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Planning Commission Staff Report 
Item # 1, May 7, 2020 

Variance No. PA-1900287 
Prepared by:  Stephanie Stowers 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  SJ Valley, LP 
Project Applicant:  Capitol Avenue Development & Investments  
 
Project Site Information 
Project Address:  2720 North Wilcox Road, Stockton 
Project Location: On the east side of North Wilcox Road, 475 feet north of State 

Route 88, Stockton 
 
Parcel Number (APN): 087-100-76 Water Supply:   Public (CSA 15) 
General Plan Designation: C/G (General 

Commercial) 
Sewage Disposal:   Public (CSA 15) 

Zoning Designation:  C-G (General 
Commercial) 

Storm Drainage:   Public (CSA 15) 

Project Size:    1,750 square 
feet 

100-Year Flood:   Yes (X [500]) 

Parcel Size:    5.36 acres Williamson Act:   No 
Community:     Stockton Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C, Environmental Document 
 
 
Project Description 
 
This project is a Variance application to reduce the side yard setback from twenty (20) feet to eight 
(8) feet for the northern property line adjacent to residential uses. The reduced setback will allow for 
the construction of a 1,750 square foot shelter at an existing California Highway Patrol (CHP) facility 
over existing parking stalls to provide security and protection of vehicles that are being stored for 
evidence. If approved, the applicant must apply for a building permit, which is a ministerial permit. 
No additional land use permitting is required. 
 
Recommendation 
 
1. Adopt the Findings for Variance (Attachment D, Findings for Variance); and 

 
2. Approve Variance No. PA-1900287 
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  April 27, 2020 
Number of Public Hearing notices:  Fifty (50) 
Date of Public Hearing notice mailing:  April 24, 2020 
 
Referrals and Responses 
 Project Referral with Environmental 

Determination Date:  December 24, 2019 
 OPR State Clearinghouse #: N/A 

 

Agency Referrals 
Response Date - 

Referral 

County Departments  

Community Development  

Building Division 12/31/2019 

Fire Prevention Bureau  

Public Works 1/21/2020 

Environmental Health 1/9/2020 

Sheriff Office  

Supervisor District: 4  

State Agencies  

C.H.P.  
 

Agency Referrals 
Response Date - 

Referral 
Local Agencies  

Waterloo Morada Fire 
District 

 

Miscellaneous  

P.G.&E. 1/10/2020 
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ANALYSIS 
 
This Variance application is proposed to facilitate the construction of an accessory structure at 
the existing California Highway Patrol facility. The structure will be installed over nine (9) existing 
parking stalls to allow for evidence vehicles to be adequately secured and protected throughout 
investigations. Pursuant to Development Title Section 9-410.5(b)(1), if a side yard abuts property 
developed with conforming residential uses, property zoned residentially, or property shown on 
the General Plan Map for residential development, said side yard shall be increased to twenty 
(20) feet in width. 
 
This Variance application proposes to reduce the required setback adjacent to residential uses 
from twenty (20) feet to eight (8) feet.  
 
CEQA Exemption 
 
This application is a Variance, and the underlying development is not subject to discretionary land 
use permitting under the provisions of Development Title Section 9-405.3(a), which allows for the 
expansion of a facility that involves less than a twenty-five percent (25%) increase in floor area 
covered by the existing use. The expansion will be processed with an Improvement Plan and 
building permit. The Community Development Department determined that the proposed project 
is exempt from CEQA under a Class 5 Categorical Exemption (CEQA Guidelines Section 15305). 
This exemption states that projects consisting of minor alterations in land use limitations including 
side yard and setback variances not resulting in the creation of a new parcel are exempt from 
CEQA review.  
 
Findings 
 
In order to approve the Variance application, the Planning Commission is required to make three 
(3) findings in the affirmative pursuant to Development Title Section 9-827.5.  
 
Finding 1: Special Circumstances 
 
Because of the special circumstances applicable to the property, including size, shape, topography, 
location, or surroundings, the strict application of the regulation deprives the property of privileges 
enjoyed by other property in the vicinity and under identical zoning classification. 
 
Applicant’s Statement: 
 

The California Highway Patrol’s (CHP) Mission is to prevent Loss of Life Injuries and Property 
Damage. In order to achieve this, the CHP is accrediting its facilities to meet the International 
Association for Property & Evidence standards. This accreditation requires that evidence 
vehicles, which are now parked in open parking stalls within the secure yard, be covered with a 
carport canopy and surrounded with an eight (8) foot high slatted chain link fence. This will allow 
for the department to safeguard the chain of custody of evidence and reduce the possibility of 
reckless driving and drunk driving convictions being overturned on a technicality in court, thus 
safeguarding county citizens. There is no un-programmed covered parking on site and the only 
open spaces are less than twenty (20) feet from residential properties. The original site planning 
distributed nearly all spare area against the residences. We have proposed the new carport to 
align with the residential property outbuildings and thus maximize views from residences.  
 

 The strict application of the regulation does deprive the property of privileges enjoyed 
by other properties in the vicinity under the same zoning classification because the 
project abuts a residentially developed area that impacts the buildable area on site. The 
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remainder of the property is fully developed, and the proposed structure will cover 
existing parking stalls to provided security around cars held as evidence. The strict 
application of the rule does not permit for providing coverage over the existing parking 
area. The area will remain as a parking area, and no new use is proposed within the 
setback.  

 
Finding 2: No Special Privileges 
 
The granting of the Variance will not constitute a grant of special privileges inconsistent with the 
limitations upon other properties in the vicinity and zone in which the property is situated. 
 
Applicant’s Statement: 
 

As the residents are currently building utility structures along their property line, the CHP 
would not be granted any greater benefit than the adjacent properties, in fact eight (8) feet 
of landscaped area would remain between the carport and the existing security fence. The 
residential outbuildings appear to be between three (3) and five (5) feet from the property 
line.  

 
 The granting of this Variance will not constitute a grant of special privileges for the 

proposed carport shelter. The proposed Variance will allow the proposed facility to 
maintain a similar setback as structures on the neighboring residential properties within 
the vicinity. Additionally, the proposed structure will cover existing parking stalls for 
security purposes, no new use is proposed.  

 
Finding 3: Use Authorized 
 
The Variance will not authorize a use or activity, which is not otherwise expressly authorized by the 
regulation governing the parcel of property. 
 
Applicant’s Statement: 
 

The carport is consistent with allowed uses on site. 
 
 This finding can be made because the Variance application does not authorize a use that 

is not otherwise expressly authorized by the General Plan or Development Title. If the 
Variance application is approved, the applicant must apply for the applicable building 
permits to construct the new carport shelter structure. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Approve the Findings for Variance (Attachment D, Findings for Variance); and  
 

2. Approve Variance No. PA-1900287. 
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FINDINGS FOR VARIANCE 
 
Finding 1: Special Circumstances 
 
Because of the special circumstances applicable to the property, including size, shape, 
topography, location, or surroundings, the strict application of the regulation deprives the property 
of privileges enjoyed by other property in the vicinity and under identical zoning classification. 
 
 The strict application of the regulation does deprive the property of privileges enjoyed 

by other properties in the vicinity under the same zoning classification because the 
project abuts a residentially developed area that impacts the buildable area on site. The 
remainder of the property is fully developed, and the proposed structure will cover 
existing parking stalls to provided security around cars held as evidence, and strict 
application of the rule does not permit for providing coverage over the existing parking 
area. The area will remain as a parking area, and no new use is proposed within the 
setback.  

 
Finding 2: No Special Privileges 
 
The granting of the Variance will not constitute a grant of special privileges inconsistent with the 
limitations upon other properties in the vicinity and zone in which the property is situated. 
 
 The granting of this Variance will not constitute a grant of special privileges for the 

proposed carport shelter. The proposed Variance will allow the proposed facility to 
maintain a similar setback as structures on the neighboring residential properties within 
the vicinity. Additionally, the proposed structure will cover existing parking stalls for 
security purposes, no new use is proposed.  

 
Finding 3: Use Authorized 
 
The Variance will not authorize a use or activity, which is not otherwise expressly authorized by 
the regulation governing the parcel of property. 
 
 This finding can be made because the Variance application does not authorize a use that 

is not otherwise expressly authorized by the General Plan or Development Title. If the 
Variance application is approved, the applicant must apply for the applicable building 
permits to construct the new carport shelter structure. 
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Planning Commission Staff Report 
Item # 2, May 7, 2020 

Time Extension No. PA-1800071 
Prepared by:  Stephanie Stowers 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Victoria Island Farms, LP 
Project Applicant:  Edge of Cultivations, LLC  
 
Project Site Information 
Project Address:  14311 West State Route 4 
Project Location: On the north side of West State Route 4, 1.6 miles west of Tracy 

Boulevard, west of Stockton 
 
Parcel Number (APN): 129-190-29 & -31 Water Supply:   Private (Septic) 
General Plan Designation: A/G Sewage Disposal:   Public (Well) 
Zoning Designation:  AG-80 Storm Drainage:   Private (Natural) 
Project Size:    7 acres 100-Year Flood:   Yes (AE) 
Parcel Size:    6,933.1 acres Williamson Act:   Yes 
Community:     None Supervisorial District: 3 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C, Environmental Document) 
 
 
Project Description 
 
This project is a one-year Time Extension application for a previously approved Use Permit for a 
craft distillery. The Use Permit was approved on June 21, 2018, and had two (2) phases: Phase 1 
included the conversion of a 4,800 square foot agricultural processing building into a distillery, and 
Phase 2 included the conversion of a 44,825 square foot portion of an existing 54,425 square foot 
agricultural processing building into a barrel-aging room, distilling area, bottling line, tasting room, 
and shipping and receiving area.  
 
With the original approval, building permits for Phase 1 improvements were to be issued within 
eighteen (18) months from the effective date of approval, and building permits for Phase 2 were to 
be issued within three (3) years from the effective date of approval. If approved, this time extension 
will extend the entire project by one (1) year, giving the applicant thirty (30) months to obtain building 
permits for Phase 1 improvements, and four (4) years to obtain building permits for Phase 2 
improvements. If approved, the new expiration date for Phase 1 will be December 31, 2020, and the 
new expiration date for Phase 2 will be July 1, 2022.   
 
Recommendation 
 
1. Approve a one-year Time Extension application for Use Permit No. PA-1800071. 

 

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation
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2. Adopt the previously approved Findings for Use Permit (Attachment D, Findings for Use Permit); 
 

3. Adopt the previously approved Williamson Act Principles of Compatibility (Attachment E, 
Williamson Act Principles of Compatibility); 

 
4. Adopt the previously approved Delta Plan Consistency Findings (Attachment F, Delta Plan 

Consistency Findings); 
 

5. Adopt the previously approved Delta Protection Commission Land Use Resource Management 
Plan Findings (Attachment G, Delta Protection Commission Land Use Resource Management 
Plan Findings); and 

 
6. Adopt the updated Conditions of Approval (Attachment H, Updated Conditions of Approval). 
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  April 27, 2020 
Number of Public Hearing notices:  Sixty (60) 
Date of Public Hearing notice mailing:  April 24, 2020 
 
Referrals and Responses 
  
Project Referral with Environmental 
Determination Date:  February 19, 2020 

 OPR State Clearinghouse #: N/A 

 

Agency Referrals 
Response Date - 

Referral 

County Departments  

Ag Commissioner  

Assessor  

Community Development  

Building Division  

Fire Prevention Bureau  

Public Works 2/20/20 

Environmental Health 3/5/20 

Sheriff Office  

Supervisor: District 3  

State Agencies  

A.B.C.  

Department of 
Transportation 

 

District 10  

C.H.P.  

C.R.W.Q.C.B.  

C.V.F.P.B.  

Delta Commission  

Delta Stewardship Council  

Fish & Wildlife, Division: 3  

Food & Agriculture  
Native American Heritage 
Commission 

 

Federal Agencies  

Army Corps of Engineers  

F.E.M.A 2/27/20 

Fish & Wildlife  
 

Agency Referrals 
Response Date - 

Referral 
Local Agencies  

Contra Costa County  

Mosquito & Vector Control  

S.J.C.O.G.  

San Joaquin Farm Bureau 2/26/20 
San Joaquin Air Pollution 
Control District 

 

Tracy Unified School District  

2040 Victoria Island 
Reclamation District 

 

Miscellaneous  

A.T.&T.  

B.I.A.  

Buena Vista Rancheria  

Builders Exchange  

California Tribal TANF 
Partnership 

 

Carpenters Union  

Haley Flying Service  

North Valley Yokuts Tribe  

P.G.&E.  

Precissi Flying Service  

Sierra Club  

United Auburn Indian 
Community 
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ANALYSIS 
 
Background 
 
On June 21, 2018, the Planning Commission approved Use Permit PA-1800071 to establish a 
craft distillery in two (2) phases over three (3) years.  
 
Phase 1 included the conversion of an existing 4,800 square foot agricultural processing building 
and Phase 2 included a 44,825 square foot portion of an existing 54,425 square foot agricultural 
processing building.  
 
After project approval, the applicant met with the Flood Control Division of the Department of 
Public Works regarding the conversion of the structure in Phase 1. On July 13, 2018, the applicant 
learned that the proposed conversion was not permitted due to the property’s elevation, which 
lead the applicant to redesign the project. The applicant began the building permit review process 
with the redesigned plans on August 8, 2019. 
 
Revised Project 
 
The revised plans relocated the Phase 1 improvements into the existing 54,425 square foot 
building previously proposed for Phase 2 improvements. Staff determined that the proposed 
changes were substantially in conformance with the original approval, and determined that no 
new application was required in order to move forward with building permit processing for Phase 
1.  
 
The revisions to the approved project resulted in additional necessary review by the Department 
of Public Works and the Environmental Health Department at the time of building permit 
application. The applicant started the building permit review process on August 8, 2019. The 
Department of Public Works review was completed on August 18, 2019. The Environmental 
Health Department review was completed on November 18, 2019. With the Planning Division, 
Department of Public Works, and Environmental Health Department approvals, the building 
permit application was submitted to the Building Division on November 19, 2019. The initial plan 
check for a building permit generally takes between four (4) and five (5) weeks after submittal with 
the Building Division. Multiple rounds of plan check may be required for any building permit.  
 
On November 19, 2019, the same day the applicant came to the Department to submit the building 
permit, staff advised that if the building permit was not issued prior to the expiration date 
(December 31, 2019) then the project would expire. Accordingly, staff provided the applicant with 
the Time Extension application. At that time, the applicant stated that they did want an extension 
in order to keep the project from expiring. 
 
On January 15, 2020, the applicant formally submitted an application for a Time Extension via 
email to staff. The application was consistent with their stated goal, to seek an extension. Staff 
reviewed the application with CDD management. Ultimately, Director David Kwong determined 
that the applicant had been diligently pursuing the permit, and was unable to obtain the permit by 
the December 31, 2019, date due to unforeseen circumstances. Additionally, it was clear  that the 
applicant needed a time extension due to the unique delays in the project and the applicant stated 
as such on November 19, 2019. Accordingly, Director Kwong determined that the November 2019 
discussions were sufficient to be deemed receipt of an application for a Time Extension from the 
applicant prior to the expiration of the applicant’s approved Use Permit pursuant to Development 
Title Section 9-881.4(a) Pursuant to Development Title Section 9-881.4(c), Time Extensions for 
approved development applications may be granted by the Review Authority for a period or 
periods not to exceed one (1) year. 
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CEQA Exemption 
 
This application is a one-year Time Extension request, which will add one (1) year to each phase 
of the proposed project. No other changes are proposed with this application, and no additional 
Conditions of Approval are recommended for adoption. California Environmental Quality Act 
(CEQA) Guidelines Section 15061(b)(3), which states that a project is exempt from CEQA if the 
activity is covered by the general rule that CEQA applies only to projects that have the potential 
for causing a significant effect on the environment. Where it can be seen with certainty that there 
is no possibility that the activity in question may have a significant effect on the environment, the 
activity is not subject to CEQA. The Community Development Department determined that the 
proposed one-year Time Extension will not cause a significant effect on the environment. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

a. Approve the one-year Time Extension for Use Permit No. PA-1800071. 
 

b. Adopt the previously approved Findings for Use Permit (Attachment D, Findings for Use 
Permit); 
 

c. Adopt the previously approved Williamson Act Principles of Compatibility (Attachment E, 
Williamson Act Principles of Compatibility); 
 

d. Adopt the previously approved Delta Plan Consistency Findings (Attachment F, Delta Plan 
Consistency Findings); 
 

e. Adopt the previously approved Delta Protection Commission Land Use Resource 
Management Plan Findings (Attachment F, Delta Protection Commission Land Use 
Resource Management Plan Findings); and 
 

f. Adopt the updated Conditions of Approval (Attachment G, Updated Conditions of Approval). 
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Previously Approved Findings for Use Permit 

Previously Approved Findings For Use Permit 
 
1. The proposed use is consistent with the goals, policies, standards, and maps of the General 

Plan, any applicable Master Plan, Specific Plan, and Special Purpose Plan, and any other 
applicable plan adopted by the County. 

 
● This finding can be made because food manufacturing facilities are consistent with 

the General Agriculture (A/G) General Plan designation and in turn may be 
conditionally permitted with a Use Permit application in the General Agriculture, 80-
acre minimum (AG-80) zone. There are no Master Plans, Specific Plans, Special 
Purpose Plans, or any other applicable plan adopted by the County in the vicinity. 

 
2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other 

necessary facilities have been provided, and the proposed improvements are properly related 
to existing and proposed roadways. 

 
● This finding can be made because the proposed services and required 

improvements related to the project are adequate and meet the minimum standards.  
The project will be served by a private septic system, an individual well, and on-site 
storm drainage. The amount of storm drainage runoff generated by the construction 
of any new buildings will be contained on-site. As a Condition of Approval, the 
Public Works Department is requiring the developer to provide on-site drainage 
facilities and meet the requirements of San Joaquin County Development Standards 
to prevent the increased runoff release rate of storm water from discharging onto 
other properties and to prevent offsite sediment transport.  

 
3. The site is physically suitable for the type of development and for the intensity of development. 
 

 This finding can be made because the 7-acre portion of the two (2) parcels totaling 
6933.1 acres is of adequate size and shape to accommodate the proposed project, 
all yards, building coverage, setbacks, parking areas, and other requirements of the 
Development Title.  The Site Plan shows that there is sufficient area for parking and 
circulation for the distillery in compliance with standards of the Development Title.   

 
4. Issuance of the permit will not be significantly detrimental to the public health, safety, or 

welfare or be injurious to the property or improvements of adjacent properties. 
 

● This finding can be made because the Initial Study prepared for the project found 
no potentially significant environmental impacts.  

 
5. The use is compatible with adjoining land uses. 
 

 This finding can be made because the proposed use will not interfere with nor alter 
the current land uses on adjacent properties. The adjacent parcels are primarily 
agricultural with scattered residences. The proposed use may be conditionally 
permitted in the AG-80 zone subject to an approved Use Permit application. 
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Previously Approved Williamson Act Principles of Compatibility 
 
1. The use will not significantly compromise the long-term productive agricultural capability of 

the subject contracted parcel or parcels or on other contracted lands in agricultural preserves. 
 

 This Principle of Compatibility can be made because the proposed distillery will not 
displace any agricultural operations.  The proposed distillery will be contained 
within existing buildings only, and site improvements (i.e. parking) will be contained 
within existing disturbed land areas. No new buildings are proposed.  The 
remainder of the property, which was previously utilized for asparagus farming until 
2015, will be utilized to grow barley and other products that will be processed into 
alcohol within the distillery.  The use on the subject property will remain in 
agriculture and will therefore will not significantly compromise the long term 
productive capability of the subject contracted parcel or other contracted lands in 
agricultural preserves. The use is an approved use on contracted land pursuant to 
Development Title Section 9-1810.3. 
 

2. The use will not significantly displace or impair current or reasonably foreseeable agricultural 
operations on the subject contracted parcel or parcels or on other contracted land in 
agricultural preserves.  Uses that significantly displace agricultural operations on the subject 
contracted parcel or parcels may be deemed compatible if they relate directly to the production 
of commercial agricultural products on the subject contracted parcel or parcels or neighboring 
lands including activities such as harvesting, processing, or shipping. 

 
 This Principle of Compatibility can be made because, the proposed distillery 

operation will utilize all existing buildings, and necessary improvements will be 
contained within the existing disturbed area on site. The site, which previously grew 
asparagus will be converted to barley, and other grains to be processed by the 
distillery. No agriculture will be displaced as the facility will be wholly utilized by 
the compatible agricultural uses. 
 

3. The use will not result in the significant removal of adjacent contracted land from agricultural 
or open-space use. In evaluating compatibility a board or council shall consider the impacts 
on non-contracted lands in the agricultural preserve or preserves. 

 
 This Principle of Compatibility can be made because the proposed use, a distillery, 

will encourage continued and expanded agricultural uses in the area. The 
surrounding properties contain agricultural uses and will not be affected by the 
project. The Agricultural Processing - Food Manufacturing use type is a permitted 
use on property under contract and is consistent with the A/G (General Agriculture) 
General Plan Designation. Therefore, the distillery facility will not negatively impact 
agricultural uses on adjacent contracted lands and will not result in the significant 
removal of adjacent contracted land from agricultural or open-space. 

  



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 4 
Previously Approved Williamson Act Principles of Compatibility 

This page intentionally left blank. 

 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 1 
 

 
  

Attachment F 
Previously Approved Delta Plan 

Consistency Findings 

Community Development Department 
Planning ∙ Building ∙ Neighborhood Preservation 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 2 
Previously Approved Williamson Act Principles of Compatibility 

This page intentionally left blank. 
  



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 3 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 4 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 5 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 6 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 7 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 8 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 9 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 10 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 11 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 12 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 13 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 14 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 15 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 16 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 17 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 18 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 19 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 20 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 21 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 22 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 23 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 24 
Previously Approved Williamson Act Principles of Compatibility 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 25 
Previously Approved Williamson Act Principles of Compatibility 

 
  



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 26 
Previously Approved Williamson Act Principles of Compatibility 

This page intentionally left blank. 
 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 1 
 

 
  

Attachment G 
Previously Approved Delta Protection 

Commission Land Use Resource 
Management Plan Findings 

Community Development Department 
Planning ∙ Building ∙ Neighborhood Preservation 



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 2 
Previously Approved Delta Protection Commission Land Use Resource Management Plan 
Findings 

This page intentionally left blank. 
  



 

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 3 
Previously Approved Delta Protection Commission Land Use Resource Management Plan 
Findings 

Previously Approved Delta Protection Commission’s Land Use 
Resource Management Plan (LURMP) Findings 

  
1. The development will not result in wetland or riparian loss. 
    

 The proposed project area is within an existing 7-acre developed portion of two (2) 
parcels totaling 6,933.1 acres. The remainder of the parcels are currently in 
agricultural production. The proposed conversion of 59,225 square feet of existing 
buildings will not result in wetland or riparian loss. 

 
2. The development will not result in the degradation of water quality. 
  

 The proposed project includes the conversion of existing buildings totaling 59,225 
square feet within an existing 7-acre disturbed portion of two parcels totaling 
6,933.1 acres. Public services for water, sewer, and storm water are not available to 
the subject parcel. Sewer service will be through a septic system, and storm water 
drainage will be retained on-site with a retention basin. As a Condition of Approval, 
the applicant will also be required to provide a public water system for the use. The 
Environmental Health Department and Department of Public Works will determine 
the feasibility of these systems. The proposed project will be subject to the rules 
and regulations the Environmental Health Department and the Department of Public 
Works and is not anticipated to result in a degradation of water quality. 

 
3. The development will not result in increased nonpoint source pollution or soil erosion, 

including subsidence or sedimentation. 
  

 The proposed project will be required to submit a grading plan as a Condition of 
Approval, and will not result in increased nonpoint source pollution or soil erosion 
including subsidence or sedimentation. 

  
4. The development will not result in degradation or reduction of Pacific Flyway habitat. 
  

 Referrals have been sent to the San Joaquin Council of Governments (SJCOG) for 
review. If SJCOG determines the underlying project sponsor may participate in the 
San Joaquin Multi-Species Habitat Conservation and Open Space Plan (SJMSCP), 
and if the underlying project sponsor chooses to participate, then the proposed 
project is consistent with the SJMSCP, as amended, as reflected in the conditions 
of project approval for this proposal. Pursuant to the Final EIR/EIS for San Joaquin 
County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP), dated 
November 15, 2000, and certified by SJCOG on December 7, 2000, implementation 
of the SJMSCP is expected to reduce impacts to biological resources resulting from 
the underlying project to a level of less-than-significant. If the underlying project 
sponsor chooses not to participate, then the applicant will be required to participate 
in a similar mechanism that provides the same level of mitigation. In either case, 
the proposed project will not result in degradation or reduction of Pacific Flyway 
habitat. 

 
5. The development will not result in reduced public access, provided that access does not 

infringe upon private property rights. 
 

 The subject parcel does not currently provide public access, and the proposed 
project is for a private craft distillery operation. The proposed project will utilize 
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only existing structures, within an existing disturbed area. As such, the 
development will not result in reduced public access. 

 
6. The development will not expose the public to increase flood hazards. 
 

 The project site is located in the 100-year AE flood designation, and includes the 
conversion of existing buildings totaling 59,225 square feet within an existing 7-
acre disturbed portion of two (2) parcels totaling 6,933.1 acres. No new buildings 
are proposed. If approved, any new development, including conversion of existing 
structures in the 100-year AE flood designation area will have to comply with 
Development Title Section 9-1605 regarding flood hazards. Compliance with this 
section will be reviewed by the Department of Public Works. 

 
7. The development will not adversely impact agricultural lands or increase the potential for 

vandalism, trespass, or the creation of public or private nuisances on private or public land. 
 

 The proposed project site is located within a 7-acre existing developed area, north 
of State Route 4 within two (2) parcels totaling 6933.1 acres.  The remainder of the 
parcel is currently in agricultural production, which will remain. The conversion of 
the existing structures totaling 59,225 square feet is not anticipated to adversely 
impact agricultural lands or be a nuisance. In addition, the project area will be 
fenced so as not to increase the potential for vandalism or trespass. 

  
8. The development will not result in the degradation or impairment of levee integrity. 
  

 The proposed project area is located within Reclamation District 2040 (Victoria 
Island) property. The proposed project includes the conversion of existing 
structures, totaling 59,225 square feet. The previous asparagus packing facility will 
be replaced by the distillery. Therefore, the proposed project will not result in the 
degradation or impairment of levee integrity. 

 
9. The development will not adversely impact navigation. 
  

 The proposed project will not be located in an area that impacts access to the 
adjacent levee or nearby waterways, and will not adversely impact navigation. 

 
10. The development will not result in any increased requirements or restrictions upon agricultural 

practices in the primary zone. 
 

 The subject parcel has a General Plan designation of General Agriculture (A/G), and 
a zoning of AG-80 (General Agriculture with an 80-acre minimum). The Agricultural 
Processing - Food Manufacturing use type may be conditionally permitted in the 
AG-80 zone subject to a Use Permit application. As such, the proposed project will 
not impact the current zoning or General Plan designation. Furthermore, the San 
Joaquin County Right-To-Farm Ordinance (Section 6-9004[3]) recognizes and 
supports the right to farm agricultural lands in a manner consistent with accepted 
customs, practices, and standards; and has determined that inconveniences or 
discomforts associated with such agricultural operations or activities shall not be 
considered a nuisance. As a result, the proposed project will not result in any 
increased requirements or restrictions upon agricultural practices in the Primary 
Zone. 
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UPDATED CONDITIONS OF APPROVAL 
 

PA-1800071 
VICTORIA ISLAND, LP / EDGE OF CULTIVATION, LLC 

 
A one-year Time Extension application for Use Permit Application No. PA-1800071 was 
approved by the Planning Commission on.  The original effective date of approval is June 31, 
2018.  This approval will expire on December 31, 2019 2020, which is 18 30 months from the 
effective date of approval, unless (1) all Conditions of Approval have been complied with, (2) 
all necessary building permits have been issued and remain in force, and (3) all necessary 
permits from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be 
fulfilled prior to the establishment of the use and the issuance of any building permits.  Those 
Conditions followed by a Section Number have been identified as ordinance requirements 
pertinent to this application.  Ordinance requirements cannot be modified, and other 
ordinance requirements may apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Staff Contact: Stephanie Stowers, [209] 468-

9653) 
 

a. BUILDING PERMIT:  Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT".  The 
Site Plan required as a part of the building permit must be prepared by a registered civil 
engineer or licensed architect.  This Plan must show drainage, driveway access details 
including gates, on-site parking, landscaping, signs, existing and proposed utility services, 
and grading (refer to the "SITE PLAN CHECK LIST" for details). Foundation and soils 
investigation shall be conducted in conformance with Chapter 18 of the California Building 
Code at the time of permit application.  A fee is required for the Site Plan review.  
(Development Title Section 9-884) 

 
b. APPROVED USE:  This approval is for a craft distillery to be established in two (2) phases 

over three (3) four (4) years, as shown on the site plan dated March 23, 2018. (Use Type: 
Produce Sales - Agricultural Processing - Food Manufacturing) 
 
Phase 1 (with building permits to be issued within eighteen [18] thirty [30] months of the 
original effective date of approval), includes the conversion of an existing 4,800 square foot 
agricultural processing building into a distillery building.  
 
Phase 2 (with building permits to be issued within three [3] four [4] years of the effective date 
of approval), includes the conversion of 54,425 square foot existing agricultural processing 
building into a distillery multi-purpose building including barrel-aging room, distilling area, 
bottling line, tasting room, and shipping and receiving area.  
 
The existing truck scale is for private use only. Remaining existing agricultural structures are 
to be utilized for private agricultural use only and are not tied to this application. 
 

c. CAPITAL FACILITY FEE:  This project may be subject to the Capital Facility Fee.  If the 
Capital Facility Fee is applicable, the County shall collect the fees before the issuance of any 
building permits. (Development Title Section 9-1245.2) 

 
d. PARKING:  Off-street parking shall be provided and comply with the following: 

 
(1) All parking spaces, driveways, and maneuvering areas shall be surfaced and 
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permanently maintained with asphalt concrete or Portland cement concrete to provide a 
durable, dust free surface. Bumper guards shall be provided when necessary to protect 
adjacent structures or properties. (Development Title Section 9-1070.5[h]) 
 

(2) A total of 134 parking spaces shall be provided at full buildout. (Development Title 
Section 9-1015.3[b]) 
 
Phase 1: A minimum of twelve (12) parking spaces shall be provided. 
 
Phase 2: A minimum of 122 parking spaces shall be provided. 
 

(3) Parking spaces for persons with disability shall be provided as required by Chapters 
11A and 11B of the California Building Code.  
 

(4) Each parking stall shall be an unobstructed rectangle, minimum nine (9) feet wide and 
twenty (20) feet long.  (Development Title Section 9-1015.5[b]) 
 

(5) All parking stalls and directional arrows must be delineated with paint.  (Development 
Title Section 9-1015.5[d]) 
 

e. ACCESS AND CIRCULATION:  The following requirements apply and shall be shown on 
the Site Plan: 

 
(1) Access driveways shall have a width of no less than twenty-five (25) feet for two-way 

aisles and sixteen (16) feet for one-way aisles, except that in no case shall driveways 
designated as fire department access be less than twenty (20) feet wide.  (Development 
Title Section 9-1015.5[f][1]) 

 
f. LIGHTING:  Lighting shall be provided and comply with the following: 

 
(1) If the parking area is to be used at night, parking lot and security lighting shall be installed.  

(Development Title Section 9-1015.5[g]) 
 

(2) Any lighting shall be designed to confine direct rays to the premises.  No spillover beyond 
the property lines shall be permitted except onto public thoroughfares, provided, 
however, that such light shall not cause a hazard to motorists.  (Development Title 
Section 9-1015.5[g][4]) 

 
g. LANDSCAPING: Landscaping shall be provided and comply with the following: 

 
(1) This project will be required to comply with the Model Water Efficient Landscape 

Ordinance Requirement per California Code of Regulations, Title 23, Division 2, Chapter 
2.7. 

 
h. SCREENING:  Screening shall be provided and comply with the following: 

 
(1) All storage materials and related activities, including storage areas for trash, shall be 

screened so as not to be visible from adjacent properties and public rights-of-way. 
Screening shall be six (6) to seven (7) feet in height. Outside storage is not permitted in 
front yards, street side yards, or in front of main buildings. (Development Title Section 
1022.4[d][2]) 

 
i. SIGNS: Sign details shall be consistent with Chapter 9-1710 of the Development Title and 

be included on the Site Plan.  All portions of any sign shall be set back a minimum of five (5) 
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feet from any future right-of-way line, including any corner cut-off (snipe). (Development Title 
Section 9-1710.2[g]) 
 

2. DEPARTMENT OF PUBLIC WORKS (Staff contact: Alex Chetley, [209] 468-3023) 
 
a. The developer shall provide drainage facilities in accordance with the San Joaquin County 

Development Standards.  Retention basins shall be fenced with six (6) foot high chain link 
fence or equal when the maximum design depth is 18 inches or more.  Required retention 
basin capacity shall be calculated and submitted along with a drainage plan for review and 
approval, prior to release of building permit. (Development Title Section 9-1135) 

 
b. The Traffic Impact Mitigation Fee shall be required for any incremental traffic resulting 

from this application.  The fee is due and payable at the time of building permit application.  
The fee will be based on the current schedule at the time of payment.  The fee shall be 
automatically adjusted July 1 of each year by the Engineering Construction Cost Index as 
published by the Engineering News Record.  (Resolutions R-00-433) 

 
c. The Regional Transportation Impact Fee shall be required for any incremental traffic 

resulting from this application.  The fee is due and payable at the time of building permit 
application.  The fee will be based on the current schedule at the time of payment.  
(Resolution R-06-38) 

 
d. A copy of the Final Site Plan shall be submitted prior to release of building permit. 
 
e. Applicant shall file all Permit Registration Documents (PRDs) with the State Water 

Resources Control Board (SWRCB) to state the intent to comply with the State “General 
Permit for Storm Water Discharges Associated with Construction Activity”. The Waste 
Discharge Identification Number (WDID) issued by SWRCB, shall be submitted to Public 
Works for file.  Contact SWRCB at (916) 341-5537 for further information.  Coverage under 
the SWRCB General Construction Permit Order 2009-0009-DWQ shall be maintained 
throughout the duration of all phases of the project. 

 
f. All new construction and the substantial improvements of any structures, including 

conversion of existing structures, shall meet the flood requirements contained in 
Development Title Section 9-1605 as applicable.  The final site plan shall be submitted for 
review and approval by the Flood Management Division of the Department of Public Works 
(209) 953-7612. 

 
Informational Notes: 

 
1) A Solid Waste Diversion Plan for all applicable projects must be submitted to the 

Building Division of the Community Development Department prior to issuance of the 
building permit. Contact the Solid Waste Division (468-3066) for information. 

 
2) This property is subject to the requirements of San Joaquin County Mosquito & Vector 

Control District (209-982-4675) and the California Health and Safety Code for the 
prevention of mosquitoes. Best Management Practices (BMP) guidelines for 
stormwater devices, ponds and wetlands are available. 

 
3) All future building permits for projects located within a Special Flood Hazard Area at 

the time of permit issuance shall meet the San Joaquin County flood hazard reduction 
requirements (Title 9, Chapter 9-1605) and all requirements of the State of California 
(CCR Title 23) that are in force at the time of permit issuance.  As an example, these 
requirements may include raising the finish floor elevation one foot above the expected 
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flood level and/or using flood resistant materials. 
 

3. ENVIRONMENTAL HEALTH DEPARTMENT: (Staff contact: Jeffrey Wong, [209] 468-0335) 
 

a. An application for Waste Discharge Requirements must be submitted to the Central Valley 
Regional Water Quality Control Board prior to development (California Water Code, Article 
4, Section 13260). 

 
b. A soil suitability/nitrate loading study incorporating proposed staff and customer use shall 

be submitted to the Environmental Health Department, indicating that the area is suitable 
for septic system usage.  The studies must be approved by the Environmental Health 
Department prior to issuance of building permit(s). (San Joaquin County Development 
Title, Section 9-1105.2(d)).  The fee will be based on the current schedule at the time of 
payment. 

 
The sewage disposal system shall comply with the onsite wastewater treatment systems 
standards of San Joaquin County prior to approval.  A percolation test that meets 
absorption rates of the manual of septic tank practice or E.P.A. Design Manual for onsite 
wastewater treatment and disposal system is required for each parcel. The fee will be 
based on the current schedule at the time of payment. 

 
c. The existing private water wells shall be tested for the chemical Dibromochloropropane 

(DBCP) with the results submitted to the Environmental Health Department prior to 
issuance of building permit(s).  Samples are to be taken and analyzed by a State-approved 
laboratory (San Joaquin County Development Title, Section 9-1115.7). 

 
 The supplier must possess adequate financial, managerial, and technical capability to 

assure delivery of pure, wholesome, and potable drinking water in accordance with San 
Joaquin County Development Title, Sections 9-1120.2 and 9-1115.9 and C.C.R., Title 22, 
and Health and Safety Code, Section 116525 116570.  

 
 Applicant shall contact Robert McClellon, Program Coordinator, Small Public Water 

System Program, at (209) 468-0332, to determine if the existing Transient Non-community 
water well can be permitted as a public water system prior to final occupancy. 

 
d. Submit to the Environmental Health Department revised site plans showing the maximum 

number of persons the sewage disposal system is being designed for. In addition, show 
on revised plans that the leach field area will be barricaded so it cannot be driven over, 
parked on, or used as a storage area. This leach field area must be used for that specific 
purpose only, and it cannot contain any underground utility lines (San Joaquin County 
Development Title, Section 9-1110.4(c)(5)). 

 
 In addition, the revised site plan shall incorporate the 100% designed sewage disposal 

replacement area. 
 
e. Construction of an individual sewage disposal system(s) under permit and inspection by 

the Environmental Health Department is required at the time of development based on the 
Soil Suitability/ Nitrate Loading Study findings (San Joaquin County Development Title, 
Section 9-1110.3 & 9-1110.4. 
 

f. Before any hazardous materials/waste can be stored or used onsite, the owner/operator 
must report to the California Environmental Reporting System (CERS) which can be found 
at cers.calepa.ca.gov/ for the following: 
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(1) Any amount of hazardous waste (for distribution centers this may include broken or 
damaged pallets (or individual containers) of hazardous materials, soaps, perfumes, 
cleaners, dyes, nicotine, over the counter medicines, or other household items 
packaged for sale that have been damaged; used oil, used oil filters, used oil-
contaminated absorbent/debris, waste antifreeze, used batteries or other universal 
waste, etc.) –Hazardous Waste Program. 
 

(2) Onsite treatment of hazardous waste – Hazardous Waste Treatment Tiered Permitting 
Program. 

 
(3) Reportable quantities of hazardous materials-reportable quantities are 55 gallons or 

more of liquids, 500 pounds for solids, or 200 cubic feet for compressed gases, with 
some exceptions. Carbon dioxide is a regulated substance and is required to be 
reported as a hazardous material if storing 1,200 cubic feet (137 pounds) or more 
onsite in San Joaquin County – Hazardous Materials Business Plan Program. 
 

(4) Any amount of hazardous material stored in an Underground Storage Tank – 
Underground Storage Tank Program. 
 

(5) Storage of at least 1,320 gallons of petroleum aboveground or any amount of 
petroleum stored below grade in a vault – Aboveground Petroleum Storage Program. 
 

(6) Threshold quantities of regulated substances stored onsite - California Accidental 
Release Prevention (CalARP) Program. 

 
g. If an underground storage tank (UST) system will be installed, a permit is required to be 

submitted to, and approved by, the San Joaquin County Environmental Health Department 
(EHD) before any UST installation work can begin.  Additionally, an EHD permit to operate 
the UST is required once the UST system in installed. 

 
h. If 1,320 gallons or more of petroleum is to be stored aboveground then a Spill Prevention, 

Countermeasures and Control (SPCC) Plan is required. If any amount of petroleum is to 
be stored in a below grade vault, an SPCC plan is required. 

 
4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Staff contact: Laurel Boyd, [209] 235-0600) 

 
a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and 

Open Space Plan (SJMSCP).  This can be up to a 90-day process and it is recommended 
that the project applicant contact SJMSCP staff as early as possible.  It is also 
recommended that the project applicant obtain an information package. 

 
5. CALIFORNIA DEPARTMENT OF TRANSPORTATION (Staff contact: Joshua Swearingen, 

[209] 948-7142) 
 
a. All work done within State Right of Way will require an Encroachment Permit. 
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Planning Commission Staff Report 
Item #3, May 7, 2020 

Time Extension No. PA-1600266 
Prepared by:  Giuseppe Sanfilippo 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Phrabuddhivongsamunee Buddhist Temple 
Project Applicant:  Sombun Laxsanaamporn  
 
Project Site Information 
Project Address:  11253 North Thornton Road, Stockton 
Project Location: On the west side of North Thornton Road, 2,630 feet north of Eight 

Mile Road, Stockton 
 
Parcel Number (APN): 055-200-03 Water Supply:   Private (Well) 
General Plan Designation: A/UR Sewage Disposal:   Private (Septic) 
Zoning Designation:  AG-40 Storm Drainage:   Private (On-site) 
Project Size:    1.5-acres 100-Year Flood:   No  
Parcel Size:    4.6-acres Williamson Act:   No 
Community:     Stockton Supervisorial District: 3 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C, Environmental Document) 
 
 
Project Description 
 
This project is a one-year Time Extension application for a previously approved Use Permit 
application to expand an existing neighborhood religious assembly facility with a maximum seating 
capacity of 120 people.  The expansion includes the construction of a 4,183-square-foot dormitory 
building with a kitchen and fellowship hall for visiting monks, and the addition of two (2) 400-square-
foot storage containers.  The project also includes three (3) temporary tents totaling 4,420 square 
feet to be used seasonally, for accessory events only.  The approved maximum number of attendees 
will not change. (Use Type: Religious Assembly-Neighborhood). 
 
With the original approval, building permits for the projects were to be issued within eighteen (18) 
months from the effective date of approval.  If approved, this Time Extension will extend the project 
approval by one (1) year.  If approved, the new expiration date for the project will be February 25, 
2021. 
 
  

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation
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Recommendation 
 

1. Adopt the previously approved Findings for Use Permit (Attachment D, Findings); 
 
 

2. Approve the Time Extension for Use Permit No. PA-1600266 with the attached previously 
approved Findings and Updated Conditions of Approval (Attachment E, Updated Conditions of 
Approval). 
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  April 27, 2020. 
Number of Public Hearing notices:  16 
Date of Public Hearing notice mailing:  April 24, 2020 
 
Referrals and Responses 
 
 Project Referral with Environmental 

Determination Date:  February 7, 2020 
 OPR State Clearinghouse #: 

N/A 
 

Agency Referrals 
Response Date - 

Referral 

County Departments  

Ag Commissioner 2/11/2020 

Assessor  

Board of Supervisors- District 
3 

 

Building Division  

Fire Prevention Bureau  

Public Works 2/18/2020 

Environmental Health 2/12/2020 

General Services  

Sheriff Office  

Mosquito & Vector Control  

State Agencies  

A.B.C.  

Department of Transportation  

District 10  

Division of Aeronautics  

C.H.P.  

C.R.W.Q.C.B.  

C.V.F.P.B.  

Fish & Wildlife, Division: 2  

Department of Conserviation  

Federal Agencies  

F.A.A.  

F.E.M.A. 2/18/2020 

U.S. Fish and Wildlife  
 

Agency Referrals Response Date - Referral 

Local Agencies  

A.L.U.C.  

City of Lodi  

City of Stockton  

Delta Protection 
Commission 

 

Lodi Unified School 
District 

 

S.J.C.O.G. 2/24/2020 
San Joaquin Farm 
Bureau 

2/26/2020 

San Joaquin Air 
Pollution Control 
District 

 

Woodbridge Irrigation 
District 

 

Lincoln Fire District  

Miscellaneous  

A.T.&T.  

B.I.A.  

Builders Exchange  

King-Lodi Airport  

Haley Flying Service  

North Valley Yokuts 
Tribe 

 

P.G.&E. 2/24/2020 
Precissi Flying 
Service 

 

Sierra Club  

 

 

  



Planning Commission Staff Report, Item #3. May 7, 2020 – PA-1600266 (UP, TE) 4 
 

This page intentionally left blank.  



Planning Commission Staff Report, Item #3. May 7, 2020 – PA-1600266 (UP, TE) 5 
 

ANALYSIS 
 
Background 
 
On August 16, 2018, the Planning Commission approved Use Permit No. PA-1600266 to expand 
an existing neighborhood religious assembly facility with a maximum seating capacity of 120 
people.  The expansion includes the construction of a 4,183-square-foot dormitory building with 
a kitchen and fellowship hall for visiting monks, and the addition of two (2) 400-square-foot storage 
containers.  
 
Pursuant to Development Title Section 9-220.13(b), approved applications shall lapse and 
become void eighteen (18) months after the effective date of approval if a required building permit 
is not issued or has lapsed.  As a result, the expiration date for this planning application was 
February 25, 2020. 
 
On November 19, 2019, the applicant submitted plans for the dormitory expansion (BP-1905051), 
and the plans required corrections.  On January 29, 2020, the applicant filed a one-year Time 
Extension application.  If this Time Extension application is approved, the new expiration date for 
will be February 25, 2021. 
 
Agricultural Commissioner 
 
The Community Development Department received an e-mail dated February 11, 2020, from the 
Agricultural Commissioner’s office regarding concerns about the compatibility of the religious 
assembly facility and farming operations surrounding the property.  The project site is surrounded 
by actively farmed vineyards to the north, west, and south and the concern is that that pesticide 
applications for the farming operations have the potential to impact the religious assembly.  
Therefore, the Agricultural Commissioner’s office requests that the applicants install a solid fence 
or a living fence (vegetation) around the parcel as a mitigation measure to reduce these potential 
impacts to a less than significant level.  The Community Development Department has reviewed 
this request, and concurs that a solid fence or living fence is required.  The applicant has agreed 
to this condition of approval and as a result, a solid fence or living fence has been added to the 
recommended Conditions of Approval. 
 
Farm Bureau  
 
The Community Development Department has received one (1) letter dated February 26, 2020, 
in opposition of the project from the San Joaquin Farm Bureau Federation stating land use 
compatibility concerns, and acknowledgement of the Right to Farm ordinance.  The San Joaquin 
Farm Bureau Federation previously commented on the project with the same comments, and the 
comments were previously addressed.  
 
Land use compatibility: The letter states concerns regarding land use compatibility for Religious 
Assembly - Neighborhood uses in the AG-40 (General Agriculture, 40-acre minimum) zone, and 
the potential impact on agricultural operations.  
 
The Religious Assembly - Neighborhood Use Type is a conditionally permitted use in the AG-40 
(General Agriculture, 40-acre minimum) zone with an approved Use Permit application, which, if 
approved, will be subject to the attached updated Conditions of Approval that provide 
requirements for development including providing adequate parking and setbacks and installation 
of a solid fence or living fence to ensure land use compatibility 
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Right to Farm:  The San Joaquin Farm Bureau Federation letter also states that "should this 
project move forward the applicants must acknowledge the Right to Farm ordinance and provide 
adequate parking and setbacks to minimize disruption to the commercial agricultural production 
in the vicinity of the project site.”  
 
All uses in the agricultural zone are subject to the San Joaquin County Right-to-Farm Ordinance 
(Ordinance Code of San Joaquin County Section 6-9004[C]), which states that San Joaquin 
County recognizes and supports the right to farm agricultural lands in a manner consistent with 
accepted customs, practices, and standards.  The Right-to-Farm Ordinance states, “Residents of 
property on or near agricultural land should be prepared to accept the inconveniences or 
discomforts associated with agricultural operations or activities. Such inconveniences or 
discomforts shall not be considered to be a nuisance”.  Therefore, the proposed religious 
assembly is subject to the Right-to-Farm Ordinance and must accept any inconveniences related 
to agricultural operations or activities as a normal and necessary aspect of operating the religious 
assembly in an agricultural area. 
 
CEQA Exemption 
 
This application is a one-year Time Extension, which will add one (1) year to the project.  No other 
changes are proposed with this application, and no additional Conditions of Approval are 
recommended for adoption.  CEQA Guidelines Section 15061(b)(3), which states that a project is 
exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects 
that have the potential for causing a significant effect on the environment.  Where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant effect 
on the environment, the activity is not subject to CEQA.  The Community Development 
Department determined that the proposed one-year Time Extension will not cause a significant 
effect on the environment. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Adopt the previously approved Findings for Use Permit (Attachment D, Previously Approved 
Findings); 

 
2. Approve the Time Extension for Use Permit No. PA-1600266 with the attached Updated 

Conditions of Approval (Attachment E, Updated Conditions of Approval).  
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Previously Approved Findings 
 
1. The proposed use is consistent with the General Plan, any applicable Master Plan, Specific 

Plan, and Special Purpose Plan and any other applicable plan adopted by the County. 
 

 This finding can be made because the Religious Assembly-Neighborhood use 
type is consistent with the General Plan’s General Agriculture (A/G) designation 
and in turn may be conditionally permitted with a Use Permit application in the 
General Agriculture, 40 acre minimum (AG-40) zone. The proposed expansion of 
an existing neighborhood religious assembly is consistent with the goals, 
policies, standards, and maps of the General Plan, and there are no Master Plans 
or Special Purpose Plan applicable to this site. 

 
2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other 

necessary facilities have been provided, and the proposed improvements are properly 
related to existing and proposed roadways. 

 
 This finding can be made because the necessary facilities and improvements are 

existing or proposed.  The Environmental Health Department is requiring a soil 
suitability/nitrate loading study that incorporates the proposed expansion to 
determine the area suitable for septic tank usage. The construction of an 
individual sewage disposal system under permit and inspection by the 
Environmental Health Department is required at the time of development based on 
the San Joaquin County Sewage Standards and proposed population served. Also 
as a Condition of Approval, the Department of Public Works is requiring the 
developer to provide drainage facilities that meet the requirements of San Joaquin 
County Development Standards for any additional runoff attributed to this project 
development. 
 

3.   The site is physically suitable for the type of development and for the intensity of 
development. 
 

 This finding can be made because the 4.6-acre parcel is of adequate size and 
shape to accommodate the proposed expansion to the existing neighborhood 
religious assembly facility and all necessary improvements. The site plan shows 
that there is sufficient area for parking and circulation, in compliance with 
Standards of the Development Title. The access driveway meets the twenty-five 
(25) foot minimum requirement for two-way access. 

 
4.   Issuance of the permit will not be significantly detrimental to the public health, safety, or 
welfare or be injurious to the property or improvements of adjacent properties 
 

 This finding can be made because the Initial Study prepared for the project found 
no potentially significant environmental impacts. Outdoor events shall comply 
with the noise performance standards for stationary noise to assure any impacts 
are less than significant. 

 
5.   The use is compatible with adjoining land use.  
 

 This finding can be made because the proposed use will not interfere with nor 
alter the current land uses on adjacent properties. The surrounding parcels are 
agricultural with scattered residences. The proposed use may be conditionally 
permitted in the AG-40 zone with an approved Use Permit application. 
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Updated Conditions of Approval 
 
A one-year Time Extension for Use Permit Application No. PA-1600266  was approved by the 
Planning Commission on April 2, 2020. The effective date of approval is August 25, 2018. This 
approval will expire on  February 25, 2020 2021, which is 18 30 months from the effective date 
of approval, unless (1) all Conditions of Approval have been complied with, (2) all necessary 
building permits have been issued and remain in force, and (3) all necessary permits from 
other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be 
fulfilled prior to the establishment of the use and the issuance of any building permits. Those 
Conditions followed by a Section Number have been identified as ordinance requirements 
pertinent to this application. Ordinance requirements cannot be modified, and other 
ordinance requirements may apply 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT  (Contact: [209] 468-3121) 
 

a. BUILDING PERMIT:  Submit an “APPLICATION-COMMERCIAL BUILDING PERMIT”.  The 
Site Plan required as a part of the building permit must be prepared by a registered civil 
engineer or licensed architect.  This Plan must show drainage, driveway access details 
including gates, on-site parking, landscaping, signs, existing and proposed utility services, 
and grading (refer to the “SITE PLAN CHECK LIST” for details).  A fee is required for the Site 
Plan review.  (Development Title Section 9-884) 

 
b. APPROVED USE: This approval is for an expansion of an existing neighborhood religious 

assembly facility for a maximum seating capacity of 120 people as shown on the revised site 
plan dated June 1, 2018.  (Use Type: Religious Assembly-Neighborhood).  
 

A. This project includes the construction of the following structures: 
 

 4,183-square-foot dormitory building. 
 Two (2) 400-square-foot storage containers. 
 Three (3) temporary tents totaling 4,420 square feet for events only. 

 
B. The existing structures include: 
 

 3,911 square foot assembly hall. 
 400 square foot detached bathrooms. 
 1,269 square foot single family residence. 

 
These Conditions of Approval supersede the Conditions of Approval for Site Approval 
application No. PA-0900291. 
 

c. CAPITAL FACILITY FEE:  This project may be subject to the Capital Facility Fee.  If the 
Capital Facility Fee is applicable, the County shall collect the fees before the issuance of any 
building permits.  (Development Title Section 9-1245.2) 

 
d. PARKING:  Off-street parking shall be provided and comply with the following: 

 
1. All parking spaces, driveways, and maneuvering areas shall be surfaced and 

permanently maintained with base material of appropriate depth and asphalt concrete to 
provide a durable, dust free surface.  Bumper guards shall be provided where necessary 
to protect adjacent structures or properties.  (Development Title Section 9-1015.5[e]) 
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2. A minimum of forty (40) parking spaces shall be provided. (0.33 spaces are required per 

seat.)  (Development Title Section 9-1015.3) 
 

3. Each parking stall shall be an unobstructed rectangle, minimum nine (9) feet wide and 
twenty (20) feet long.  (Development Title Section 9-1015.5[b]) 
 

4. All parking stalls and directional arrows must be delineated with paint.  (Development 
Title Section 9-1015.5[d]) 

 
5. Parking spaces for persons with disability shall be provided as required by Chapters 

11A and 11B of the California Building Code.  
 

e. ACCESS AND CIRCULATION:  The following requirements apply and shall be shown on 
the Site Plan: 

 
1. Access driveways shall have a width of no less than twenty-five (25) feet for two-way 

aisles and sixteen (16) feet for one-way aisles, except that in no case shall driveways 
designated as fire department access be less than twenty (20) feet wide.  (Development 
Title Section 9-1015.5[f][1]) 

 
f. LIGHTING:  Lighting shall be provided and comply with the following: 
 

1. If the parking area is to be used at night, parking lot and security lighting shall be installed.  
(Development Title Section 9-1015.5[g]) 

 
2. Any lighting shall be designed to confine direct rays to the premises.  No spillover beyond 

the property lines shall be permitted except onto public thoroughfares, provided, 
however, that such light shall no cause a hazard to motorists.  (Development Title Section 
9-1015.5[g][4]) 

 
g. LANDSCAPING:  Landscaping shall be provided and comply with the following: 

 
1. A minimum ten (10) foot wide landscaped strip, respecting the ultimate right-of-way with 

of Thornton Road, shall be installed across the frontage of the project site (Development 
Title Section 9-1020.5[c]). 

 
The existing landscaping meets this requirement. 

 
2. Areas of the property which are not part of the project shall be barricaded from traffic and 

kept mowed and dust free. 
 

h. SCREENING:  Screening shall be provided and comply with the following: 
 

1. All storage materials and related activities, including storage areas for trash, shall be 
screened so as not to be visible from adjacent properties and public right-of-ways.  
Screening shall be six (6) to seven (7) feet in height.  Outside storage is not permitted in 
front yards, street side yards, or in front of main buildings.  (Development Title Section 9-
1022.4[d][2]) 
 

2. A six (6) to seven (7) foot tall solid or living fence shall be installed along the north, west, 
and south property line of parcel 055-200-03. 
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i. SIGNS:  Sign details shall be consistent with Chapter 9-1710 of the Development Title and 
be included on the Site Plan.  All portions of any sign shall be set back a minimum of five (5) 
feet from any future right-of-way line, including any corner cut-off (snipe).  (Development Title 
Section 9-1710.2[g]) 

 
j. SPECIAL OUTDOOR EVENTS:  The New Year and Katin celebration do not require a 

Special Outdoor Event application. 
 

k. BUILDING CODE REQUIREMENTS:  The following California Building Code (CBC) and 
San Joaquin County Ordinance requirements will be applicable to the proposed project.  
The following conditions shall be addressed prior to submittal of a building permit 
application to the Building Inspection Division: 

 
1. A building permit for each separate structure or building is required. Submit plans, 

Specifications and supporting calculations, prepared by a Registered Design 
Professional (architect or engineer) for each structure or building, showing compliance 
with the 2016 California Building, Existing Building, Mechanical, Plumbing, Electrical, 
Energy and Fire Codes as may be applicable.  Plans for the different buildings or 
structures may be combined into a single set of construction documents. 
 

2. A grading permit will be required for this project. Submit plans and grading 
calculations, including a statement of the estimated quantities of excavation and fill, 
prepared by a Registered Design Professional. The grading plan shall show the 
existing grade and finished grade in contour intervals of sufficient clarity to indicate the 
nature and extent of the work and show in detail that it complies with the requirements 
of the code. The plans shall show the existing grade on adjoining properties in 
sufficient detail to identify how grade changes will conform to the requirements of the 
code. 

 
3. The required plans must be complete at the time of submittal for a building permit.  

Plans must address building design and construction, fire and life safety requirements, 
accessibility and show compliance with the current California codes and San Joaquin 
County ordinances.  A complete set of plans must include fire sprinkler plans, truss 
design submittals, metal building shop drawings, structural plans and calculations, 
plumbing, electrical and mechanical drawings and energy report. 

 
4. For each proposed new building, provide the following information on the plans: 

 
A. Description of proposed use 
B. Existing and proposed occupancy Groups 
C. Type of construction 
D. Sprinklers (Yes or No 
E. Number of stories 
F. Building height 
G. Allowable floor area 
H. Proposed floor area 
I. Occupant load based on the CBC 
J. Occupant load based on the CPC 

 
5. Accessible routes shall be provided per CBC § 11B-206. At least one accessible route 

shall be provided within the site from accessible parking spaces and accessible 
passenger loading zones; public streets and sidewalks; and public transportation stops 
to the accessible building or facility entrance they serve. Where more than one route 
is provided, all routes must be accessible. §11B- 206.2.1  
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6. At least one accessible route shall connect accessible buildings, accessible facilities, 

accessible elements and accessible spaces that are on the same site. §11B-206.2.2  
 

7. Parking spaces will be required to accommodate persons with disabilities in 
compliance with Chapter 11B of the California Building Code.  Note that accessible 
parking spaces are required for each phase of the project. These parking space(s) 
shall be located as close as possible to the primary entrance to the building. 

 
8. Adequate sanitary facilities shall be provided for the facility, per the requirements of 

Chapter 4 of the California Plumbing Code. 
 

9. Pursuant to Section 422.4 of the California Plumbing Code, toilet facilities shall be 
accessible to employees at all times, should not be more than 500 feet from where 
employees are regularly employed and accessible by not more than one (1) flight of 
stairs.  The plans shall indicate the location of the toilet facilities and the travel distance 
from work areas. 

 
10. This project will be required to comply with the Model Water Efficient Landscape 

Ordinance requirements of the California Code of Regulations, Title 22, Division 2, 
Chapter 2.7  

 
11. Permits for temporary tents shall be obtained from City of Stockton Fire Department.  

 
2. DEPARTMENT OF PUBLIC WORKS (Contact:  [209] 468-3000). 
 

a. The developer shall provide drainage facilities in accordance with the San Joaquin County 
Development Standards.  Retention basins shall be fenced with six (6) foot high chain link 
fence or equal when the maximum design depth is eighteen (18) inches or more.  Required 
retention basin capacity shall be calculated and submitted along with a drainage plan for 
review and approval, prior to release of building permit. (Development Title Section 9-
1135) 

 
b. The Traffic Impact Mitigation Fee shall be required for this application.  The fee is due and 

payable at the time of building permit application. The fee will be based on the current 
schedule at the time of payment. The fee shall be automatically adjusted July 1 of each 
year by the Engineering Construction Cost Index as published by the Engineering News 
Record.  (Resolutions R-00-433) 

 
c. The Regional Transportation Impact Fee shall be required for this application.  The fee is 

due and payable at the time of building permit application.  The fee will be based on the 
current schedule at the time of payment.  (Resolution R-06-38) 

 
d. A copy of the Final Site Plan shall be submitted prior to release of building permit. 

 
e. The proposed project disturbs less than one (1) acre of ground and is not part of a larger 

plan of common development.  The construction phase of the proposed project shall follow 
best management practices as may be appropriate to minimize the discharge and 
transport of pollutants. (Title 5-Health and Sanitation, Division 10-Storm Water 
Management and Discharge Control)   

 
Informational Notes: 
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1. A Solid Waste Diversion Plan for all applicable projects must be submitted to the 
Building Division of the Community Development Department prior to issuance of the 
building permit. Contact the Solid Waste Division (468-3066) for information. 

 
2. This property is subject to the requirements of San Joaquin County Mosquito & Vector 

Control District (209-982-4675) and the California Health and Safety Code for the 
prevention of mosquitoes. Best Management Practices (BMP) guidelines for 
stormwater devices, ponds and wetlands are available. 

 
3. All future building permits for projects located within a Special Flood Hazard Area at 

the time of permit issuance shall meet the San Joaquin County flood hazard reduction 
requirements (Title 9, Chapter 9-1605) and all requirements of the State of California 
(CCR Title 23) that are in force at the time of permit issuance.  As an example, these 
requirements may include raising the finish floor elevation one foot above the expected 
flood level and/or using flood resistant materials. 

 
3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact:  [209] 468-3420) 
 

a. Submit a soil suitability/nitrate study incorporating proposed staff and customer use shall 
be submitted to the Environmental Health Department, indicating that the area is suitable 
for septic system usage.  The studies must be approved by the Environmental Health 
Department prior to issuance of building permit(s). (San Joaquin County Development 
Title, Section 9-1105.2(d)).  The fee will be based on the current schedule at the time of 
payment. 

 
The sewage disposal system shall comply with the onsite wastewater treatment systems 
standards of San Joaquin County prior to approval.  A percolation test that meets 
absorption rates of the manual of septic tank practice or E.P.A. Design Manual for onsite 
wastewater treatment and disposal system is required for each parcel. The fee will be 
based on the current schedule at the time of payment. 

 
b. The existing private water well shall be tested for the chemical Dibromochloropropane 

(DBCP) and nitrates with the results submitted to the Environmental Health Department 
prior to issuance of building permit(s).  Samples are to be taken and analyzed by a State-
approved laboratory.  (San Joaquin County Development Title, Section 9-1115.7). 

 
c. Submit to the Environmental Health Department revised site plans showing the location 

and configuration of any existing and proposed sewage disposal systems, along with the 
area required to be reserved for future sewage disposal repair/replacement (area for 100% 
sewage disposal replacement). The plans shall include the design calculations, including 
the maximum number of persons the sewage disposal system is proposed to serve. In 
addition, show on revised plans that the disposal field area will be barricaded so it cannot 
be driven over, parked on, or used as a storage area. This disposal field area must be 
used for that specific purpose only, and it cannot contain any underground utility lines (San 
Joaquin County Development Title, Section 9-1110.4(c)(5)).Construction of an individual 
sewage disposal system(s) under permit and inspection by the Environmental Health 
Department is required at the time of development based on the Soil Suitability/ Nitrate 
Loading Study findings (San Joaquin County Development Title, Section 9-1110.3 & 9-
1110.4). 

 
d. Applicant shall contact Robert McClellon, Program Coordinator, Small Public Water 

System Program, at (209) 468-0332, to determine if the existing well can be permitted as 
a public water system prior to issuance of building permit(s). 
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e. Destroy the abandoned well, which was identified on EHD well permit 79-1210 dated 
November 1, 1979, under permit and inspection by the Environmental Health Department 
as required by San Joaquin County Development Title, Section 9-1115.5(e). 

 
f. Any geotechnical drilling shall be conducted under permit and inspection by The 

Environmental Health Department (San Joaquin County Development Title, Section 9-
1115.3 and 9-1115.6). 

 
g. Before any hazardous materials/waste can be stored or used onsite, the owner/operator 

must report the use or storage of these hazardous materials to the California 
Environmental Reporting System (CERS) at cers.calepa.ca.gov/ and comply with the laws 
and regulations for the programs listed below (based on quantity of hazardous material in 
some cases). 

 
1. Any amount but not limited to the following hazardous waste; hazardous material spills, 

used oil, used oil filters, used oil-contaminated absorbent/debris, waste antifreeze, 
used batteries or other universal waste, etc. – Hazardous Waste Program (Health 
&Safety Code (HSC) Sections 25404 & 25180 et sec.) 

 
2. Onsite treatment of hazardous waste – Hazardous Waste Treatment Tiered Permitting 

Program (HSC Sections 25404 & 25200 et sec. & California Code of Regulations 
(CCR), Title 22, Section 67450.1 et sec.) 

 
3. Reportable quantities of hazardous materials-reportable quantities are fifty-five 55 

gallons or more of liquids, 500 pounds for solids, or 200 cubic feet for compressed 
gases, with some exceptions. Carbon dioxide is a regulated substance and is required 
to be reported as a hazardous material if storing 1,200 cubic feet (137 pounds) or more 
onsite in San Joaquin County – Hazardous Materials Business Plan Program (HSC 
Sections 25508 & 25500 et sec.) 

 
4. Any amount of hazardous material stored in an Underground Storage Tank – 

Underground Storage Tank Program (HSC Sections 25286 & 25280 et sec.) 
 

 If an underground storage tank (UST) system will be installed, a permit is required 
to be submitted to, and approved by, the San Joaquin County Environmental 
Health Department (EHD) before any UST installation work can begin. 

 
 Additionally, an EHD UST permit to operate is required once the approved UST 

system is installed. 
 

5. Storage of at least 1,320 gallons of petroleum aboveground or any amount of 
petroleum stored below grade in a vault – Aboveground Petroleum Storage Program 
(HSC Sections 25270.6 & 25270 et sec.) 

 
 Spill Prevention, Countermeasures and Control (SPCC) Plan requirement 

 
6. Threshold quantities of regulated substances stored onsite - California Accidental 

Release Prevention (CalARP) Program (Title 19, Section 2735.4 & HSC Section 
25531 et sec. 

 
 Risk Management Plan requirement for covered processes 
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4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact:  [209] 235-0600). 
 

a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and 
Open Space Plan (SJMSCP). This can be up to a 90-day process and it is recommended 
that the project applicant contact SJMSCP staff as early as possible. It is also 
recommended that the project applicant obtain an information package. 



1810 E. Hazelton Avenue    |    Stockton, California 95205    |    (209) 468-3121    |    www.sjgov.org/commdev 
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Use Permit No. PA-1900127 
Prepared by:  Alisa Goulart 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Gurdwara Gur Nanak Parkash, Inc. 
Project Applicant:  Sukhjit “Tony” Singh  
 
Project Site Information 
Project Address:  16101 West Grant Line Road, Tracy 
Project Location: On the north side of West Grant Line Road, 985 feet east of South 

Hansen Road, northwest of Tracy 
 
Parcel Number (APN): 209-190-33 Water Supply:   Private (Well) 
General Plan Designation: A/G Sewage Disposal:   Private (Septic) 
Zoning Designation:  AG-40 Storm Drainage:   On-site 
Project Size:    13 acres 100-Year Flood:   No 
Parcel Size:    20 acres Williamson Act:   No 
Community:     Tracy Supervisorial District: 5 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (See Attachment C, Environmental 

Document) 
 
 
Project Description 
 
This project is a Use Permit application to expand an existing religious assembly in two (2) phases 
over four (4) years. The proposal includes increasing the maximum seating capacity from 170 to 
700. Phase 1 includes the construction of a 28,965 square foot assembly hall, a 250 square foot 
well house, a 700 square foot fire suppression water pump house, a 6,453 square foot porch and 
hallway structure to connect the proposed assembly hall with a future social hall, and the 
conversion of an existing 6,150 square foot agricultural building into a storage building. Phase 2 
includes the construction of a 17,715 square foot social hall with a kitchen, dining area, and retreat 
area. (Use Type: Religious Assembly – Regional)  (See Attachment A, Site Plan) 
 
Recommendation 
 
1. Adopt the Mitigated Negative Declaration (Attachment C, Environmental Document);  
2. Adopt the Findings for Use Permit (Attachment D, Findings); and 
3. Approve Use Permit No. PA-1900127 with the attached Conditions of Approval (Attachment E, 

Conditions of Approval) 
  

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  April 27, 2020 
Number of Public Hearing notices:  Thirty-one (31) 
Date of Public Hearing notice mailing:  April 24, 2020 
 
Referrals and Responses 
 Early Consultation Date:  June 14, 2019  Mitigated Negative Declaration Posting 

Date:  January 21, 2020 
 Project Referral with Environmental 

Determination Date:  January 24, 2020 
 OPR State Clearinghouse #: 

2020019058 
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
County Departments   

Ag Commissioner   

Assessor   

Building Division 6/27/2019  

Fire Prevention 
Bureau 

  

Public Works 12/23/2019 1/29/2020 

Environmental Health 7/23/2019 9/17/2019 

General Services   

Sheriff Office   

Supervisor District 5   

Delta Commission   

State Agencies   

Caltrans District 10   

C.H.P.   

C.R.W.Q.C.B. 7/3/2019  

C.V.F.P.B.   

Fish & Wildlife, 
Division: 3 

 2/11/2020 

Department of 
Conservation 

  

Federal Agencies   

F.E.M.A.   

US Fish & Wildlife   

Army Corps of 
Engineers 

  
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
Local Agencies   

Delta Stewardship 
Council 

  

South San Joaquin Co. 
Fire Authority 

7/18/2019  

Mosquito & Vector 
Control 

  

S.J.C.O.G. 10/3/2019  

San Joaquin Farm 
Bureau 

6/26/2019  

San Joaquin Air 
Pollution Control District 

7/2/2019 12/13/2019 

West Side Irrigation 
District 

  

Lammersville Unified 
School District 

  

Miscellaneous   

A.T.&T.   

Delta Keeper   

Union Pacific Railroad   

Sierra Club   

Haley Flying Service   

CA Native American 
Heritage Commission 

  

P.G.&E.   

Precissi Flying Service   

Sierra Club   

CA Tribal TANF 
Partnership 

  

CA Valley Miwok Tribe   

CA Valley Yokuts Tribe   
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ANALYSIS 
 
Background 
 
On October 31, 1994, the Community Development Department approved Site Approval No. SA-
94-0040 for agricultural truck parking for two (2) trucks and four (4) trailers on the project site. 
This Site Approval will remain in effect and permits agricultural truck parking on this parcel with 
the condition that the truck owner-operator must reside on site. (Development Title 9-605.6[f][3]) 
The applicant states that, currently, the agricultural truck parking is not being used but the 
conditions for its use are understood. 
 
On January 9, 1997, the Planning Commission approved Use Permit No. UP-96-0006 for a 
religious assembly with a maximum seating capacity of 170. The approval included the conversion 
of an existing 3,200 square foot agricultural truck parking maintenance building into a religious 
assembly building, the conversion of an existing 1,000 square foot garage into a kitchen and 
restrooms, and the use of an existing residence as a clergy house. This use has since been 
established. (Use Type: Religious Assembly – Neighborhood) 
 
On April 19, 2001, the Planning Commission approved a Revisions of Approved Actions 
application for Use Permit No. UP-96-0006 to expand the religious assembly parking lot to allow 
for the temporary parking of two (2) trucks as an accessory use to the religious assembly. The 
purpose was to provide truck drivers visiting the gurdwara with an adequate place to temporarily 
park their trucks during their visits. Overnight truck parking was specifically prohibited with this 
permit. 
 
In 2011 and 2016, the Planning Commission approved new Use Permit applications to expand 
the existing religious assembly. However, on both occasions, the applicant was unable to fulfill 
the Conditions of Approval prior to the expiration dates of the Use Permits. The same applicant 
has submitted this subject application to expand the religious assembly. 
 
Traffic 
 
The Department of Public Works had previously required a full traffic study for the 2011 Use 
Permit. The traffic study was completed by TJKM Traffic Consultants (TJKM) and concluded that 
there was sufficient roadway capacity to accommodate the proposed project trips based on the 
roadway analysis of peak hour volumes. TJKM recommended mitigation measures to reduce 
potential traffic-related impacts to a less than significant level. The recommendations were 
included with the previously approved conditions of approval. 
 
The recommended mitigation measures included the following: 
 

 Construct a 580 foot long eastbound left-turn lane on W. Grant Line Road approaching 
the main project entry. 

 
 Construct a two-way left-turn lane on W. Grant Line Road extending easterly from the 

project’s main entrance and continuing 450 feet easterly from the east entrance. 
 
 Construct a westbound right-turn lane from the west entrance and continuing 100 feet 

easterly from the east entrance. 
 
 Stripe and sign the west entrance access to indicate the following movements are 

allowed: Right in, Right out. 
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 Provide an overflow parking lot that can accommodate 100 additional parking spots for 
occasional high parking demand. The overflow parking lot shall, at a minimum, be 
graded soil that will accommodate storm drainage runoff. 

 
The Department of Public Works required an update to the 2011 Traffic Impact Analysis to 
determine if the previous analysis was still adequate. The update, dated November 8, 2019, 
concluded that the project as proposed will require the same recommended mitigation measures 
listed above. The mitigation measures are included in the recommended conditions of approval 
for this Use Permit. 
 
San Joaquin Farm Bureau Federation 
 
The Community Development Department received a letter from the San Joaquin Farm Bureau 
Federation dated June 26, 2019 stating that the use of agricultural land for religious assemblies 
is not agricultural in nature and is disruptive to adjacent agricultural uses due to traffic, parking, 
proximity to agricultural uses, and events.  
 
Land Use: The Development Title Table 9-605.2, permits the Religious Assembly use type in the 
AG zone with an approved Use Permit. The subject property is zoned AG-40, therefore the 
proposed use may be conditionally permitted provided all of the required findings can be made in 
the affirmative. 
 
Traffic and Parking: A traffic impact study and supplemental update, concluded that there is 
sufficient roadway capacity to accommodate the proposed project expansion. Additionally, 
roadway improvements are required that will reduce impacts resulting from the increased traffic 
to a less than significant level. The project is also conditioned to provide an overflow parking lot 
to accommodate an additional 100 vehicles for occasions when attendance is greater than usual. 
These mitigation measures reduce any potentially significant traffic related impacts to a less than 
significant level. 
 
Proximity: The minimum building setback for the side yards in the AG-40 zone is ten (10) feet 
and the rear setback is thirty (30) feet. (Development Title Section 9-610.5)  All of the existing 
buildings meet the minimum setback requirements. The proposed buildings also meet the 
minimum setback requirements as the proposed buildings are setback one-hundred (100) feet or 
more from the property lines. Additionally, the site has an existing solid, six-foot high perimeter 
wall separating it from adjacent parcels and providing an additional buffer from surrounding 
agricultural uses. 
 
California Department of Fish & Wildlife 
 
The San Joaquin Council of Governments (SJCOG) is the agency responsible for verifying the 
correct implementation of the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMSCP). SJCOG has determined that the project is subject to the plan and the 
applicant has agreed to participate in the plan. The Community Development Department (CDD) 
received a comment letter from the California Department of Fish & Wildlife dated February 11, 
2020 stating that revisions may be needed to the mitigation measures proposed in the Initial Study 
in order to lessen impacts to special-status plants and animal species. CDD forwarded the letter 
to SJCOG and SJCOG, after reviewing the comments from the California Department of Fish & 
Wildlife, confirmed that the items discussed in the letter will be addressed through the SJMSCP. 
Participation in the plan will be required prior to issuance of a building permit. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Adopt the Mitigated Negative Declaration (Attachment C, Environmental Document);  
 

2. Adopt the Findings for Use Permit (Attachment D, Findings); and 
 

3. Approve Use Permit No. PA-1900127 with the attached Conditions of Approval (Attachment 
E, Conditions of Approval) 
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FINDINGS FOR USE PERMIT 
 

1. The proposed use is consistent with the goals, policies, standards, and maps of the General 
Plan, any applicable Master Plan, Specific Plan, and Special Purpose Plan, and any other 
applicable plan adopted by the County. 

 
 This Finding can be made because the expansion of a Religious Assembly – 

Regional use type may be conditionally permitted in the AG-40 (General Agriculture, 
40 acre minimum) zone with an approved Use Permit application. The project site 
has a General Plan designation of A/G (General Agriculture), and the AG-40 zone is 
an implementing zone for this designation. The proposed religious assembly 
expansion is consistent with the goals, policies, standards and maps of the General 
Plan, and there are no Master Plans or Specific Plans in the vicinity. 

 
2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other 

necessary facilities have been provided, and the proposed improvements are properly related 
to existing and proposed roadways. 

 
 This Finding can be made because adequate utilities, access roads, sanitation, 

drainage, and other necessary facilities have been provided and the proposed 
improvements are properly related to existing and proposed streets and highways. 
The project site is already served by an on-site well. Construction of an onsite 
wastewater treatment system is required, under permit and inspection by the 
Environmental Health Department, as a Condition of Approval. The Department of 
Public Works is requiring the developer to provide drainage facilities that meet the 
requirements of San Joaquin County Development Standards for the runoff 
attributed to this application. 
 
In addition, a traffic study and subsequent technical memorandum were performed 
and, as a result, the Department of Public Works is requiring mitigation measures 
in the form of road improvements to improve the project entrance to reduce impacts 
resulting from the project’s driveway turning movement volumes. 

 
3. The site is physically suitable for the type of development and for the intensity of development. 
 

 This Finding can be made because the property is twenty (20) acres and of adequate 
size and shape to accommodate the proposed use and all yards, building coverage, 
setbacks, parking areas and other requirements of the Development Title.  

 
4. Issuance of the permit will not be significantly detrimental to the public health, safety, or 

welfare, or be injurious to the property or improvements of adjacent properties. 
 

 This Finding can be made because an Initial Study prepared for this project found 
no potentially significant environmental impacts.  
 

5. The use is compatible with adjoining land uses. 
 

 This Finding can be made because the proposed use will not interfere with nor alter 
the current land uses on adjacent properties. The adjacent parcels are primarily 
agricultural with scattered residences, and the nearest residence is located 880 feet 
west of the project site. The proposed use may be conditionally permitted in the 
AG-40 (General Agriculture, 40 acer minimum) zone subject to an approved Use 
Permit application.  
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CONDITIONS OF APPROVAL 
PA-1900127 

GURDWARA GUR NANAK PARKASH, INC. 
 
Use Permit Application No. PA-1900127 was approved by the Planning Commission on .  The 
effective date of approval is .  This approval will expire on , which is 18 months from the 
effective date of approval, unless (1) all Conditions of Approval have been complied with, (2) 
all necessary building permits have been issued and remain in force, and (3) all necessary 
permits from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be 
fulfilled prior to the establishment of the use and the issuance of any building permits.  Those 
Conditions followed by a Section Number have been identified as ordinance requirements 
pertinent to this application.  Ordinance requirements cannot be modified, and other 
ordinance requirements may apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 
 

a. BUILDING PERMIT:  Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT".  The 
Site Plan required as a part of the building permit must be prepared by a registered civil 
engineer or licensed architect. This Plan must show drainage, driveway access details 
including gates, on-site parking, landscaping, signs, existing and proposed utility services, 
and grading (refer to the "SITE PLAN CHECK LIST" for details). Foundation and soils 
investigation shall be conducted in conformance with Chapter 18 of the California Building 
Code at the time of permit application. A fee is required for the Site Plan review.  
(Development Title Section 9-884) 

 
b. APPROVED USE:  This approval is for the expansion of an existing religious assembly in 

two (2) phases over four (4) years. The proposal includes increasing the maximum seating 
capacity from 170 to 700. (Use Type: Religious Assembly  – Regional) 
 
1. Phase 1 - Includes the following: 

 
 construction of a 28,965 square foot assembly hall 
 construction of a 250 square foot well house 
 construction of a 700 square foot fire suppression water pump house 
 construction of a 6,453 square foot porch and hallway structure to connect the 

proposed assembly hall with a future social hall 
 conversion of an existing 6,150 square foot agricultural building into a storage 

building. 
 

2. Phase 2 - Includes the following: 
 
 construction of a 17,715 square foot social hall with a kitchen, dining area, and 

retreat area.  
 
These Conditions of Approval supersede the Conditions of Approval for Use Permit No. UP-
96-0006 and are in addition to the Conditions of Approval for SA-94-0040. 
 
Previously Constructed Approved Structures: 

 4,920 square foot assembly hall 
 1,409 square foot office/garage 
 2,500 square foot residence (priest’s house) 
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 4,250 square foot residence 
 320 square foot shed 
 96 square foot shed 

 
c. CAPITAL FACILITY FEE:  This project may be subject to the Capital Facility Fee. If the 

Capital Facility Fee is applicable, the County shall collect the fees before the issuance of any 
building permits. (Development Title Section 9-1245.2) 
 

d. PARKING: Off-street parking shall be provided and comply with the following: 
 

1. All parking spaces, driveways, and maneuvering areas shall be surfaced and 
permanently maintained with base material of appropriate depth and asphalt concrete or 
Portland cement concrete to provide a durable, dust free surface. Bumper guards shall 
be provided when necessary to protect adjacent structures or properties. (Development 
Title Section 9-1015.5[e]) 

 
2. A minimum total of 178 parking spaces, in addition to the 56 previously required 

parking spaces (UP-96-0006), are required for Phase 1, for a total of 234 parking 
spaces. No additional parking spaces are required for Phase 2. (0.33 spaces per 
seat/occupancy) (Development Title Section 9-1015.3) 

 
3. Each parking stall shall be an unobstructed rectangle, minimum nine (9) feet wide and 

twenty (20) feet long. (Development Title Section 9-1015.5[b]) 
 

4. Parking spaces for persons with disability shall be provided as required by Chapters 11A 
and 11B of the California Building Code. 

 
5. A maximum of two (2) truck parking spaces shall be provided (UP-96-0006[RA]). 
 
6. All parking spaces for trucks and all major truck circulation lanes shall be surfaced and 

permanently maintained with asphalt concrete or Portland cement concrete. Bumper 
guards shall be provided when necessary to protect adjacent structures or properties. 
(Development Title Section 9-1015.5[e]) 

 
7. Truck parking spaces shall be a minimum of twenty-five (25) feet in length and fifteen 

(15) feet in width and shall have a minimum height clearance of fourteen (14) feet. 
(Development Title Section 9-1015.6[c][1])  

 
e. ACCESS AND CIRCULATION:  The following requirements apply and shall be shown on 

the Site Plan: 
 
1. Access driveways shall have a width of no less than twenty-five (25) feet for two-way 

aisles and sixteen (16) feet for one-way aisles, except that in no case shall driveways 
designated as fire department access be less than twenty (20) feet wide. (Development 
Title Section 9-1015.5[h][1]) 

 
f. LIGHTING: Lighting shall be provided and comply with the following: 

 
1. If the parking area is to be used at night, parking lot lighting shall be installed. 

(Development Title Section 9-1015.5[g]) 
 
2. Any lighting shall be designed to confine direct rays to the premises. No spillover beyond 

the property lines shall be permitted except onto public thoroughfares, provided, 
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however, that such light shall not cause a hazard to motorists. (Development Title Section 
9-1015.5[g][4]) 

 
g. LANDSCAPING:  Landscaping shall be provided and comply with the following: 

 
1. This project will be required to comply with the Model Water Efficient Landscape 

Ordinance Requirement per California Code of Regulations, Title 23, Division 2, Chapter 
2.7. 

 
2. A minimum ten (10) foot wide landscaped strip, respecting the ultimate right-of-way width 

of W. Grant Line Road, shall be installed across the frontage of the project site. 
(Development Title Section9-1020.7[a]) 
 
The existing landscaping meets this requirement. 

 
3. The parking area shall be landscaped as specified in Section 9-1020.5 of the 

Development Title.  The parking area shall be provided with a minimum of five percent 
(5%) of landscaping within the perimeter of the parking area, not including landscaping 
along the street frontage.  One (1) tree for each five (5) parking stalls shall be planted, 
evenly spaced throughout the parking lot. 

4. All areas not used for buildings, parking, driveways, walkways, approved outdoor storage 
areas, or other permanent facilities shall be landscaped. (Development Title Section 9-
1020.7[a]) 
 

5. Areas of the property which are not part of the project shall be barricaded from traffic and 
kept mowed and dust free. 

 
h. SCREENING:  Screening shall be provided and comply with the following: 

 
1. All storage materials and related activities, including storage areas for trash, shall be 

enclosed by a screen six (6) to seven (7) feet in height. Outside storage is not permitted 
in front yards, street side yards, or in front of main buildings. (Development Title Section 
9-1022.4[d][2]) 

 
i. SIGNS: Sign details shall be consistent with Chapter 9-1710 of the Development Title and 

be included on the Site Plan. All portions of any sign shall be set back a minimum of five (5) 
feet from any future right-of-way line, including any corner cut-off (snipe). (Development Title 
Section 9-1710.2[g]) 
 

j. BUILDING CODE: The following California Building Code (CBC) and San Joaquin County 
Ordinance requirements will be applicable to the proposed project. The following conditions 
shall be addressed prior to submittal of a building permit application to the Building Inspection 
Division: 

 
1. A building permit for each separate structure or building is required. Submit plans, 

Specifications and supporting calculations, prepared by a Registered Design 
Professional (architect or engineer) for each structure or building, showing compliance 
with The 2016 California Building, Existing Building, Mechanical, Plumbing, Electrical, 
Energy and Fire codes as may be applicable. Plans for the different buildings or 
structures may be combined into a single set of construction documents. 
 

2. A grading permit will be required for this project. Submit plans and grading 
calculations, including a statement of the estimated quantities of excavation and fill, 
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prepared by a Registered Design Professional. The grading plan shall show the 
existing grade and finished grade in contour intervals of sufficient clarity to indicate the 
nature and extent of the work and show in detail that it complies with the requirements 
of the code. The plans shall show the existing grade on adjoining properties in 
sufficient detail to identify how grade changes will conform to the requirements of the 
code. 

 
3. The required plans must be complete at the time of submittal for a building permit. 

Plans must address building design and construction, fire and life safety requirements, 
accessibility and show compliance with the current California codes and San Joaquin 
County ordinances. A complete set of plans must include fire sprinkler plans, truss 
design submittals, metal building shop drawings, structural plans and calculations, 
plumbing, electrical and mechanical drawings and energy report. 
 

4. A soils report is required pursuant to CBC § 1803 for foundations and CBC appendix 
§ J104 for grading. All recommendations of the Soils Report shall be incorporated into 
the construction drawings. 
 

5. For each proposed new building, provide the following information on the plans: 
 

A. Description of proposed use 
B. Existing and proposed occupancy Groups 
C. Type of construction 
D. Sprinklers (Yes or No) 
E. Number of stories 
F. Building height 
G. Allowable floor area 
H. Proposed floor area 
I. Occupant load based on the CBC 
J. Occupant load based on the CPC 

 
6. The proposed conversion of an existing agricultural building to a storage building will 

constitute a change of occupancy. A change of occupancy will require a code analysis 
report and necessary plans prepared by an architect or engineer in accordance with 
the California Existing Building Code. The report and plans shall identify existing 
conditions, propose alterations necessary to bring the building in compliance with the 
current code and include the following: 

 
A. Description of proposed use 
B. Existing and proposed occupancy Groups 
C. Type of construction 
D. Sprinklers (Yes or No) 
E. Number of stories 
F. Building height 
G. Allowable floor area 
H. Proposed floor area 
I. Occupant load based on the CBC for the new use 
J. Occupant load based on the CPC for the new use 
K. Risk Category analysis. (Agricultural Buildings are allowed to be constructed to 

Risk Category I, whereas other occupancies require Risk Category II or III) 
 

7. Modifications to existing buildings are required to include upgrades related to disability 
access pursuant to the California Existing Building Code. Plans showing these 
upgrades must be prepared by a registered engineer or licensed architect and shall 
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be submitted for review and approval prior to issuance of a building permit. 
 

8. Accessible routes shall be provided per CBC § 11B-206. At least one accessible route 
shall be provided within the site from accessible parking spaces and accessible 
passenger loading zones; public streets and sidewalks; and public transportation stops 
to the accessible building or facility entrance they serve. Where more than one route 
is provided, all routes must be accessible. §11B-206.2.4 
 

9. At least one accessible route shall connect accessible buildings, accessible facilities, 
accessible elements and accessible spaces that are on the same site. §11B-206.2.2 
 

10. At least one accessible route shall connect accessible building or facility entrances 
with all accessible spaces and elements within the building or facility, including 
mezzanines, which are otherwise connected by a circulation path. §11B-206.2.4 
 

11. Parking spaces will be required to accommodate persons with disabilities in 
compliance with Chapter 11B of the California Building Code. Note that accessible 
parking spaces are required for each phase of the project. These parking space(s) 
shall be located as close as possible to the primary entrance to the building. 
 

12. Adequate sanitary facilities shall be provided for the facility, per the requirements of 
Chapter 4 of the California Plumbing Code. 
 

13. This project will be required to comply with the Model Water Efficiency Landscape 
Ordinance requirements of the California Code of regulations, Title 22, Division 2, 
Chapter 2.7 
 

2. SOUTH SAN JOAQUIN COUNTY FIRE AUTHORITY (Contact: [209] 831-6707) 
 
a. Prior to approval of building construction permit, applicant shall incorporate the following into 

construction documents: 
 
1. New and existing buildings shall have approved address numbers and addressing 

scheme that is placed in a position that is plainly legible and visible from the street or road 
fronting the property. 
 

2. Fire sprinklers and fire alarms shall be installed, in accordance with 2016 CFC Chapter 
9, NFPA 13 & NFPA 72. These items may be listed as a deferred submittal on the 
construction documents, and shall be submitted separately from the building construction 
submittal. 

 
3. Fire Department Connection (FDC) shall be located towards the front of the building or 

at the fire pump, based on the conversation with Fire Marshal Ray, May 2019. Provide a 
hydrant with 100’ of FDC. 
 

4. Provide civil drawings demonstrating the sprinkler system and the hydrant loop are 
separated from each other to prevent pressurization of hydrants during firefighting 
operations. 

 
5. Water tanks shall be installed in accordance with 2016 California Fire Code, NVPA 22, 

NVPA 24. Provide calculations which demonstrates a minimum amount of fire 
suppression water supply per 2016 NFPA 1142. This can be listed as a deferred submittal 
on the construction documents, and shall be submitted separately from the building 
construction submittal. 
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6. Provide access in accordance with 2016 CFC Section 503 and San Joaquin County’s 
Fire Apparatus Access Road Standards. 

 
7. Electric gates shall be equipped with traffic preempting optical signal receivers 

compatible with the emitters used by the Fire Department, which will activate the gates 
and override all command functions of the gate controller. Electric gate operations shall 
be listed in accordance with UL 325 and ASTM F2200. Knox switches shall be provided 
on both sides of the gates unless an exit loop is provided at automatic gates. The 
automatic gates shall have a battery back-up or a manual mechanical disconnect readily 
accessible to emergency personnel in case of power failure. 

 
8. Prior to approval of building construction permit, applicant shall submit construction 

documents to the South San Joaquin County Fire Authority for review and approval. 
Electronic submittal is encouraged, but not mandatory. 
 

b. At the time of application to South San Joaquin County Fire Authority, additional 
requirements may be required based on submittal and review. 
 

c. Prior to final inspection, emergency radio responder coverage shall be tested for each 
building in accordance with 2016 CFC Section 510. If adequate coverage is not available, 
applicant shall apply for a construction permit for installation. 

 
3. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000) 
 

a. The developer shall provide drainage facilities in accordance with the San Joaquin County 
Development Standards. Retention basins shall be fenced with six (6) foot high chain link 
fence or equal when the maximum design depth is 18 inches or more. Required retention 
basin capacity shall be calculated and submitted along with a drainage plan for review and 
approval, prior to release of building permit. (Development Title Section 9-1135) 
 

b. An encroachment permit shall be required for all work within road right-of-way. (Note: 
Driveway encroachment permits are for flatwork only – all vertical features, including but 
not limited to fences, walls, private light standards, rocks, landscaping and cobbles are 
not allowed in the right-of-way.) (Development Title Sections 9-1145.4 and 9-1145.5) 

 
c. The driveway approach shall be improved in accordance with the requirements of San 

Joaquin County Improvement Standards Drawing No. 17 prior to issuance of the 
occupancy permit. (Development Title Section 9-1145.5) 

 
d. Dedication to result in a 42 foot wide right-of-way from the centerline of W. Grant Line 

Road to the property line shall be required across the parcel’s frontage.  (Development 
Title Section 9-1150.5) (Fees are required for processing dedications per Development 
Title Table 9-240.2 in addition to copies of the Grant Deeds.) (The fees will be based on 
the current schedule at the time of payment.) 
 

e. A copy of the Final Site Plan shall be submitted prior to release of building permit for both 
phases of the project. 

 
f. The Traffic Impact Mitigation Fee shall be required for this application. The fee is due and 

payable at the time of building permit application. The fee will be based on the current 
schedule at the time of payment. The fee shall be automatically adjusted July 1 of each 
year by the Engineering Construction Cost Index as published by the Engineering News 
Record.  (Resolutions R-00-433) 
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g. The Regional Transportation Impact Fee shall be required for this application. The fee is 
due and payable at the time of building permit application. The fee will be based on the 
current schedule at the time of payment.  (Resolution R-06-38) 

 
h. Permit Registration Documents (PRD’s) shall be filed with the State Water Resources 

Control Board (SWRCB) to comply with the State “General Permit for Storm Water 
Discharges Associated with Construction Activity”. The Waste Discharge Identification 
(WDID) Number issued by SWRCB shall be submitted to the Department of Public Works 
for the file. Contact SWRCB at (916) 341-5537 for further information. Coverage under the 
SWRCB General Construction Permit Order 2009-0009-DWQ shall be maintained 
throughout the duration of all phases of the project. 
 

i. The frontage improvements for Grant Line Road shall be constructed in conformance with 
the standards for one-half (½) of a fifty (50) foot wide right-of-way rural road as shown on 
San Joaquin County Standards Drawing No. R-3 and also include mitigations as detailed 
below.  All improvements shall be in conformance with the current Improvement Standards 
and Specifications of the County of San Joaquin. The improvement plans and 
specifications are subject to plan check and field inspection fees. The improvements must 
be completed prior to issuance of the certificate of occupancy for phase one of the project. 
(Development Title Section 9-1150.2) 
 
1. Provide an overflow parking lot that can accommodate 100 additional parking spots 

for occasional high parking demand. The overflow parking lot shall at a minimum be 
graded soil that will accommodate storm drainage runoff. 

 
2. Construct a 580 foot long eastbound left-turn lane on W. Grant Line Road approaching 

the main project entry. 
 
3. Construct a two-way left-turn lane on W. Grant Line Road extending easterly from the 

project’s main entrance and continuing 450 feet easterly from the east entrance. 
 
4. Construct a westbound right-turn lane from the west entrance and continuing 100 feet 

easterly from the east entrance. 
 
5. Stripe and sign the west entrance access to indicate the following movements are 

allowed: 
 

A. Right in. 
B. Right out. 

 
4. ENVIRONMENTAL HEALTH DEPARMTENT (Contact: (209) 468-3420) 

 
a. Submit to the Environmental Health Department revised site plans showing the design 

calculations, including the maximum number of persons the sewage disposal system is 
proposed to serve. In addition, show on the revised plans that the disposal field area will 
be barricaded so it cannot be driven over, parked on, or used as a storage area. This 
disposal field area must be used for that specific purpose only, and it cannot contain any 
underground utility lines (San Joaquin County Development Title, Section 9-1110.4(c)(5)). 
 

b. An Onsite Wastewater Treatment System (OWTS) permit for the installation of an 
engineered system was issued on October 3, 2018 and will expire October 3, 2019 but 
can be extended to October 3, 2020. This OWTS must be installed per approved plans 
prior to final occupancy (San Joaquin County Development Title, Section 9-1110.3 & 9-
1110.4). 
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c. The onsite wastewater treatment system (OWTS) shall be designed to receive all 

domestic sewage and wastewater from the property. Only domestic sewage is allowed to 
discharge into the OWTS. No basement, footing or surface drainage or discharge from 
water softener, iron filter, pool filters, or water treatment systems shall be permitted to 
enter any part of the OWTS. The floor drain in trash enclosure area shall not be plumbed 
into the OWTS as indicated on the OWTS plans (San Joaquin County OWTS Standards 
1.10.1). 
 

1. Prohibited discharges into OWTS include: Automobile and garage waste, storm 
drainage solvents and toxics, solids, garbage, kitchen wastewater from restaurant 
or bar, air conditioners, hazardous wastes, backwash, truck terminal wastes, 
recreational vehicle holding tank waste, industrial and manufacturing waste, and 
food processing wastes (San Joaquin County Development Title, Section 9-1110.7 
and San Joaquin County OWTS 1.14). 

 
d. Open, pump, and backfill the two septic tanks under permit and inspection by the 

Environmental Health Department that are associated with two houses located on this 
property as per approved OWTS permit (San Joaquin County Development Title, Section 
9-1110.3 & 9-1110.4). 
 

e. The existing private water well located on the southwest corner of the parcel is proposed 
to be used for irrigation. However, the site plan shows this well to be in a future parking 
lot. Provide a description of how this well will be maintained in conformance with ordinance 
and Well Standards requirements and protected from damage and contamination from 
vehicles. Please be advised that well pits (wells completed below grade) are prohibited 
(San Joaquin County Development Title, Section 9-1115.8(a)). 
 

f. Destroy the abandoned well located at the house at 16105 Grant Line Road under permit 
and inspection by the Environmental Health Department as required by San Joaquin 
County Development Title, Section 9-1115.5(e). 
 

g. The following information related to the Small Public Water System must be submitted to 
the EHD prior to final occupancy: 
 
1. The Technical, Managerial, and Financial documentation 
2. The source capacity and demand usage report 
3. A diagram of the water distribution system 
4. A site map showing the location of the OWTS and all associated piping 

 
h. Any geotechnical drilling shall be conducted under permit and inspection by the 

Environmental Health Department (San Joaquin County Development Title, Section 9-
1115.3 and 9-1115.6). 

 
5. COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600) 

 
a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and 

Open Space Plan (SJMSCP) and is located within the unmapped land use area. This can 
be up to a 90-day process and it is recommended that the project applicant contact 
SJMSCP staff as early as possible. It is also recommended that the project applicant 
obtain an information package. 
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6. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (Contact: [559] 230-6000) 
 

a. For each project phase, all records shall be maintained on site during construction and for 
a period of ten years following either the end of construction or the issuance of the first 
certificate of occupancy, whichever is later. Records shall be made available for District 
inspection upon request. 

 
b. For each project phase, maintain records of (1) the construction start and end dates and 

(2) the date of issuance of the first certificate of occupancy, if applicable.  
 
c. Install electric vehicle chargers with 15 outlets total. 
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