entire retaining wall and footing shall be constructed within the Project 
Site. A structural calculation shall be submitted with the Grading and 
Storm Drainage Plans. 

a) 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 
Developer 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. 

a) Grading for the site shall be designed such that the Project’s storm water 
can overland release to either a public street or to a public storm drainage 
facility. 

C.3.2. Storm Drainage 
a. 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. 

b. The design and construction details of the Project’s storm drainage 
system and 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. 
 

D. Building Safety Division Conditions of Approval 
 

D.1. Prior to construction, applicant shall submit plans and details to the Building Safety 
Division that demonstrate compliance accessibility requirements for the increase in 
parking spaces available (i.e. parking analysis) to this facility per California Building 
Code 11B-208. 
 

D.2. At the time of improvement plan application, applicant to submit plans and/or details 
that demonstrate compliance with accessibility requirements including 2% maximum 
cross slopes where driveway serves as an accessible route per California Building 
Code 11B-206. 
 

D.3. At the time of improvement plan application, applicant to submit plans and/or details 
that demonstrate compliance with accessibility requirements at sidewalk joints 
including maximum opening and changes in level per California Building Code 11B-
302.3 and 11B-303 respectively. 
 
 

E. South San Joaquin County Fire Authority (SSJCFA) Conditions of Approval 
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E.1. Prior to construction, applicant shall submit construction documents to the South San 

Joaquin County Fire Authority for review and approval.  
E.1.1. 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. 
E.1.2. 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. 
 

E.2. Fire apparatus access roads during construction shall have a minimum 26’ 
unobstructed width in accordance with CFC §503. 
 

E.3. All exterior doors from the warehouse shall be maintained accessible during 
construction in compliance with Chapter 32 of the California Fire Code. 
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