SAN:JOAQUIN Community Development Department
G

OUNTY Planning - Building - Neighborhood Preservation

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 Sewage Disposal: Public (CSA 15)
Commercial)

Zoning Designation: C-G (General Storm Drainage: Public (CSA 15)
Commercial)

Project Size: 1,750 square 100-Year Flood: Yes (X [500])
feet

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

e Project Referral with Environmental e OPR State Clearinghouse #: N/A
Determination Date: December 24, 2019

Response Date - Agency Referrals Response Date -

Agency Referrals Referral Referral

Local Agencies

County Departments
Community Development \é\qztﬁgtoo Morada Fire
Building Division 12/31/2019 .
. . ' Miscellaneous
Fire Prevention Bureau
i P.G.&E. 1/10/2020
Public Works 1/21/2020
Environmental Health 1/9/2020
Sheriff Office

Supervisor District: 4
State Agencies
C.H.P.
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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.

o 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.

Planning Commission Staff Report, Item # 1 May 7, 2020 — PA-1900287 (VR)



This page intentionally left blank.

Planning Commission Staff Report, Iltem # 1 May 7, 2020 — PA-1900287 (VR)



SAN:JOAQUIN Community Development Department
COUNTY Planning - Building - Neighborhood Preservation

Attachment A
Site Plan
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SAN:JOAQUIN Community Development Department

COUNTY

Planning - Building - Neighborhood Preservation

Attachment B

Response Letters
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SAN:JOAQUIN Community Development Department

COUNTEY Planning - Building - Neighborhood Preservation

DATE: December 31, 2019

PA-1900287 (VR)

Property owner: SJ Valley LP

Applicant: Capitol Avenue Development & Investments

APN / Address: 087-100-76, 2720 N. Wilcox Rd.

Planner: Stephanie Stowers

Building Conditions By: Mark Fine Deputy Director (Building Official) (209) 468-3180

BUILDING CODE REQUIREMENTS: The following California Building Code (CBC) and San
Joaguin 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 the proposed carport 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 2019 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. The reduced fire separation distance to 8’ will require the proposed building to meet the fire
resistance rating per Table 602 of the California Building code.

3. The plan shall include the following project information:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC
Occupant load based on the CPC

ST T@me a0

4. 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

5. 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

6. At least one accessible route shall connect accessible building or facility entrances with all

1810 E. Hazelton Avenue | Stockton, California 85205 | (209) 468-3121 | www.sjgov.org/commdev
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accessible spaces and elements within the building or facility, including mezzanines, which
are otherwise connected by a circulation path. §11B-206.2.4

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.

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/commdev
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Department of Public Works

SAN-JOAQUIN

Kris Balaji, Director of Public Works

—=CRUNTY—
Fritz Buchman, Deputy Director/Development
Jim Stone, Deputy Director/Operations
MNajee Zarif, Interim Deputy Director/Engineering
Kristi Rhea, Manager of Strategic Initiatives
January 21, 2020
MEMORANDUM RECEIVED
TO: Community Development Department
CONTACT PERSON: Stephanie Stowers JAN 222020
San Joaquin County
FROM: Alex Chetley, Engineering Services Manager ﬁf Community Development
Development Services Division aC
SUBIJECT: PA-1900287; A Variance application to reduce the side setback from twenty (20) feet to

eight (8) feet for the side of the parcel that is adjacent to residential uses. The underlying
project is the construction of a 1,750 square foot carport over existing parking spaces that
will also be fenced to provide a secure yard for evidence vehicles; located on the north side
of North Wilcox Road, 485 feet west of East Waterloo Road, Stockton.

(Supervisorial District 4)

PROPERTY OWNER: SJ Valley, LP APPLICANT: Capitol Avenue Development &
Investments

ADDRESS: 2720 N. Wilcox Road, Stockton APN: 087-100-76

INFORMATION:

The site is not currently located within Federal Emergency Management Agency Designated Flood Hazard
Area.

Wilcox Road has an existing and planned right-of-way of 84 feet.

RECOMMENDATIONS:

1. None.

AC:CH

1810 East Hazelton Avenue | Stockton, California 95205 | T 209468 3000 | F 208 468 2899
El Follow us on Facebook (@ PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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Land Management

Electric Company 8111 oliner Canyon Rosd 3704
N kamon,

m Pacific Gas and Plan Review Team PGEPianReview{@ipge.com

January 10, 2020

Stephanie Stowers
San Joaquin County
1810 E. Hazelton Rd.
Stockton, CA 95205

Ref: Gas and Electric Transmission and Distribution
Dear Ms. Stowers,

Thank you for submitting 2720 North Wilcox Rd - PA-1900287 plans for our review. PG&E will
review the submitted plans in relationship to any existing Gas and Electric facilities within the
project area. If the proposed project is adjacent/or within PG&E owned property and/or
easements, we will be working with you to ensure compatible uses and activities near our
facilities.

Attached you will find information and requirements as it relates to Gas facilities (Attachment 1)
and Electric facilities (Attachment 2). Please review these in detail, as it is critical to ensure
your safety and to protect PG&E's facilities and its existing rights.

Below is additional information for your review:

1. This plan review process does not replace the application process for PG&E gas or
electric service your project may require. For these requests, please continue to work
with PG&E Service Planning: https://www.pge.com/en US/business/services/building-
and-renovation/overview/overview.page.

2. Ifthe project being submitted is part of a larger project, please include the entire scope
of your project, and not just a portion of it. PG&E's facilities are to be incorporated within
any CEQA document. PG&E needs to verify that the CEQA document will identify any
required future PG&E services.

3. An engineering deposit may be required to review plans for a project depending on the
size, scope, and location of the project and as it relates to any rearrangement or new
installation of PG&E facilities.

Any proposed uses within the PG&E fee strip and/or easement, may include a California Public
Utility Commission (CPUC) Section 851 filing. This requires the CPUC to render approval for a
conveyance of rights for specific uses on PG&E's fee strip or easement. PG&E will advise if the
necessity to incorporate a CPUC Section 851filing is required.

This letter does not constitute PG&E’s consent to use any portion of its easement for any
purpose not previously conveyed. PG&E will provide a project specific response as required.

Sincerely,

Plan Review Team
Land Management

PG&E Gas and Electric Facilities Page 1
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Pacific Gas and
| Electric Company
] e e

Attachment 1 — Gas Facilities

There could be gas transmission pipelines in this area which would be considered critical
facilities for PG&E and a high priority subsurface installation under California law. Care must be
taken to ensure safety and accessibility. So, please ensure that if PG&E approves work near
gas transmission pipelines it is done in adherence with the below stipulations. Additionally, the
following link provides additional information regarding legal requirements under California
excavation laws: hitps://www.usanorth811.org/images/pdfs/CA-LAW-2018.pdf

1. Standby Inspection: A PG&E Gas Transmission Standby Inspector must be present
during any demolition or construction activity that comes within 10 feet of the gas pipeline. This
includes all grading, trenching, substructure depth verifications (potholes), asphalt or concrete
demolition/removal, removal of trees, signs, light poles, etc. This inspection can be coordinated
through the Underground Service Alert (USA) service at 811. A minimum notice of 48 hours is
required. Ensure the USA markings and notifications are maintained throughout the duration of
your work.

2. Access: At any time, PG&E may need to access, excavate, and perform work on the gas
pipeline. Any construction equipment, materials, or spoils may need to be removed upon notice.
Any temparary construction fencing installed within PG&E’s easement would also need to be
capable of being removed at any time upon notice. Any plans to cut temporary slopes
exceeding a 1:4 grade within 10 feet of a gas transmission pipeline need to be approved by
PG&E Pipeline Services in writing PRIOR to performing the work.

3. Wheel Loads: To prevent damage to the buried gas pipeline, there are weight limits that
must be enforced whenever any equipment gets within 10 feet of traversing the pipe.

Ensure a list of the axle weights of all equipment being used is available for PG&E’s Standby
Inspector. To confirm the depth of cover, the pipeline may need to be potholed by hand in a few
areas.

Due to the complex variability of tracked equipment, vibratory compaction equipment, and
cranes, PG&E must evaluate those items on a case-by-case basis prior to use over the gas
pipeline (provide a list of any proposed equipment of this type noting model numbers and
specific attachments).

No equipment may be set up over the gas pipeline while operating. Ensure crane outriggers are
at least 10 feet from the centerline of the gas pipeline. Transport trucks must not be parked over
the gas pipeline while being loaded or unloaded.

4. Grading: PG&E requires a minimum of 36 inches of cover over gas pipelines (or existing
grade if less) and a maximum of 7 feet of cover at all locations. The graded surface cannot
exceed a cross slope of 1:4.

5. Excavating: Any digging within 2 feet of a gas pipeline must be dug by hand. Note that
while the minimum clearance is only 12 inches, any excavation work within 24 inches of the
edge of a pipeline must be done with hand tools. So to avoid having to dig a trench entirely with
hand tools, the edge of the trench must be over 24 inches away. (Doing the math for a 24 inch

PG&E Gas and Electric Facilities Page 2
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Pacific Gas and
DEAE Electric Company

wide trench being dug along a 36 inch pipeline, the centerline of the trench would need to be at
least 54 inches [24/2 + 24 + 36/2 = 54] away, or be entirely dug by hand.)

Water jetting to assist vacuum excavating must be limited to 1000 psig and directed at a 40°
angle to the pipe. All pile driving must be kept a minimum of 3 feet away.

Any plans to expose and support a PG&E gas transmission pipeline across an open excavation
need to be approved by PG&E Pipeline Services in writing PRIOR to performing the work.

6. Boring/Trenchless Installations: PG&E Pipeline Services must review and approve all
plans to bore across or parallel to (within 10 feet) a gas transmission pipeline. There are
stringent criteria to pothole the gas transmission facility at regular intervals for all parallel bore
installations.

For bore paths that cross gas transmission pipelines perpendicularly, the pipeline must be
potholed a minimum of 2 feet in the horizontal direction of the bore path and a minimum of 12
inches in the vertical direction from the bottom of the pipe with minimum clearances measured
from the edge of the pipe in both directions. Standby personnel must watch the locator trace
(and every ream pass) the path of the bore as it approaches the pipeline and visually monitor
the pothole (with the exposed transmission pipe) as the bore traverses the pipeline to ensure
adequate clearance with the pipeline. The pothole width must account for the inaccuracy of the
locating equipment.

7. Substructures: All utility crossings of a gas pipeline should be made as close to
perpendicular as feasible (90° +/- 15°). All utility lines crossing the gas pipeline must have a
minimum of 12 inches of separation from the gas pipeline. Parallel utilities, pole bases, water
line ‘kicker blocks', storm drain inlets, water meters, valves, back pressure devices or other
utility substructures are not allowed in the PG&E gas pipeline easement.

If previously retired PG&E facilities are in conflict with proposed substructures, PG&E must
verify they are safe prior to removal. This includes verification testing of the contents of the
facilities, as well as environmental testing of the coating and internal surfaces. Timelines for
PG&E completion of this verification will vary depending on the type and location of facilities in
conflict.

8. Structures: No structures are to be built within the PG&E gas pipeline easement. This
includes buildings, retaining walls, fences, decks, patios, carports, septic tanks, storage sheds,
tanks, loading ramps, or any structure that could limit PG&E’s ability to access its facilities.

9. Fencing: Permanent fencing is not allowed within PG&E easements except for
perpendicular crossings which must include a 16 foot wide gate for vehicular access. Gates will
be secured with PG&E corporation locks.

10. Landscaping: Landscaping must be designed to allow PG&E to access the pipeline for
maintenance and not interfere with pipeline coatings or other cathodic protection systems. No
trees, shrubs, brush, vines, and other vegetation may be planted within the easement area.
Only those plants, ground covers, grasses, flowers, and low-growing plants that grow
unsupported to a maximum of four feet (4°) in height at maturity may be planted within the
easement area.

PG&E Gas and Electric Facilities Page 3
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Pacific Gas and
) Electric Company

11. Cathodic Protection: PG&E pipelines are protected from corrosion with an “Impressed
Current” cathodic protection system. Any proposed facilities, such as metal conduit, pipes,
service lines, ground rods, anodes, wires, etc. that might affect the pipeline cathodic protection
system must be reviewed and approved by PG&E Corrosion Engineering.

12. Pipeline Marker Signs: PG&E needs to maintain pipeline marker signs for gas
transmission pipelines in order to ensure public awareness of the presence of the pipelines.
With prior written approval from PG&E Pipeline Services, an existing PG&E pipeline marker sign
that is in direct conflict with proposed developments may be temporarily relocated to
accommodate construction work. The pipeline marker must be moved back once construction is
complete.

13. PG&E is also the provider of distribution facilities throughout many of the areas within
the state of California. Therefore, any plans that impact PG&E’s facilities must be reviewed and
approved by PG&E to ensure that no impact occurs which may endanger the safe operation of

its facilities.
e ——— = e
PG&E Gas and Electric Facilities Page 4
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Pacific Gas and
DeAF Electric Company
' IR ==t e

Attachment 2 — Electric Facilities

Itis PG&E's policy to permit certain uses on a case by case basis within its electric
transmission fee strip(s) and/or easementi(s) provided such uses and manner in which they are
exercised, will not interfere with PG&E's rights or endanger its facilities. Some
examples/restrictions are as follows:

1. Buildings and Other Structures: No buildings or other structures including the foot print and
eave of any buildings, swimming pools, wells or similar structures will be permitted within fee
strip(s) and/or easement(s) areas. PG&E's transmission easement shall be designated on
subdivision/parcel maps as "RESTRICTED USE AREA — NO BUILDING.”

2. Grading: Cuts, trenches or excavations may not be made within 25 feet of our towers.
Developers must submit grading plans and site development plans (including geotechnical
reports if applicable), signed and dated, for PG&E's review. PG&E engineers must review grade
changes in the vicinity of our towers. No fills will be allowed which would impair ground-to-
conductor clearances. Towers shall not be left on mounds without adequate road access to
base of tower or structure.

3. Fences: Walls, fences, and other structures must be installed at locations that do not affect
the safe operation of PG&’s facilities. Heavy equipment access to our facilities must be
maintained at all times. Metal fences are to be grounded to PG&E specifications. No wall, fence
or other like structure is to be installed within 10 feet of tower footings and unrestricted access
must be maintained from a tower structure to the nearest street. Walls, fences and other
structures proposed along or within the fee strip(s) and/or easement(s) will require PG&E
review; submit plans to PG&E Centralized Review Team for review and comment.

4. Landscaping: Vegetation may be allowed; subject to review of plans. On overhead electric
transmission fee strip(s) and/or easement(s), trees and shrubs are limited to those varieties that
do not exceed 15 feet in height at maturity. PG&E must have access to its facilities at all times,
including access by heavy equipment. No planting is to occur within the footprint of the tower
legs. Greenbelts are encouraged.

5. Reservoirs, Sumps, Drainage Basins, and Ponds: Prohibited within PG&E's fee strip(s)
and/or easement(s) for electric transmission lines.

6. Automobile Parking: Short term parking of movable passenger vehicles and light trucks
(pickups, vans, etc.) is allowed. The lighting within these parking areas will need to be reviewed
by PG&E; approval will be on a case by case basis. Heavy equipment access to PG&E facilities
is to be maintained at all times. Parking is to clear PG&E structures by at least 10 feet.
Protection of PG&E facilities from vehicular traffic is to be provided at developer’'s expense AND
to PG&E specifications. Blocked-up vehicles are not allowed. Carports, canopies, or awnings
are not allowed.

7. Storage of Flammable, Explosive or Corrosive Materials: There shall be no storage of fuel or
combustibles and no fueling of vehicles within PG&E'’s easement. No trash bins or incinerators

are allowed.
e
PG&E Gas and Electric Facilities Page 5
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Pacific Gas and
DGAE Electric Company

8. Streets and Roads: Access to facilities must be maintained at all times. Street lights may be
allowed in the fee strip(s) and/or easement(s) but in all cases must be reviewed by PG&E for
proper clearance. Roads and utilities should cross the transmission easement as nearly at right
angles as possible. Road intersections will not be allowed within the transmission easement.

9. Pipelines: Pipelines may be allowed provided crossings are held to a minimum and to be as
nearly perpendicular as possible. Pipelines within 25 feet of PG&E structures require review by
PG&E. Sprinklers systems may be allowed; subject to review. Leach fields and septic tanks are
not allowed. Construction plans must be submitted to PG&E for review and approval prior to the
commencement of any construction.

10. Signs: Signs are not allowed except in rare cases subject to individual review by PG&E.

11. Recreation Areas: Playgrounds, parks, tennis courts, basketball courts, barbecue and light
trucks (pickups, vans, etc.) may be allowed; subject to review of plans. Heavy equipment
access to PG&E facilities is to be maintained at all times. Parking is to clear PG&E structures by
at least 10 feet. Protection of PG&E facilities from vehicular traffic is to be provided at
developer's expense AND to PG&E specifications.

12. Construction Activity: Since construction activity will take place near PG&E's overhead
electric lines, please be advised it is the contractor's responsibility to be aware of, and observe
the minimum clearances for both workers and equipment operating near high voltage electric
lines set out in the High-Voltage Electrical Safety Orders of the California Division of Industrial
Safety (https://www.dir.ca.cov/Title8/sb522.html), as well as any other safety regulations.
Contractors shall comply with California Public Utilities Commission General Order 95
(http://www.cpuc.ca.cov/eos/GO95/go 95 startup page.html) and all other safety rules. No
construction may occur within 25 feet of PG&E's towers. All excavation activities may only
commence after 811 protocols has been followed.

Contractor shall ensure the protection of PG&E's towers and poles from vehicular damage by
(installing protective barriers) Plans for protection barriers must be approved by PG&E prior to
construction.

13. PG&E is also the owner of distribution facilities throughout many of the areas within the
state of California. Therefore, any plans that impact PG&E's facilities must be reviewed and
approved by PG&E to ensure that no impact occurs that may endanger the safe and reliable
operation of its facilities.

— ————
PG&E Gas and Electric Facilities Page 6
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> SANsJOAQUIN Community Development Department

Sy’ —COUNTY— Planning - Building - Neighborhood Preservation

P

ot Greatness grows here.

NOTICE OF EXEMPTION

TO: Office of Planning & Research FROM:  SanJoaquin County
P. O. Box 3044, Room 212 Community Development Department
Sacramento, California 85812-3044 1810 East Hazelton Avenue

Stockton, California 95205
County Clerk, County of San Joaquin
Project Title: Variance No. PA-1900287

Project Location - Specific: The project site is on the east side of North Wilcox Road, 475 feet north of State Route
88, Stockton. (APN/Address: 087-100-76/2720 North Wilcox Road, Stockten) (Supervisorial District: 4)

Project Location - City: Stockton

Project Location — County: San Joaquin County

Project Description: A Variance application to reduce the side 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 shelter
over existing parking stalls to provided security and protection of vehicles that are being stored for evidence. If
approved, the applicant must apply for a building permit; no additional land use permitting is required.

The Property is zoned C-G (General Commercial) and the General Plan designation is C/G (General Commercial).
Project Propanent(s): SJ Valley, LP / Capitol Avenue Development & Investments

Name of Public Agency Approving Project: San Joaquin County Community Development Department

Name of Person or Agency Carrying Out Project: Stephanie Stowers, Senior Planner
San Joaquin County Community Development Department

Exemption Status:
Categorical Exemption. (Section 15305, Class 5)

Exemption Reason:
Processed under the provisions of the California Code of Regulations Section 15305, which are exempt from CEQA.

This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines Section 15305
Class 5 consists of minor alterations in land use limitations in areas with an average slope of less than 20%, which do
not result in any changes in land use or density, including but not limited to:

(a) Minor lot line adjustments, side yard, and set back variances not resulting in the creation of any new parcel;

(b) Issuance of minor encroachment permits;
(c) Reversion to acreage in accordance with the Subdivision Map Act.

Lead Agency Contact Person:
Stephanie Stowers Phone: (209) 468-9653 FAX: (209) 468-3163 Email: sstowers@sjgov.org

Signature: Date:

Name: Domenique Martorella Title:  Deputy County Clerk
Signed by Lead Agency

Date Received for filing at OPR:

Authority cited. Sections 21083 and 21110, Public Resources Code,
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.

Planning Commission Staff Report, Iltem # 1 May 7, 2020 - PA-1900287 (VR)
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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.

Planning Commission Staff Report, Item # 1 May 7, 2020 - PA-1900287 (VR) 3
Findings for Variance



SAN:JOAQUIN Community Development Department
G

OUNTY Planning - Building - Neighborhood Preservation

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.

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



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).

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



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 e OPR State Clearinghouse #: N/A
Determination Date: February 19, 2020
Agency Referrals Response Date - Agency Referrals Response Date -
Referral Referral

County Departments Local Agencies
Ag Commissioner Contra Costa County
Assessor Mosquito & Vector Control
Community Development S.J.CO.G.

Building Division San Joaquin Farm Bureau 2/26/20

: . San Joaquin Air Pollution

Fire Prevention Bureau Control District
Public Works 2/20/20 Tracy Unified School District
Environmental Health 3/5/20 2040 Victoria Island
Sheriff Office Reclamation District
Supervisor: District 3 Miscellaneous
State Agencies AT.&T.
A.B.C. B.LA.
Department of Buena Vista Rancheria
Transportation Builders Exchange

District 10 California Tribal TANF
C.H.P. Partnership
C.RW.Q.CB. Carpenters Union
C.V.F.PB. Haley Flying Service
Delta Commission North Valley Yokuts Tribe
Delta Stewardship Council P.G.&E.
Fish & Wildlife, Division: 3 Precissi Flying Service
Food & Agriculture Sierra Club
Native American Heritage United Auburn Indian
Commission Community
Federal Agencies
Army Corps of Engineers
F.EM.A 2/27/20
Fish & Wildlife
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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.

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 5



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.

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 6



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).

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 7
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Attachment A
Site Plans
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Department of Public Works

SAN-JOAQUIN

Kris Balaji, Director of Public Works

—COUNTY—
Fritz Buchman, Depuly Director/Develapment
Jim Stone, Depuly Direclor/Operations
Najee Zarif, Interim Depuly Director/Engineering
Fcbruary 20, 2020 Kristi Rhea, Manager of Strategic Initiatives
RECEIVED
MEMORANDUM L )&
FES 25 2029
TO: Community Development Department San Joagy;
CONTACT PERSON: Stephanie Stowers it
unity Developmeng

FROM: Alex Chetley, Engineering Services Manager P\(/'

Development Services Division

SUBJECT: PA-1800071; A One-Year Time Extension application for a previously approved Use Permit
application for a craft distillery. Phase 1 includes the conversion of an existing 4,800 square
foot agricultural processing building into a distillery building. Phase 2 includes 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/receiving area; located on the north side of West State Route 4 Highway, 1.6 miles
west of Tracy Boulevard, Stockton.

(Supervisorial District 3)

PROPERTY OWNER: Victoria Island, LP APPLICANT: Edge Cultivation, LLC
ADDRESS: 14311 W. State Route 4 Highway, Stockton APN: 129-190-29 and -31
INFORMATION:

The site is currently located within a Federal Emergency Management Agency Designated Flood Hazard
Area designated as Zone AE. The 100-Year Flood Elevation will be approximately 10 -feet NAVD 1988,
State Route 4 Highway has an existing and planned right-of-way width per Caltrans.

RECOMMENDATIONS:

1. None. All previous conditions apply.

AC:CH

1810 East Hazelton Avenue | Stockton, California 95205 | T 209468 3000 | F 209 468 2999
El  Follow us on Facebook (@ PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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SAN:JOAQUIN Environmental Health Department

—COUNTY— Kasey Foley, REHS, Interim Director

PROGRAM COORDINATORS
Robert McClellon, REHS
Jeff Carruesco, REHS, RDI
Willy Ng, REHS

Muniappa Naidu, REHS
Michael Kith, REHS

Melissa Nissim, REHS

March 5, 2020

To: San Joaquin County Community Development Department
Attention: Stephanie Stowers =

From: Aaron Gooderham; (209) 468-3442 v
Environmental Health Specialist

RE: PA-1800071 (UP), Referral (Time Extension), SU0013058
14311 West Highway 4, Stockton

All conditions of approval, dated April 13, 2018, are still in effect.

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjgov.org/ehd

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



RECEIVED

[

R 0270 U.S. Department of Homeland Security
MAR 0 2 7020 e o
San Joaquin County 1111 Broadway, Suite 1200
e Oakland, CA. 94607-4052
Community Development

AR A
/ \“/"—'-'-‘{...--_
'

&) FEMA

0.

i

x5

& 2
AT R

February 27, 2020

Stephanie Stowers, Project Planner

San Joaquin County, Community Development Department
1810 East Hazelton Avenue

Stockton, California 95205

Dear Ms. Stowers:

This is in response to your request for comments regarding Application Referral Early
Consultation Application Number PA 1800071 (UP, TE) One Year Time Extension application,
(APN/Address: 129-190-29, -31/14311West State Route 4 Highway, Stockton) (Supervisorial
District 3).

Please review the current effective Flood Insurance Rate Maps (FIRMs) for the County of San
Joaquin (Community Number 060299), Maps revised October 20, 2016 and City of Stockton
(Community Number 060302), Maps revised October 16, 2009. Please note that the City of
Stockton, San Joaquin County, California is a participant in the National Flood Insurance
Program (NFIP). The minimum, basic NFIP floodplain management building requirements are
described in Vol. 44 Code of Federal Regulations (44 CFR), Sections 59 through 65.

A summary of these NFIP floodplain management building requirements are as follows:

e All buildings constructed within a riverine floodplain, (i.e., Flood Zones A, AO, AH, AE,
and Al through A30 as delineated on the FIRM), must be elevated so that the lowest
floor is at or above the Base Flood Elevation level in accordance with the effective Flood
Insurance Rate Map.

e If'the area of construction is located within a Regulatory Floodway as delineated on the
FIRM, any development must not increase base flood elevation levels. The term
development means any man-made change to improved or unimproved real estate,
including but not limited to buildings, other structures, mining, dredging, filling,
grading, paving, excavation or drilling operations, and storage of equipment or
materials. A hydrologic and hydraulic analysis must be performed prior to the start of
development, and must demonstrate that the development would not cause any rise in
base flood levels. No rise is permitted within regulatory floodways.

www.fema.gov
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Stephanie Stowers, Project Planner
Page 2
February 27, 2020

e Upon completion of any development that changes existing Special Flood Hazard Areas,
the NFIP directs all participating communities to submit the appropriate hydrologic and
hydraulic data to FEMA for a FIRM revision. In accordance with 44 CFR, Section 65.3,
as soon as practicable, but not later than six months after such data becomes available, a
community shall notify FEMA of the changes by submitting technical data for a flood
map revision. To obtain copies of FEMA's Flood Map Revision Application Packages,
please refer to the FEMA website at http:/www.fema.gov/business/nfip/forms.shtm.

Please Note:

Many NFIP participating communities have adopted floodplain management building
requirements which are more restrictive than the minimum federal standards described in 44
CFR. Please contact the local community’s floodplain manager for more information on local
floodplain management building requirements. The Stockton floodplain manager can be reached
by calling David Kwong., Director, Community Development Department, at (209) 937-8444.
The San Joaquin County floodplain manager can be reached by calling John Maguire,
Engineering Services Manager, at (209) 953-7617.

If you have any questions or concerns, please do not hesitate to call Patricia Rippe of the
Mitigation staff at (510) 627-7015.

Sincerely,

N AN
\L_-)ws‘-»-&i\‘\-& N

. J/
o
e

~Giogor Blackimi, RN, Bratich Chief
Floodplain Management and Insurance Branch

ce:

David Kwong, Director, Community Development Department, City of Stockton

John Maguire, Engineering Services Manager, Flood Management Division, Public Works
Department, San Joaquin County

Ray Lee, WREA, State of California, Department of Water Resources, North Central Region
Office

Julia Gillespie, Floodplain Management Specialist, DHS/FEMA Region IX

Patricia Rippe, Senior Floodplain Management Specialist, DHS/FEMA Region IX

Alessandro Amaglio, Environmental Officer, DHS/FEMA Region IX

www.fema.gov
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SAN JOAQUIN FARM BUREAU FEDERATION
MEETING TODAY'S CHALLENGES /  ANNING FOR TOMORROW

? 4

7
RECEIVED
MAR 06 2020

San Joaquin County
Community Development

February 26, 2020

San Joaquin County Community Development Department
Development Services Division

Attn: Stephanie Stowers

1810 E. Hazelton Avenue

Stockton, CA 95205

RE: PA-1800071 (UP)

Dear Ms Stowers:

The San Joaquin Farm Bureau Federation is a private, not for profit, volunteer organization
dedicated to the advancement of agriculture in San Joaquin County. As such, we are pleased to
support application PA-1800071, a Use Permit application for a craft distillery.

Maintaining and growing our agricultural industry in San Joaquin County is imperative to the
economic viability of the entire county and we are encouraged to see applications of this nature.
Projects such as the one proposed in the aforementioned application that grow agricultural business
and processing contribute significantly to our local economy through job creation, taxes, and most
importantly, promoting the incredible local agricultural products that growers produce locally.

We encourage your staff as well as the Planning Commission, if referred, to approve this application.

Please keep us informed as this project moves forward. If you have any questions, please do not
hesitate to contact the Farm Bureau staff at (209) 931-4931.

Sincerely,

=2

David Strecker
President

3290 NORTH AD ART ROAD e (209) 931-4931 « STOCKTON, CALIFORNIA 95215

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



This page intentionally left blank.

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



SAN:JOAQUIN Community Development Department

—COUNTY— : - : :
I oo e Planning - Building - Neighborhood Preservation

Attachment C

Environmental Document

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



This page intentionally left blank.

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



7= SANsJOAQUIN Community Development Department

——COUNTY— Planning - Building - Neighborhood Preservation

Greatness grows here.

.
-

NOTICE OF EXEMPTION

TO! Office of Planning & Research FROM: San Joaquin County
P. O. Box 3044, Room 212 Community Development Department
Sacramento, California 85812-3044 1810 East Hazelton Avenue

Stockton, California 852056

County Clerk, County of San Joaguin

Project Title: One-Year Time Extension No. PA-1800071

Project Location - Specific: The project site is on the north side of West State Route 4, 1.6 miles west of Tracy
Boulevard, west of Stockton. (APN/Address: 129-200-29 & -31/14311 West State Route 4) (Supervisorial District: 3)

Project Location — City: Stockton
Project Location — County: San Joaquin County

Project Description: A One-Year Time Extension application for a previously approved Use Permit for a craft
distillery. Phase 1 includes the conversion of a 4,800 square foot agricultural processing building into a
distillery. Phase 2 includes 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, with 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.

The Property is zoned AG-80 (General Agriculture, 80-acre minimum) and the General Plan designation is A/G (General
Agriculture).

Project Proponent(s): Victoria Island Farms, LP / Edge of Cultivations, LLC
Name of Public Agency Approving Project: San Joaguin County Community Development Department

Name of Person or Agency Carrying Out Project: Stephanie Stowers, Senior Planner
San Joaquin County Community Development Department

Exemption Status:
General Exemptions. {Section 15061[b][3])

Exemption Reason:
Processed under the provisions of California Code of Regulations Section 15081(b)(3), which are exempt from CEQA.

This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines section 15061(b)(3).
Section 15061(b)(3) states that "CEQA applies only to projects which 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.” There is no possibility that this project may have
a significant effect on the environment and, therefore, the project is not subject to CEQA.

Lead Agency Contact Person:
Stephanie Stowers Phone: (209) 468-9653 FAX: (209) 468-3163 Email: sstowers@sjgov.org

Signature: Date:

Name: Domenigue Martorella Title:  Deputy County Clerk
Signed by Lead Agency

Date Received for filing at OPR:

Authority cited: Sections 21083 and 21110, Public Resources Code.
Reference. Sections 21108, 21152, and 21152.1, Fublic Resources Code.
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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.

e 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.

e 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. Thesite 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. lIssuance 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.

e 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.

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 3
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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.
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Law Offices Of
HAKEEM, ELLIS & MARENGO

A Professional Law Corporation

Michael D. Hakeemn Aprﬂ 26, 2018 3414 Brookside Road
Albert M. Ellis Suite 100
Renee M. Marengo : Stockton, CA 95219
Peter W. Manion TEL 209 474-2800
Adam A. Ramirez FAX 209 474-3654
Jennifer A. Niemeyer

STEPHANIE STOWERS

SENIOR PLANNER

S.J. COUNTY COMMUNITY DEVELOPMENT
1810 E. Hazelton Avenue
Stockton, CA 95205

RE: VICTORIA ISLAND, LP (PA-1800071)
DELTA PLAN FINDINGS

Dear Ms. Stowers:

The following are our consistency findings for your review and
consideration.

1. Attachment No. 1 is the Covered Action Checklist which
references under Step 2, at section #4, that a significant impact
means a “substantial” negative impact on the achievement of one or
both of the coequal goals or the implementation of a government —
sponsored flood control program to reduce risks to people, property,
and State interests in the Delta. We believe that our risk to people
and property is not significant given the information that the project
is 100% agriculturally related and has no urban occupancy. (See
attached project description)

2, Attachment No. 2 is the provision (G P1) that full consistency
with all of the regulatory policies may not be feasible and that a
certification of consistency can be made with the Delta Plan if, “on
whole”, the action is consistent with the coequal goals. (Similar to
our San Joaquin County General Plan consistency requirement)

3. Attachment No. 3 is the recognition that serving the two
“coequal goals” must be met in a manner that “Protects and enhances
the unique...agricultural values of the Delta as an evolving place”.
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The re-use of the existing asparagus packing facility footprint and
buildings will continue to support farming. In addition, the planting
of corn, barley and wheat as the grain mixture for the distillery
activity will also continue to support farming at this location.

4, Attachment No. 4 is the is the Delta Plan’s confirmation that
supporting farming is a core element.

5. Attachment No. 5 is confirmation that Policy DP R8
encourages value-added processing of Delta crops. The proposed re-
use distillery proposes to plant corn, barley and wheat on the
property for their use on site as grain for the distillery.

6. Attachment No. 6 is the Chapter 5 Policy (DP R9) to promote
agritourism in the Delta. The distillery will provide guided tours of
the facility for on site education on grain to glass spirits to include
additional agricultural education elements.

7. Attachment No. 7 is the Chapter 5 Policy (DP R10) to
encourage wildlife friendly farming. Corn is a key agricultural
product for wildlife habitat. The State of California currently has
conservation easements on farms growing corn and the Nature
Conservancy grows corn to create habitat for cranes and geese.
Using corn for our distillery grain will be an alternative to other
permanent crops such as almonds or grapes which use much more
water and take away valuable habitat.

8. Attachment No. 8, at pages 46 and 47, is the reference that a
covered action requires a significant impact. (See item number 1
above)

9. Attachment No. 9, is the Decision Tree. We are of the opinion
that our Proposed Action will not trigger a significant impact and
therefore is not covered by a provision of the Delta Plan and
therefore is not a Covered Action.

10. Attachment No. 10 is from Chapter 5 and outlines five (5)
core strategies for protecting and enhancing the values of the San
Joaquin Delta. Core strategy number three (3) is to maintain Delta
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agriculture as a primary land use, a food source, a key economic
sector, and a way of life. The proposed distillery’s primary land use
is agriculturally related.

11. Attachment No. 11 is a reference to the Public Resources Code
Section 29703.5 which describes the Delta Protection Commission’s
role in providing recommendations to the Delta Stewardship
Council...which include the decisions to recognize and enhance the
unique. ..agricultural resources of the Delta.

12. Attachment No. 12 is the Chapter 5 recognition that one of the
goals for the Delta Protection Commission’s management plan is to
preserve a strong agricultural economic base. The proposed
distillery is for a re-use of a previous asparagus packing shed and
shipping facility which will provide new skilled employment jobs for
San Joaquin County.

13. Attachment No. 13 is the Chapter 5 recognition that
maintaining Delta agriculture as a primary land use, a fuel source, a
key economic indicator, and a way of life is a core strategy.

14. Attachment No. 14 is the recognition that agriculture is among
the qualities that define the Delta as a place. The re-use of the
property for the proposed distillery is confirmation that agriculture is
paramount to the vitality of the Delta.

In closing, the above referenced attachments are taken directly from the
Delta Plan and support the proposed distillery as being consistent with the Delta
Plan and not being a covered action.

Very truly yours,

HAKEEM, ELLIS & MARENGO
A Professional Corporation

By U O dokte—

MICHAEL D. HAKEEM

MDH:em
Enclosures
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Covered Action Checldist

This checklist Is a discretionary tool for state and local agencies o use In determining whether a plan, prograwm, or projectis a
“govered Action” (Delta Plan Chapter 2), as defined in the Delta Reform Act (Water Code section 85057.5(a)).

Note: the responsibility for making this determination rests with the State and local agencies, subject to judicial review.

Covered Action Title:

STEP 1: Determine ifthe plan, program, or project is exempt from the definition of a “covered action”.

THE PLAN, PROGRAIM OR PROJECT:

YES | NO

1. s exempt from the definition of a covered action.

For specific details on what s stotutorily exempt from regulation as a “covered action” refer to: @ @
(Water Code section 85057.5 (b.]), ncluded In {Appendix F of the Deita Plan) and {Chopter 2 of the Delta Plon)

M "VES" the: plan, program, or project is exempt from the Council’s regulatory authority~Hc FURTHER STEPS REQ‘UIRED.

If “ND", the plan, Program or projectis nat exempt from the definition of a covered action — PROCEED TO STEP 2

STEP 2: Determine if the plan, program, or project meets all four “Screening Criteria” listed below.

THE PLAN, PROGRAM OR PROJECT:

NO

YES

1. Is“.. a plan, pragram, or project as defined pursuant to Public Resources Code section 21065;
This criteria would be met f the plan, program, or project meets the definition of a project under the California Environmental Q
Quality Act (CEQA) Public Resources Code section 21065 that defines the term “profect” for purposes of potentil CEQA review.

O

2. Will occur, in whole or in part, within the boundaries of the Delta or Suisun Marsh;

This criteria would be met if, for example, water intended for use upstream of the statutory Delta or Sujsun March were transferred @
through the statutory Delta or Suisun Marsh {pursuant for example, to o water transfer longer than 1 year in duration).

O

2. Will be carried out, approved, or funded by the State or a local public agency;
This criterin would be met if the pfan, program, or project Is (a) an activity directly undertaken by any state or local public agency,
(b) An activity undertaken by a person which is supported, in whole or in part, through contracts, grants, subsidies, loans, or ather O @
forms of assistance from one or more state or local public agencies, or (c) An activity that invoives the issuance to a person of lease,
permit, license, certificate, or other entftlement for use by one ar more state or local public agencies.

4. Will have a significant impact on the achievement of one or both of the coequal goals or the implementation
of a government-sponsored flood control program to reduce risks to people, property, and State inferests in
the Delta;

“Significant Impact” means a substantlal positive or negative impact on the achievement of one or both of the coequal goals or the
Implementation of a government-sponsored flaad control program to reduce risks to peuple, property, and state interests in the
Delta, that Is directly or indirectly caused by a project on jts own or when the project’s incremental effect fs considered together
with the impacts of other closely-related past, present, or reasonably foreseeable future projects. The coequal goals and
gavernment-sponsared flood control programs are further defined in Chapters 3, 4, and 7.

The faﬂuwrng categories of profects will not have a signficant impact for this purpose;

2 isterial” projects d from CEQA, pursuant to Public Resources Code Section 21080(b)(1); @ @

o “Emergency” projects exempted from CEQA, pursuant to Public Resources Code Section 21080(b)}2)-{4);

o Temporary water transfers of up to one year In duration. This provision shall remain In effect only through December 31,
2016, and as of January 1, 2017, is repealed, uniess the Council acts to e"tend the provision prior to that date.;

@ Other projects exempted from CEQA, unless there are unusual circ licating a rec bl possnbmty that the .
pioject will have a significant impact under Water Code Section 85057.5(a)(4). Examples of I cft could arise
n connection with, amang other things:
e local government general plan amendments for the purpose of achieving consistency with the Delta Protection

Commission’s Land Use and Resource Management Plan; and,

o Small-scale habitat restoration projects, as referred to in CEQA Guidelines 15333, proposed in important restoration

areps, but which are inconsistent with the Defta Plan’s policy related to approprite habitat restoration for @ given lund
elevation.

If “NO” o any in step 2 above, the plan, program, or project, for purposes of the Delta Plan,

does not meet the definition of Covered Action, MO FURTHER STEPS REOUIRED.
If “YES” to all four in step 2 above, then the plan, prugram or project is cnnsndered for purpuses of the Delta Plan,
a Proposed Action

Pagelof3 Rev. 112514
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STEP 3: Determine if the Proposed Action is covered by one or more Delta Plan regulatory policies below - the final Screening Criteria,

THE PROPOSED ACTION: YES ‘ NO

1. Is covered by one or more of the regulatory policies contained in Chapters 3,4, 5, and 7;

DELTA PLAN CHAPTER 3 -

WRPL/ 23 CCR SECTION 5003; This policy covers all Proposed Actions that would export water from, transfer
water through, or use water in the Delts, but does not cover any such action unless one or more water suppliers
would receive water as a result of the proposed action.

W P2 / 23 CCR SECTION 5004: This policy covers all Proposed Actions that involve water supply or water transfer
contracts from the State Water Project (SWP) and/or the Central Valley Project (CV P).

DELTA PLAN CHAPTER 4~
ER P1/ 23 CCR SECTION 5005: This policy covers all Proposed Actions that could significantly affect flow in the
Delta.
ER P2 / 23 CCR SECTION 5006: This policy covers all Proposed Actions that include habitat restoration.
ER P2 / 23 CCR.SECTION 5007: This policy coversall Proposed Actions [n the priority habitat restoration areas
depicted in Apoendix 5. It does not cover actions outside those areas.
ER PA / 23 CCR SECTION 5008: This policy covers all Proposed Actions that would construct new levees or
substantially rehabllitate or reconstruct existing levees.
ER P5 / 23 CCR SECTION 5009: This policy covers all Proposed Actions that have the reasonable probahility of
Introducing, or improving habitat conditions for nonnative nvasive species.

DELTA PLAN CHAPTER S -

DP P/ 23 CCR SECTION 5010: This policy covers all Proposed Actions that involve new residential, commercial,

and industrial development that is not located within the areas described in Appendix 6 and Appendix 7. In addition,

this policy cavers any such action on Bethel Island that is inconsistent with the Cantra Costa County general plan

effective as of the date of the Delta Plan’s adoption. This policy does net cover commercial recreational visitor-serving

uses or facilities for processing of focal crops or that provide essential services to local farms, which are otherwise

consistent with this chapter. g

DP P2/ 23 CCR SECTION 5011: This policy coversall Proposed Actions that involve the siting of water

rmenagement facilities, ecosystem restoration, and flaod management infrastructure. @ @
DELTA PLAN CHAPTER 7 —

RR P1/ 23 CCRSECTION 5012; This policy covers all Proposed Actions that Involve discretionary State investments
in Delta flood risk management, including levee operations, maintenance, and improvements.
RR P2 / 23 CCR SECTION 5013: This policy covers all Proposed Actions that involve new residential development
of five or more parcels that are not located within the following areas:
(1)  Areas that city or county general plans, as of the date of the Delta Plan’s adoption, designate for
development in cities or their spheres of influence;
{2)  Areas within Conira Costa County’s 2006 voter-approved urban limit line, except Bethel Island;
(3)  Areas within the Mountain House General Plan Community Boundary in San Joaquin County; or
{4) Theurincorporated Delta towns of Clarkshurg, Courtland, Hood, Locke, Ryde, and Walnut Grove, as shown
In Appendix 7.
RR P3 / 23 CCR SECTION 5014: This policy covers all Proposed Actions that would encroach in a floodway that is
not either a designated floodway or regulated stream.
RR P4 /23 CCR SECTION 5015 This policy covers all Praposed Actiops that would encroach in any of the
floodplain areas described below:
(1) TheYolo Bypass within the Delta;
(2)  The Cosumnes River-Mokelumne River Confluence, as defined by the North Delta Flood Control and
Ecosystem Restoration Project (McCormack-Williamson), or as modified in the future by the Department of
Water Resources or the U.S. Army Corps of Engineers (Department of Water Resources 2010a); and,
(3) The Lower San Joaquin River Floodplain Bypass area, located on the Lower San Joaquin river upstream of
Stockton immediately southwest of Paradise Cut on lands both upstream and downstream of the Intersiate
5 crossing. This area is described in the Lower San Joaguin River Floadplain Bypass Proposal, submitted to
the Department of Water Resources by the partnership of the South Defta Water Agency, the River Islands
Development Company, Reclamation Districk 2062, San Joaquin Resource Conservation District, American
Rivers, the American Lands Consgrvancy, and the Natural Resources Defensa Councll, March 2011, This area
may be modified in the future through the completion of this project.

1If “NO” to Step 3 above, the “proposed action” is not covered by any of the Delta Plan regulatary policies above
and therefore exernpt from the Council’s regulatory authority - NO FURTHER STEPS ARE REQUIRED.
1 “YES” to Step 3 above, the “proposed action” is covered by one or more of the Delta Plan regulatory policies above and
therefore referred to as a “Cover&d Action”. A Certification of Consistency must be filed with the DSC 170
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FWALSTEP: File a Certification of Consistency with detailed findings demanstiating consistency with the DelfaPlan.

1. Click héé to file a Certification of Consistency with the Delta stewardship Council, with detailed findings, demonstraiing
that the covered aciion is consistent with the Delta Plan.

The State or local agency that proposes to undertake a covered action, prior to initfating the implementa tion of that covered action, is
required tofile a Certification of Consistency with the Delta Stewardship Couneil using the enline form found on the Delta Stewardship
Council’s website. Detailed findings must be included to demonstrate how the covered action Is consistent with all relevant policies of the
Delta Plan. The online form prompts the agency for the requirements to be included and may be uploaded to the form. Typically, the
lead agency, for purposes of CEQA compliance, will file the Certification of Consistency with the Delta Stewardship Council.

" ADDITIONAL CONSIDERATIONS: = =~ “*""

o Have the project proponent and/or the lead agency consulted with the Delta Stewardship Council on the covered
action? (Not regquired, but recommended}

Working with the Defta Stewardship Council staff during the early development phoses of the covered action and prior to filing

Certification of Cansistency is a valuable tool to maximize the conslstency hetween the covered action and the Delia Plan.

e  Statutory Exemptions

Certain actions are statuterlly excluded from the definition of covered action and are exempt from the Council’s regulatory authority
{Water Code section 85057.5(b)}. A complete list Is included in Appendix F of the Delta Plan.

o  Was the DRAET Certification of Consistency posied on the Agency wehbsite for public review and comment and
wiotifications sent prior to submission to the Delta Stewardship Council?

At least 10 days prior to the submission of a Certifica tion of Consistency ta the Council, agencies wihose aetions gre not subject tp open
meeting laws (Bagley-Keene Open Meeting Act [Gov. Code sec 11120 et sea.] or the Brown Act [Gov. Code sec 54950 et seq.]) with
regard to fts certification must post for public review and comment, their draft certification on their website ond in their office, mail ta all
persons reguesting notice, and in clude any public comments received in the record submiited to the council in the case of an app eal.

Any state or local public agency that s subfect to open meeting laws with regard o its ceriification is encouraged to take those actions.

o Has CEQA heen completed at the time of filing a Certification of Consistency with the Delta Stewardship Council?

Filing the Eertification of Consistency with the Delta Stewardship Council should occur at the same time of filing of the Notice of
Determination where applicable. Filing o Certification of Consistency toa early may result in an originally proposed covered action that is
significantly altered through the CEGA process or otherwise. If, after filing a certificate of consistency, the project Is significantly changed,
a new Certification of Consistency will need to be filed with the Delta Stewardship council.

o Implementation of the covered action may not proceed until the appeals protess is compleie.

Onee the State or local agency hos filed a Certification of Consistency for o covered action, the Ceriification of Consistency is displayed on
the Delia Stewardship Council's website for public view. Water Code 85225.10. (a): Any person who claims that a proposed covered
aetion js inconsistent with the Delta Plan and, os a result of thai inconsistency, the action will have a significant adverse impact on the
achievement of one or hoth of the coequal goals or Implementation of government-sponsored flood control progrums to reduce risks to
people and properiy in the Defta, may, file an appeal within 30 calendar days of Filing with regard to a Certificatiorn of Consistency
submitted fo the Delta Stewardship Council .

The Delta Stewardship Council has developed Adrministrative Procedures Governing Appeals {Appendix D). if a valid appeal is filed with
the Delta Stewardship Council within 30 calendar days of Certification Filing, the Councit will hear the appeal within 60 days of the filing
of the appeal. The Council will adopt written findings, either upholding the appeal or denying it, within 60 days of the hearing- If muliiple
appeals are filed on the same covered action, the Council will consolidate, to the extent practicable, all the appeals Into a single hean‘ng,“

o Has the state o local agency prepared the “record” upon which the certification of consistency is based?

If the Certification of Consistenty is appealed, the State or local agency must submit the record to the Delta Stewardship Council within 10
days of being notified of the appeal. The Delta Stewardship Council encourages the agency to submit the record that was before the lead
agency at the time it made its certification as part of the certificate of consistency. Failure to submit the record in a timely manner is
grounds for the council to affirm the appeal.

: THANK YOU FOR USING THE COVERED AGTIONS CHECKLIST. ‘ :
L YOU MAY SAVE THE CHECKLIST TO YOUR COMPUTER OR PRINT FOR YOUR RECORDS.

eee AanEa
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Attachment 1 : |
Description of the proposed project:

The owners of Victoria island Farms propose to remodel an existing agricultural processing building on their parcel to
start a craft distillery. The distillery would manufacture and market alcoholic beverages made from ingredients grown on

the farm. As a type 74 Craft Distillery, production would be limited to 100,000 gallons per year and subject to other
related restrictions on scale, processes, and ingredients.

The owners plan to engage in a phased project to develop the distillery business. The first phase would Involve a i
remodel of an existing agricultural processing building of 4,800 square feet (Building 1). Building 1 Is a standalone '
structure that stands @ minimum of 22 feet, four inches from the closest structure, another agricultural processing i
building on the same parcel that is not currently in use (Building 2). Our site is 1.15 miles from our nearest neighbor,

Union Point Marina Bar and Grill, which lies across from Victoria Island along Middle River. Building 1 is approximately
80 feet from the nearest road, State Highway 4, at the nearest point, and is separated by a fence and dense vegetation.

Building 1 would house small-scale distilling equipment and ingredients. The distillery plans to go to market with lightly- |
aged spirits within the first twelve months of operations. After 12 months the company plans to begin appointment-only
distillery tours and tastings within the project area, with five tours per day and a maximum of 20 participants per tour. [
We believe that this would add automative traffic of up to ten vehicles per hour for around four hours per day. For the
first two years of operation we foresee an average of five employee vehicles on-site per day bringing total potential daily t
traffic impact to around 45 total vehicles. Parking would be available in an existing parking lot that is not currently in

use. In the past, this lot accommodated approximately 200 automobiles during harvest season. We plan to remodel the |
parking facility to accommodate paved parking for up to 50 automabiles during the first phase. Parking facllities are . g
approximately 150 feet from the distillery building and pedestrians would walk along a paved path from the parking lot i
to Building 1. We would also add accessible parking spaces adjacent to building 1.

We aim to begin the second phase of the project within three years of inftial business activities. This would involve a }
remodel of the parking area to accommodate up to 150 vehicles, using the existing dimensions and infrastructure. It |
would also involve the expansion of distiflery operations into Building 2, which is approximately 54,425 square feet in

size. Building 2 would include a bonded barrel-aging room using existing storage facilities. It would also include distilling

equipment, a bottling line, and would utilize existing shipping and receiving facilities with two loading docks. This

building has two.ADA compliant multi-stall restrooms for customer and employee use. The building also has existing

pressurized fire hose and fire sprinklers.

At a time, Victoria Island was amongst the largest vertically-integrated asparagus growers and processors in California.
Changes in the marketplace have forced asparagus production out of the area, and Victoria Island halted asparagus
operations in 2015. The crops now grown on Victoria Island are not generally processed or marketed in San Joaquin
County and the farm has downsized employee headcounts slgnificantly. We see the distillery as one way to bring skilled
jobs back to our community, to improve the brand awareness of the fertile Delta area, to restore facilities to productive
use, and to leverage decades of related experlence In agricultural management into a new industry for San Joaquin
County in a way that aligns with the County's General Plan and the Delta Plan. The project would at no time remove land
from Agricultural use and would utilize only existing structures for the foreseeable future.

The owners of Victoria Island Farms have formed a new company, Edge of Cultivation LLC, as an investment vehicle for
the distillery business. The landholding company, Victoria Istand LP, is family-owned, while the goal is to create an
employee-owned distillery. The farming entity will lease facilities and provide professional services to the distillery and
will engage in custom farming for the distillery’s ingredients.

Planning Commission Staff Report, Item # 2 May 7, 2020 - PA-1800071 (UP, TE) 9
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EXECUTIVE SUMMARY

Delta Plan Policies and Recommendations.

The Delia Plan contains a set of regulatory policies that will be enforced by the Delta Stewa:tdshi-P Council’s appellate authority
and ovetsight, The Delta Plan also contains priority tecommendations, which are nonregulatory but call out actions essential to

achieving the coequal goals.
POLICY OR
RECOMMENDATION!

NUNMBER] SHORIT THTLE PALIGY/RECOMMENDATIONILANGUARE
Ghapterz o S o -
GP1 Detailed Findings o /) This policy specifies what must he addressed in a certification of consistency filed by a
(23 CCR section 5002) Estahlish Consistency State or Incal public agency with regard to a covered action. This palicy only applies aiter

with the Delia Plan a “proposed action” has been determined by a State or focal publlz agency to bea

covered action heeause it is covered By one or more of the regulatory policies contained
in Article 3. Inconsistency with this policy may be the basis for an appeal.
(b} Cortifications of consistency must inchide detailed findings that address each of the
{ollowing requirements:
(1] Covered actions, in order o be consistent with the Delta Plan, must be consistent
with this regulatory policy and with each of the regulatory policies contamed in
Article 3 implizatad by the covered action. The Delia Stewardship Council acknowl-
2dzes that in some eases, based upon the nature of the cavered action, ull
! cansistency with ail refevent regulatary policies may not be feasible. In ihose cases,
tha agency that 1iles the certification of consistency may neverthelpss determing that
the eavered action is consistent with the Delta Plan benausz on Whols, that action is
“Tamsistent with 1o z:os'quaj gﬂaﬁﬁat Jazerminalion st Gl a clear entiee-
s aTeas WHErs consistency with relevant regulatory policies is not feasibie, an
explanation o] ihe reasans why 1t 15 ot Teasible, and an explanation of how the
Covered aglian EverhENEss, on WGTE, 75 COngiStent With ie Copqual goals.
ThaT detarmiaton 15 Suljeet 1o review by The UENa Sigwardship Lounci bn appeal;

(2] Covergd actions not exempt from CEGA must include applicable Teasible mitgation
messures identitied in the Delia Plan’s Program EIR {unless the messurefs) are within
the exclusive jurisdiction of an agency ather than the agency that files the cenilica-
tion of consistency), or substirute mitigation messures that the agency that Tilgs the
certification of consistency finds are equally or mors effective;

(8] As releyant to the purpose and nature of the project, all covered astions must
documant use of hest available science;

(4] Ecosystem restoration and waier manggement covered actions must fchide
adequale provisions, appropriats [o-the seope of the covered action, to assure
continued implementation of adeptive management. This raguirsment sheil be
salisfied through both of the fallowing:

1) An adaptive management pian that describes the approach to be faken
consistent with the adaptive management framewark in Appendix 15, and
(B) Dosumentation of aceess to adequate resorees and delineated authority by the

antity responsibia for the implementation of the proposed adaplive management
PIOCESS.

BELTA PLAM, 2083
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* EXEGUTIIE SURMARY

pressing into the region from the fringe. More millions
come to it for boating, fishing, hunting, bird watching, even
windsutfing on its 700 miles of channels. Steeped in history,
combining notes of the American heartland and of Holland,
the Delta looks and feels like no other place in California.
"This is 2 land that people love.

Tt is not doing so well

"The vety shape of the modetn Delta is in danger. Farming
of peatich ground like this always leads to ozidation, the
literal vanishing of soil, and thus to subsidence. Many Delta
islands now lie 15 feet ot mote below sea level and depend
on aging dikes to prevent the water in adjacent channels
from pouting in. Fligher river flows in winter ot spring, pre-
dicted results of clirnate change, will add to the pressure, 2nd
a great earthqualce, sooner or later, will shake the tegion like
apaint can on a mixer. Encroﬂhg uthantzation, mean-
while, puts mote people and property on dangerous ground.

After years of slow decling, the condition of the Deltz’s
watery ecosystem, as measuted especially by the population
of wild salmon 2nd other native fishes, has gone ctitical. The
list of causes begins, but does not end, with all those watet
withdrawals, 2 kind of tax that leaves the system in a condi-
tion of chronic drought. The specific, peculiar mannet in
which the last large gulps of water ate withdrawn adds to the
ecological cost. The continual introduction of alien aquatic
specles from atound the world is alteting the web of life,
often at the expense of native and othet valued species.
Pollution from the vast and busy watershed does its shate

of harm.

Today, all those who depend on ot value the Delta ate, in a
wotd, aftaid. Delta residents face the possibility of floods
from the east when the tivers flow sttongly and of salinity
intrusion from the west if they flow too feebly. Fishermen,
both commercial and tecreational, fret about the future of
salmon and other species. Water supplicrs that receive water

from the Delta find those supplies insecute, subject to

=]

Steeped in histoty, combining notes
of the American heariland and of
Holland, the Delta looks and feels
Iike no other place in California,
‘This is a Iand that people Iove.

It is not doing so well.

interruption by weather vagaries, levee failures, ot pumping
restrictions imposed in the despetate attempt to stem the
decline of fish.

The Coequal Goals, the Delta
Stewardship Council,
and the Delta Plan

Since the middle 1980s, California has been looling for ways
to secure the natural and human values of the Delta while

" maintaining its place in the state’s watet plumbing, These

efforts have generally started in hope and ended in impasse.
Tn tecent yeats envitonmentalists turned to the coutts, using
the blunt tool of the federal Endangered Species Actto
force cuttailment of water expotts at certain times. In reac-
tion, watet suppliets south of the Delta have complained of
“segulatory drought”

Tn 2009 the Lepislature made its Jatest, most determined
bid to find solutions, passing the Delta Reform Act and
associated bills. Fitst and foremost, it declared that State
policy toward the Delta must hencefosth setve two
“coequal goals™

@ Providing a mote teliable watet supply for
California, and

IO Protecting, restoting, and eahancing the
Delta ecosysterm.

£S-2

DELTA PLAM, 2013
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These goals, the Legislatute added, must be metina

manner that:

Protects and enhances the unique cultural,
recreational, natural tesource, and agricultural
values of the Delta as an evolving place.

By affirming the equal status of ecosystem health and water
‘supply seliahility, the Legislatnre changed the tetms of the
convessation. Tt changed them futther with the following
pronouncement: “The policy of the state of California is to
reduce teliance on the Delta in meeting California’s future
watet supply needs.” Here was Iécogniﬂon that, for the sake
of the watet system and the Delta hoth, a partial weaning of
the one from the other is requited.

The Delta Stewatdship Councilis the body entrusted with
giving practical meaning to these directives. Publication of
this Delta Plan co::rlxpletes its fitst assignment. The product
of eight dtafts, almost 100 public meetings, and neatly
10,000 commenés, the Delta Plan pulls togethet In one place
the steps that need to be taken to meet the coequal goals—
measutes that, in one way or another, could affect almost
evetyone in California. The Plan is to be revised every

5 yeats, ot soonet: as citcumstances change.

The Delta Plan contains 87 provisions, some broad and
sotne nattowly technical, some novel, some commonsensi-
cally familiat. What, in essence, daes the Plan propose be
done differently? At the risk of oversimplification, we can
say that it asks California and Californians to do six

latge things:

0 In otdetto imprové and secure our water supply, while
taking pressute off the Delta, we st use watet mote
effidently in cities and on farms, and develop alterna-
tive, usually local, soutces.

[ We must also get much bettet: at captuting and stoting
the surplus watet that nature provides in the wettest
years, building teserves that can be drawn onin
dty ones.

EXECUTIVE SUMIMARY

O 'To tevitalize the Delta ecosystem, we must provide
2dequate seaward flows in Delta channels, on a
schedule mote closely mitroring historical thythms:
what the Plan calls natural, functional flows.

Bl We tnust also bring back generous wetlands and ripari-
an zones in the Delta for the benefit of fish and bitds.

To preserve the Delta as a place, we must restrict new
uthan development to those petipheral ateas alteady
definitely earmatked for such growth, while suppotting
farming and fecteation in the Delta’s core.

And we st floodproof the Delta, as far as feasible,
mainly by improving levees and by providing mote
overflow zones whete swollen rivers can spread without
doing hatm,

What about today’s headline issue concerning the Delta—

the propbsed constmction of tunnels to improve the way

~watet destined for export southwards reaches the pump in-
takes neat Byron? This initiative is part of what s called the

Bay Delta Conservation Plan (BDCP). The BDCP is a dif-

ferent and more nattowly focused undettaking than the

Delta Plan, into which, if certain conditions are met, it will

e fused (see section, A Better System: Delta Conveyance).

The Delta Plan is Cafjfornia’s plan for the Delta, prepared in
consultation with, and to be catried out by, all agencies in
the field: the State Water Resoutces Control Boatd, ultimate
arbiter: of water tights and water quality; the California
Depatttnam; of Water Resoutces, the state’s watét planner
and also operator of the great State Water Project; the
California Department of Fish and Wildlife, responsible for
the welfate of the living system of the Delta; the Delta
Protection Commission, which oversees land use and devel-
optment on low-lying Delta islands; and many mote agencies,
State and local. Add to the list federal players like the Bureau
of Redamafion, which muss the Central Valley Project; the
1.5, Fish and Wildlife Service; the INational Matine Hisherles
Setvice; and the U.S. Army Cotps of Engineers. Their

coopetation has been promised, and it is vital.

DELTA PLAN, 2013
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These goals, the Legislature added, must be metina
manner that

Protects and enhances the unique cultural,
recreational, natural resoutce, and agricultural
values of the Delta as an evolving place.

By affirming the equal status of ecosystein health and water
supply reliability, the Legislatute changed the ferms of the
conversation. Tt changed them furthes with the following
pronouncement: “The policy of the state of California is to
reduce teliance on. the Delta in meeting California’s ftuse
water supply needs.” Hete was tecognitioh that, for the sake
of the water system and the Delta both, a partial weaning of

the one from the othet is tequired.

The Delta Stewardship Council is the body entrusted with
giving practical meaning to these directives. Publication of
this Delfa Plan completes its fitst assignment. The product
of eight drafls, almost 100 public meetings, and neatly
10,000 cotntments, the Delta Plan pulls together in one place
the steps that need to be taken to meet the coequal goals—
measures that, in one way ot another, could affect almost
everyone in California. The Plan is to be sevised every

5 yeats, ot s00net as citcumnstances change.

The Delta Plan contains 87 provisions, some broad and
sotne narrowly technical, some novel, some commonsensi-
cally familiat. What, in essence, does the Plan propose be
doné diffetently? At the risk of ovaﬁmpﬁﬂcaﬁon, we can
say that it asks California arid Califoraisns to do six

large things:

[ Inotderto impj:ové and secnre our water supply, while
talding pressute off the Delta, we must use water mote
efficiently in cities and on fattns, and develop alterna-
tive, usually local, souces.

[ Wemustalso get'much better at capturing and stoting
the sutplus water that nature provides in'the wettest
yeats, building resetves that can be drawn on in

dty ones.

EXECUTIVE SUNMMARY -

[ 'To tevitalize the Delta ecosystem, we must provide
adequate seawatd flows in Delta channels, ona
schedule more closely mitroring historical thythms:
<what the Plan calls natural, fanctional flows.

E  We must also briag back genetous wetlands and ripari-
an zones in the Delta for the benefit of fish and birds.

@ 'To presetve the Delta as 2 place, we must estrict new
urban development to those petiphetal ateas alieady
definitely earmatlked for such growth, while supposting
farming and tecteation in the Delta’s core.

@ Andwe must floodptoof the Delta, as fat as feasible,
osinly by improving levees and by providing more
overflow zones whete swollen tivers can spread without
doing harm.

What ahout today’s headline issue concerning the Delta—

the proposed constiuction of tunnels to improve the way

~water destined fot export southwards teaches the pump in-
takes neat Byron? This nitiative is part of what is called the

Bay Delta Consetvation Plan (BDCP). The BDCP is a dif-

ferent and more nartowly focused undestaldng than the

Delta Plan, into which, if certain conditions ate met, it will

e fused (see section, A Better System: Delta Conveyance).

The Delta Plan is California’s plan for the Delta, prepared in
consultation with, and to be cartied out by, all agendies in
the field: the State Watet Resoutces Control Board, ultimate
asbiter of watet sights and vater quality; the California
Depad:tmmf; of Water Resoutces, the state’s water planner
and also operator of the great State Watet Project; the
California Department of Fish and Wildlife, responsible for
the welfate of the living system of the Delta; the Delta
Protection Commission, which ovetsees land use and devel-
opment on low-lying Delta islands; and many mote agencies,
State and local. Add to the list federal players like the Butean
of Reclamation, which runs the Central Valley f’toject; the
U.S. Bish and Wildlife Service; the National Martine Fisheries
Setvice; and the .S, Aty Cotps of Engineers, Their

coopetation has been promised, and it is vital.

DELTA PLAN, 2013
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EXECUTIVE SUMMARY

i REGOMMENDATION
I : NUMBEH SHUHT TITLE PULIEYJREBUMMENDATION LANGUA :

[]P R8 Promuta \Jaiue addsd la::a.‘ guvemmenrs and oconomic develspment arganizations, in wnpemﬂan wrth Iﬁe Delm
Crop Processing Pratection Commission and the Delta Conservancy, should encourage valus»added processing

of Defta crops in appropriate locations.

DPRY Encourage Local governments and economic development organizations, in cooperation with the Delta
Agritourism Protaction Commission and the Delta Conservancy, should support growth in agiitourism,

particularly i and around lagacy communities. Local plens should support agritourism whars
apprapriate.

DP R10 Encourage The Califamia Department of Fish and Wikllis, the Dela Conservancy, and other cosystam
Wildlife-friendly restoration agencies should nconrage habitat enhancement and wildlife-friendly farming
Farming systems on agricultural fands to benefit hoth the environment and agriculiure.

DP R11 Provide New and Water management and ecosystem restoration agencies should provide recreation
Protect Existing opportunities, including visitor-serving business opportuniiies, at new Tacilities and habitst
Recreation areas whenever feasible; and existing recreation facilities should be protected, using
Opportunities California State Pars’ Recreation Proposal for the Sacramento-San Joaguin Delta and Suisun

Warsh and Dalta Pretection Commission’s Economic Sustainability Plan for the Sacramento-
San Joaguin Delta as guides. '

DP R12 Encourage The Defta Protection Commission and Delta Conservansy should sncourage parinsiships
Partnerships between other State and local agencies, and local landowners and businass people 10 expand
1o Support recreation, including boating, promate tourism, and minimize adverse impacts 1o
Reereation nonrecreationsl lendowners.
and Tourism

DPR13 Expand State Califamia State Parks should add or improve recreation faciities in the Delta in cooperation
Recreation Areas with other agencies. As funds become available, it should fully reopen Brannan lsiand State

Recreation Area, completa the park at Delta Meadows-Locks Boarding Houss, and consider
adding new State parks at Barker Stugh, Eikhorn Basin, the Wiight-Elmwosd Tract, and
south Delta.

DPR14 Enhance The California Department of Fish and Wildiifs, in coaperation with other public agencies,
Nature-hased should collsborate with nonprofits, private lsndovwners, and busiess partners 1o expand
Recreation wililifa viewing, angling, and humting opportunies.

DP R15 Promote Boating The Califbrnia Department of Boating end Waterways should coordinate with the U.S. Loast
Safaty Guard end State and focal agencies on an updated marine patrol strategy for the region.

OPR18 Encourage Recraation  Pubic agencies owning fand should increase apportunities, where foasible, for bank fishing,
on Public Lands hunting, leves-top trails, and enviropmental education.

DPR17 Enhance Cities, counties, and other local and Stats agencies should work tagether o protect ana'
Opportunities onhanca visitor-serving businesses by plnning for recreation usss and facilities in the Dalta,
for Visitor-serving providing infrastrustura to suppart recreation and tourism, and fdentifying settings for private
Businesses visitor-serving development and S8rvices.

DPR18 Support the Ports of  7he ports of Stockton and West Sacramento should encourage maintenance and carefully
Stockton and West designed and sited development of port facilties.

Sacramento.

DELTAPLAN, 2813
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CHAPTER 5 PROTECT AND ENHANCE THE UNIQUE CULTURAL, RECREATIONAL, NATURAL RESOURCE,

AND AGRICULTURAL VALUES OF THE CALIFORNIA DELTA AS AN EVOLVING PLACE

Problem Statement

Agricufture in some parts of the Delta s thieatened by
urbanization, subsidencs, and changing markets due to
Increased competition from other countries and regions,
and shifting consumer preferences. The impacts from water
conveyance facilities, ecosystem restoration, changing
water quality, and flood management plans are yet to be
datermined, but rapid and significant changes could disrupt
agriculture. Farmers are concerned that reguistions and
other barriers 1o conducting busingss and using their land
also threaten the continued vibility of agriculture.

Policies

Ne policies with regulatory effect are included in this section.

Recommendations

DP R8. Promote Value-added Crop Processing

Lacal governments and economic development orgenizations, in
cosperation with the Defta Protection Commission and the Della
Lonservancy, should encourage velue-sdded processing of Delta crops in
appropriate locations.

DP R9. Encourage Agritourism

Locsl governments and economic development organizations, in
cooperation with the Delta Protection Commission and the Delta
Conservancy, should support growth in agritourism, particulerly in and
around legacy communities. Local plans shoutd support agritourism
where appropriate.

DP R10. Encourage Wildlife-friendly Farming

The California Department of Fish and Widlife, the Defta Conservancy,
and other ecosystem restoration agencies should encourage habitat
enhancement and wildlife-friendly farming systems on agricultural fands
to benefit both the environment and agriculture.

Encourage Recreation
and Tourism

The Delta region offers diverse recreation experiences and facilities
such as fishing, beating, birdwatching, ather nature activities,
hunting, campgrounds, parks and picnic areas, and historic tawns
and buildings. DPC and California State Parks forasee opportunities
to improve and increase recreation and tourism in the Delta. Both

agencies recammend improvements of “gateways” to the region on
the Delta's urban edges and "hase camps” inside the Delta at
destinations such as resorts, legacy communities, or parks that are
facal paints for visitors. Building on the reports of the DPG and
California State Parks, the Council recommends protecting and
improving existing recreation opportunities while seeking ways of
providing new, and hetter coordinated, opportunities. Ecosystem
restoration, as described in Chapter 4, can also enhance
oppartunities for nature-hased recreation and hoating. Future
prospects for recreation and tourism will be influenced by decisions
ahout the Delta ecasystem, water quality, levee improvements, and
governance, including land use and environmental standards. The
BDCP, Delta water quality plans, levee investments, and other
decisions yet to be made can all significantly affect recreation

and tourism,

Problem Statement

Recrestion opportunities abound, but many have not been
Tully developed due to inadequats visitor information, aging
and inadequate facilities, and restricted access to public
lends. Limited cooperation in marketing, planning, and
public-private partnerships between public recreation
providers, other government land managers, busingsses,
and others hinders recreation and tourism, and impedes
expansion of visitor-sarving businesses.

Policies

No policies with reguiatory effect are included in this section.

Recommendations

DP R11. Provide New and Protect Existing Recreation
Opportunities

Water management and ecosystem restoration agencies shoutd provids
recreation opportunities, inchiding visicor-serving business opporiunities,
at new facilities and habitat areas whenever feasible; and existing
recreation facilities should be protected, using California State Farks’
Recreation Proposal for the Sacramenta-San Joaquin Delta and Suisun
Marsh and Delta Protection Commission’s Economic Sustainability Plan
for the Sacramenta-San Joaquin Delta as guides.

186
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CHAPTER 5 PROTECT AND ENHANGE THE UNIOUE CULTURAL, RECREATIONAL, NATURAL RESOURCE,

AND AGRICULTURAL VALUES OF THE CALIFORNIA DELTA AS AN EVOLVING PLACE

Problem Statement

Agriculture in some parts of the Delta fs threatened by
urbenization, subsidence, and changing markets due fo
increased compatition from other countries and regions,
and shifting consumer preferences. The impacts from water
conveyance facilties, ecosystem restoration, changing
water quality, and flood management plans are yet to be
determined, but rapid and significant changes could disrupt
agriculture. Farmers are concerned that raguiations and
other barriers to conducting business and using their land
alsg threaten the continued viability of agriculture.

Policies
No policies with regulatory effect ara included in this section.

Recommendations

DP R8. Promote Value-added Crop Processing

Local governments and sconomic develspment arganizations, it
cooperation with the Delta Protection Comimission and the Delta
Lonservancy, should encourage value-added processing of Delta erops in
appropriate locations.

DP R3. Encourage Agritourism

Local governments and economic development organizations, in
cooperation with the Delta Protection Commission and the Delta
Conservancy, should support grawth in agritourism, particularly in and
around legacy cormmunities. Local plans should support agiitourism
where appropriate.

DP R10. Encourage Wildlife-friendly Farming

The California Department of Fish and Wildlife, the Delta Conservancy,
and other ecosystem restoration agencies should encourage habitat
enhancement and wildlife-Triendly farming systems on agricultural lands
to henefit both the environment and agriculture.

Encourage Recreation
and Tourism

The Delta region offers diverse recreation experiences and facilities
such as fishing, hoating, birdwatching, other nature activities,
hunting, campgrounds, parks and picnic areas, and histaric towns
and huildings. DPC and California State Parks foresee opportunities
to imprave and increase recreation and tourism in the Delta. Bath

agencies recommend improvements of “gateways” ta the region on
the Delta's urban edges and “base camps” inside the Delta at
destinations such as resorts, legacy communities, or parks that are
facal paints for visitors. Building on the reports of the DPC and
California State Parks, the Council recommends protecting and
impraving existing recreation opportunities while seeking ways of
providing new, and better coordinated, opportunities. Ecosystem
restoration, as described in Chapter 4, can also enhance
oppartunities for nature-based recreation and boating. Future
prospects for recreation and tourism will be influenced by decisions
about the Delta ecosystem, water quality, levee improvements, and
governance, including land use and environmental standards. The
BDCP, Delta water quality plans, levee investments, and ather
decisions yet to be made can all significantly affect recreation

and tourism.

Problem Statement

Recreation opportunities abound, but many have not been
fully developed due to inadequate visitor information, aging
and fnadequate facilities, and restricted access to public
lands. Limited cooperation in marketing, planning, and
public-private partnerships between public racreation
providers, ather government land managers, businesses,
and others hinders recreation and tourism, and impedes
expansion of visitor-serving businesses.

Policies
No policies with regulatory effect are included in this section.

Recommendations

DP R11. Provide New and Protect Existing Recreation
Opportunities

Water management and ecosystem restoration agencies should provide
recrealion opportUNIties, including visitor-serving business opportunities,
at new facilities and habitat areas whenever feasible; and sxisting
recreation facilities shoutd be protected, using California State Parks’
Recreation Proposal for the Sacramento-San Joaquin Delta and Suisun
Marsh and Delta Protection Commission’s Economic Sustainability Plan
for the Sacramento-San Joaquin Delta as guides.
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CHAPTER 2 THE DELTA PLAN

PERFORMANCE MEASURES IN THE DELTA PLAN

The performance measures included in this Delta Plan are primarily administrative measures focused on implementation of near-term actions
lgenerally, actions contained within policies and recommendations of the Delta Plan) that suppart the coequal goals. This initial set of performance
measures will be expanded and refined after adoption of the Delta Plan and will be considered for inclusion in subsequent updates of the Delta
Plan.

Delta Plan performance measures have been placed into three general classes:

s Administrative performance measures describe decisions made by palicy makers and managers to finalize plans or approve resources (funds,
personnel, projects) for implementation of a program or group of related programs.

s Output (also known as “driver”) performance measures evaluate the factors that may be influencing outcomes and include on-the-ground
implementation of management actions, such as acres of habitat restored or acre-feet of water released, as well as natural phenomena outside
of management control (such as a flood, earthquake, or acean canditions).

e Qutcome performance measures evaluate respanses to management actions or natural outputs.

Administrative performance measures are included in Appendix E. Output and outcome performance measures, where appropriate, are included at
the end of individual chapters.

Development of informative and meaningful performance measures is a challenging task that will continue after the adoption of the Delta Plan.
Performance measures nead ta be designed to capture impartant trends and to address whether specific actions are producing expected results.
Effarts to develop performance measures in complex and large-scale systems like the Delta are commonly multivear endeavors. The Council will
improve all perfarmance measures, but will focus on outcome measures through a multiyear effort, using successful approaches for developing
performance measures employed by similar efforts elsewhere (such as the Kissimmee River Restoration, The State of San Francisco Bay, and
Healthy Waterways Southeast Queensland, Australia) as positive examples {see Appendix C for more information).

op-301

Communication and the Delta Plan B Staff reports on the status and trends of the Delta Plan
Keeping the public and decision makets informed as future performance measures

Delta Plan changes are proposed and considered is 2 vital B Reports, presentations, and correspondence presented
step. The Council is committed to open communication of to the Council

caéntundemmilg gl hiopghie chltnion sEpes. B Interagency Implementation Committee meetings and

nitori cience, and adaptive
formance measures, mo: toring, s 3 p Pmducts

management. This communication will be continuous as the ) , )
Council receives and produces information that will be used = Th‘.: Delta Science Program website, Seincs News; the
. . online journal, San Francisco Estuary & Watershed Science,
to adapt its strategy toward meeting the coequal goals and

: brown bag seminats; and Biennial Bay-Delta Science
updating the Delta Plan. :

Conference

The Council’s website and meetings will remain the central B Delta ISB meetings and products

hub for communicating information about progress toward

meeting the coequal goals and the objectives of the Delta cu\’ered Actinﬂs a Ild Deltﬂ P Ian
Plan. Information learned from the analysis, synthesis, and .

evaluation of how well the policies and recommendations in cu nsisten GV

the Delta Plan are meeting their intended goals will be

gathered and communicated through 2 mmbee of media ‘The Delta Reform Act ditects the Council to develop a legal-

sl Fsrtng enorang et ly enforceable long-term management plan for the Delta
(this Delta Plan) and includes 2 mechanism for enforcement

B The Council’s meetings and workshops, website, social of Delta Plan policies over State and local actions identified
media, and newsletter
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" 28 coveted actions (Water Code sections 85001(c) and
85022). The Council has taken 2 hybtid approach to devel-
oping the Delta Plan by including both regulatory policies
and nonregalatory recommendations. This section presents 2
discussion of the process and general roquisements for certi-
fying consistency with the Delta Plan through compliance
with its regrlatory palicies, and inctades examples of covered
actions and exemptions.

Delta Plan regulatory policies are not intended and shall not
be construed as authotizing the Council or 2ny entity acting
putsuant to this section to exercise theit powet in 2 manner
that will take or damage private propetty fot public use
without the payment of just compensation, These policies

ate not intended to affect the rights of any owner of property

under the Constitution of the State of California ot the
United States. None of the Delta Plan policies increases the
State’s flood liability.

Govered Actions Must Comply
with Delta Plan Policies

"The Delta Refotn Act requires State and local actions that
fit the legal definition of 2 covered action to be consistent
<with the policies incnded in the Delta Plan. The mechanism
for determining consistency is the filing of a certification of
consistency. Not all actions that occut in whole orin pattin
the Delta ate covered actions. Only cettain activities qualify
as covered actions, and the Delta Reform Act establishes
specific criteria and exclusions, discussed in this chaptet.
Futthermote:

[ 'The State ot local agency that catties out, approves, ot
finds a ptoposed action deterinines whether that
proposed plan, program, ot projectis a covered action
(subject to judicial review of whether the determination.
was teasonable and consistent with the law).

[0 'The State or local agency that carries out, approves, ot
fands a covered action (“proponents™) nieeds to certify
consistency with the policies included in the Delta Plan.

L

CAAPTER 2 THE BELTA PLAR

[ Tnthe case of all othet actions (those that do not meet
the ctitetia of being 2 covered action ot ate otherwise
explicitly excladed), the Delta Plan’s policies, where
applicable, ate tecommendations.

\ifhat Is a Govered Aetion?

For a State ot local zgm-cy to determine whethet its pro-
posed plans, programs, ot projects are covered actions under
the Delta Plan and, therefore, subject to the regulatoty provi-
sions i the plan, it must start with the Delta Reform Act,
which defines a covered action as (Water Code section
85057.5(a)):

<ot plan, program, or project a5 defined prrsuant to

Section 21065 of the Public Resonroes Code that mrests

ali of the following conditions:

1. Wil occn, in whol or in parh within the
bosndaties of the Delta or Suisun Marsh;

2. VPl be carrisd ons; approved, or fisnded by the
state or a Jocal public agency;

3. Is covered by ons or smore provisions of the
Delia Plan;

4. Will have a significant inpaci on the acbieverent
of are or bath of the coequal goals or the
ingplamentation of government-ponsored flood
control programs 1o redyee risks 1o people,

property, and state intsresis in the Delta.

Figure 2-3 shows the steps to follow for identifying whether
a proposed plan, project, ot program is a covered action.

Sereening Criteria for Coversd Actions

As nsed in this Delta Plan, the statutoty cdterda for covered
actions under the Delta Plan ate collectively referred to as
“screening ctiteria” Before using the screening critetia, 2
project proponent should first determine whethet its pro-
posed plan, program, o project is exempt from. coveted
action status under either the Council’s administrative

BELTA PLAN, 2013
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CHAPTER 2 THE DELTA PLRY

* exemptions ot the Delta Reform Act’s statutory exemptions,

discussed below, Batly consultation with Conndl staffis Decision Tree for State and Local
encouraged and can sssistin this determination, Ageneies on Possible Covered Actions
: s ) Is proposed plan, program, or - YES
i. Tsa“Project,” as defined by section 21065 of the  profect excuded by statutory
Public Resoutrces Code. A proponent’s first step in exemption under Water Code
section 85057.5 (b) or Delta

determining whether a plan, progtatn, ot projectis a
cavered action s to identify whethet it meets the defi-

Plan administrative exempfions?

o " . " NO
nition of a project as defined in Public Resontces Code l NO
e 065. ‘Th: 3 rovision Is the secti |s a"Project,” as defined by
section 21 at P:xcuculaz piovisic'm 5 the section B e IO e
of the California Eavitonmental Quality Act (CEQA) Resources Code?
that defines the term “project” for purposes of poteti-
o 5 g v Nota
tial review under CEQA.? If the plan, program, ot NO
. . L , Will occur in whole or in part Covered
praject does indeed meet the definition of 2 ptoject within e ol dares Retibh
under CEQA, the next step in determining 2 covesed of the Delta?
action is to teview the four additional screening criteria ’, YES
i . . ¢ NO
in the definition of covered action, el of which must Vil b caied CliaRpGod,
he met by a proposed plan, progtam, or project for it or funded by a Siate #
- . x or local agency?
to qualify as a covered action (see sidebar, What Docs
CEQA Consider 2 “Project’). g ves o
y . . L Will have a significant impacton -

2. Wil occur in whole, ot in part, within the bounda- achievement of coegual goals or ” i
ries of the Delta or Suisun Marsh. To qualify as 2 fioad control prograstis? N
coyeted action, z project must include one of more “ YES

§ i th
activities that take place atleast pattly wi e Delta Plan, progeam, or project s
of Suisun Matsh. This means, for example, that the considered a Proposed Action
diversion and use of water in the Delia watetshed that
is entitely upsttean of the statutory Delta of Suisun “
Marsh would not satisfy this critefon. By contrast, this Is the Proposed Action NO
st ; . covered by a provision of
ctitetion world be met if water intended for use the Delta Plan?
upstream wete transferred through the statutory Delta ‘3’ YES
ot Suisun Marsh (pussuant, for example, to a water
% s COVERED ACTION
transfer longer than. 1 year in duration). Gty comelstency wiih

policies in the Delia Plan.

FHaure 2-3

2 |t is Important to note that CEQA's various statutory and
categorical exemptions—which are considered only after the
threshold determination of a CEQA "project” is made—are not
similarly Incorporated by crossTeference in the definition of covered
action. Therefors, the Delta Plan must expressly incorporate &

| CEQA exemption for it to apply to the Delta Plan.
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CHAPTER 5 PROTECT AND ENHANCE THE UMIQUE CULTURAL, RECREATIONAL,
NATURAL RESOURCE, AND AGRICULTURAL VALUES OF THE CALIFORNIA DELTA AS AN EVOLVING PLACE

ABOUT THIS CHAPTER

This chapter describes the unique values that distinguish the Sacramento-
San Joaquin Delta (Delta) and make it a special region. It also outlines the Delta
Stewatdship Council’s (Council) five cote strategies for protecting and enhancing

these values:

m Designate the Delta as a special place worthy of national and state

attention
m Plan to protect the Delta’s lands and communities

Maintain Delta agticulture as a primary land use, a food source, a key

economic sector, and a way of life

m Encourage recreation and tourism that allow visitors to enjoy and

appreciate the Delta, and that contribute to its economy

m Sustain a vital Delta economy that includes a mix of agriculture, tourism,
recteation, commercial and other industties, and vital components of

state and regional infrastructure

The 2 policies and 19 recommendations to carry out these strategies are found at
the end of the chapter. Protecting the Delta as a place also depends on the
strategies to reduce flood and other risks to the Delta that are described in
Chapter 7.
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RELEVANT LEGISLATION

“The Sacramento-San Joaguin Delta Reform Act of 2009
declared State palicy for the resources and valubs of the
Delta (Water Gode section 85054}

“Cosqueal goals” means the two goals of proviting 8
more refiable water supply for Califomia and protecting,
restoring, antf enhancing the Delia ecosystem. The
coegual goals shall be achieved in a manner that protects
and enhances the onigue culiural recreational, natural
resourcs, and agriculiual valies of the Delta as an
evalving place.

The Legislature declares the following objsctives inherent
in the coequal goals for management of the Delta (Water
Code section 85020):

(5} Manage the Delta’s water and snvironmental
resauices and the water resouices of the state over the
[ong term.

(b} Protect and snhance the unigue culture), recreational,
and agricultural values of the Calfornia Delia as an
* evalving piace.

Water Code section 85302(h) provides direction an the
implementation of measures to promate the coequal goals
and inherent ohjectives:

(1 The Delia Pian shall include recomimendations
regarding stati agency menagemant of fands in
the Delta.

The Delta Refarm Act states (Water Code
section 85022 (d):

(d) The fundamental goars for menaging fand use in the
Delta are 1o do all of the following:

(1] Protect, maintain, enhance, and, whers faasible,
restora the overall quality of the Delta environment
and fis natural and artificial resources.

(2) Ensure the utilization aud sonservation of Delta
resolirees, taking into aceount the social and
ecanoimic neads of the peaple of the state.

{3) Maximize publiz access to Delta resources and
maximize public recreational opportunities in 1he
Delta consistent with sovnd resources consgrvation
principfes and constitutionally protected rights of
private property BWRers.

14) Encourage state and locel inftiatives and
canperation in preparing procedures o implement
coordinated planning and development for mutually
benaficial uses, nchiding edueational uses, in

the Delra.

(5} Devalop mew or impraved aguatic and terrestrial
hiabitat and protect existing habitats to advance the
goal of restoring and enhensing the Delta
aosysten.

16) lmprova water quality 1o protect uman health
and the environment consistent with achisving
water quality objectives in the Delta.

Public Resaurces Code section 29703.5 describes the
Defia Protection Commission's role in providing
recommendations to the Delta Stewardship Couneil:

[a) The Defta Prataction Commission created pursuant 1o
Saction 28735 provides an existing farum for Delta
residents ta engage in decisions regarding actions
recognize and enfiance the anique cultural, recreational
anl agfmulwra/ resourzes of the Delta, As sueh, the
“commission 15 he appropiiais agency t identily and
provide recammendations to the Delta Stewardship
Louneil on methods of preserving the Dela as an
avolving place as the Delia Stewardship Cooncil develops
and implements the Delta Plan.

{B) There is a need for the fiva Dalta counties 1o ssiablish
and fmplement & resources management plan for the
Delta and for the Delta Stewardship Council to eonsider
that plan and recommendations of the commission in the
adoption of the Delta Plan.

CHAPTER 5 PROTECT ANB E:NHANEE THE BNICHE CULTURAL, RECREATIONAL,
MATHRAL RESOURGE, AND AGRICULTURAL UALUES OF THE GALIFORNIA BELTA AS AN EVOLVING PLAEE
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GHAPTER 5 PROTEGT AND ENHANEE THE GIUABEEULTURAL, BECREATIONAL, NATUBAL RESOURSE,

() Masdimizs publis aosess 1o Delta resonroes and maximize
publis recrational opporiunities in the Dolta sonsisient with
sonnd rosonrees conservation principles and constitutionally
protedied rights of private property owners.
@) Enconrage state and local initiaiives and coperaion it
prapaing procedures Io igplaavens soordlinated planing and
faelgprsetfor mowtually benfiel wses, inchds

edueational uses, in the Delta.

() Deselop new or improvsd aguatic and tervesivial habitot and
rotect escisting habitats 1o advanes 7he goal of restoring and
enhancing the Delta ecosysten.

(6) Tnprove swaisr qualkty to protest humian health and the
environment consistnt with achisving waler gnally objectives
in the Delta.

Goals 2, 3, 2nd 4 ate addressed in this chapter.
Tn. addition, Water Code section 85305(a) provides, in patt:

The Deli Plan shall aitenpt to reduce viskes fo peopl,
property, and stats iuterests in the Delia by
- promoting. ..appropriate land uses.

Watet Code section 85022(a) ditects “state and local land use
aclions identified as covered actions putsuant to section.
85057.5 be consistent with the Delta Plan” and that the sec-
tior’s “Hodings, policies, and goals apply to Delta land use
planning and development.” Thus, the Council’s role in
teviewing land use actions is to consider the full range of
State intetests in the Delta, including the economic and
social well-being of Californians, envitonmental protection,
use and consetvation of resoutces, public access and
tecteation, habitat restoration and enhancement, water
quality, and flood protection.

Ths DPC's Role

The DPC Iand Use and Resoures Management Plan for the Primary
Zons of the Delz (2010) guides land uses in the Primary Zone.
Local government genetal plans must be consistent with the
DPCs land use and resource management plan. Local

AND AGRICULTERAL VALUES OF THE CALIFORNIA BELTA AS AN EVOLVING PLACE

goverament land use actions may be appealed to the DPC
for review of consistency with the land nse and fesource
management plan. Chapter 2 desciibes the special role that
the Delta Reform Act gives to the DPC to review and com-
ment on significant projects ot programs, such as ecosystem
sestoration ot flood control projects, under consideration by
the Council. The teferral of projects to DPC forits review
and comment and the membership of the DPC chait on the
Council assute that the Delta compunities will have 2 voice
concetning actions’ effects on existing and planned uses of
the Delta.

The DPC’s management plan states these goals for land use
in the Primary Zone (DPC 2010):

Protect the unique character and qualities of the Primary
Zone by preserving the enliural heritage, strang fy’mﬁaﬁﬂ
E{Q@ﬁmic base, #nigus resreational resorrees, and.
:b;&;m] diversity of the Primary Zone. Direct new non-
agriculineally orisnted non o ker residantial develop-
raent within the excisting unincotporeted towns (Walput
Graue, Clarkeshurg, Courtland, Hood, Looke, and Rydk).

FEincourags o aritical mass of farms, agricultarally-rolzted
businasses and subporting infrastrusinre 1o ensure the econom-
7o vitality of agrisliure within the Delta.

DPC's management plan also acknowledges the importance
of balancing uthan development with the protection of
agticulture and other rurl lands (DPC 2010):

The periphery of the Delta is sndergoing rapid urbanization
assoiated with substantial popuiation growth. Currint ond
fouture popriciion growth 4 he denand for developable
Iand, pariicularly in areas near the Bay ared, Stockton, and
Sceraments. Thir denand rosnls in the conversion of apen
spaaes, primarily agriotisral kand, 1o residentsal and commer-
cial nses. Tnoreasing conern oscists rogarding the posuntial for
srbanization and projects in the Secondary Zone 1o inpact

the Priziary Zons.
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GHAPTER 5 PROTECT AND ENHANGE THE UNIDUE CULTURAL, RECREATIONAL, NATURAL RESOURCE,

AND AGRICULTURAL VALUES DF THE CALIFORNIA DELTA AS AN EVOLVING PLACE

highway. California State Parks” Recreation Proposal rec-
ommends that the California Depattment of Transportation
seek national scenic byway status for this route and prepate 2
scenic byway plan that would identify opportunities to
impltove signage, interpretation, and amenities for access,
recreation, and nonautomobile circulation. A national scenic
byway is a road recopnized by the U.S. Depattment of
Transportation for fts archaeological, cultural, historic, natu-
1al, zecreational, and/ox scenic qualities. The program
presetves and protects the nation’s scenic but often Jess-

traveled roads, and promotes tourlsm and econommic

development. Funding for byway-related projects is granted

- annually by the Federal Highway Administration. State

Routes 4 and 12 are also important for tecteational travel

The American Discovery Trail, Mokelumne Coast-To-Crest
Trail, and Great Delta Trail (Public Resources Code section
5852 et seq.) ate State trails that can provide recreational
access for bicyclists, hikess, and others, DPC’s BSP and
California State Parks’ Recreation Proposal also tecommend
a system of ‘water trails to gnide hoaters through the

Delta’s channels.

POLICIES AND RECOMMENDATIONS

The policies and recommendations presented in this section addiess
the unique values that distinguish the Delta and make it a special
region, and outline the Gouncil’s five core strategies for protecting
and enhancing these values as follows: ’

u  Designate the Delta as a special place worthy of national and
state attention

u  Plan to profect the Delta’s lands and communities

= Maintain Delta agriculture as a primary land use, a food
source, a key economic sector, and a way of life

o Encourage recreation and tourism that allow visitors to enjoy

and appreciate the Delta and that contribute ta its economy

a Sustain a vital Delta economy that includes a mix of
agriculture, tourism, recreatfon, commercial and other
industries, and vital components of state and regional
infrastructure

" Pratecting the Dalta alsa depends on the stratagies to reduce flood
and other risks, as detailed in Chapter 7.

Designate the Delta as
a Special Place

Designating the Delta as a special place can huild public recognition
of the Delta and its unigue resources. The DPG proposes to seek
the Delta’s designation as an NHA to recognize and promote
“Delta-as-a-Place” and to cultivate appreciation and understanding
of the Delta. The DPC recommends that the NHA include the legal
Delta and Suistn Marsh, as well as adjoining areas in Rio Vista and
the Carguinez Strait.

The proposed NHA's vision is “a regional netwark of partner sites,

with interpretiveleducational components, that will be linked where
possible and serve as the primary attractions, on existing public
properties or on private proparties with the voluntary cansent and
invalvement of the landowners.” The NHA’s goals are fo “brand the
Delta as a region of national significance ta educate the public
ahout ‘Delta-as-a-Place,’ and build more support for preserving,
protecting, and enhancing the Delta.” Other goals relate to
economic development, public access, historic preservation,
interpretation, and more.

 Although State Route 160 is already recognized as a state scenic

highway, national scenic hyway status under the U.S. Department
of Transportation and a scenic byway plan would provide
opportunities to improve signage, interpretation, and amenities for
access, racreation, and nonautomebile circulation. The byway

192
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ERAPTER 5 PAOTECT AND ENHANCE THE URIGUE GULTURAL, RECREATIONAL, NATURAL RESBURCE,

b For purposes of Water Lode seetion 85057.5(2){3) and section
EO0T(1)IF] of this Chapter, this polisy covers proposed actions
hat involys the siting of water management faciliiies, ecosystem
restoration, and flood management infrastructure.

23 CCR Section 5011
NOTE: Authority cited: Section 85210(i), Water Code.
Reference: Sections 85020, 85022, 85054, 85300, and B5305, Water Code.

Recommendations

DP R3. Plan for the Vitality and Preservation of Legacy
Communities

Local governments, in cooperation with the Delta Protection Commission
and Delta Conservancy, sheuld prepare plans for each community thet
emphasiza its distingtive character, encourage historie pressrvetion,
ientify oppertunities to ensourage tourism, seive surrounding lands, or
develop other appropriate uses, and reditca fivod risks.

DP R4. Buy Rights of Way from Willing Sellers When
Feasible

Ayencias acquiring fand for water managerent facilities, ecosystem

. 1estoration, and foed management infrastructurs should purchase from
willing seflers, wien feasible, inchiding consideration of whether fands
suitble for proposed projects are available at fair prices.

DP R5. Provide Adequate Infrastructure

Tha Lalifarnia Department of Transportation, local agencies, and utilties
should plan infrastructure, sueh as roads and highways, to meet nestdls
of development consistent with sustainable community strategies, focel
plens, the Delia Protection Commission’s Land Use and Resource
Management Plan for the Primary Zone of the Delta, and the Delia Plan.

DP R6. Plan for State Highways

The Dalia Stewarndship Council, as part of the prioritization of State
lovag ivastments cafled for in Water Code section 85306, should
consult with the Calitarnia Department of Transpoitation as provided in
Water Coda section 85507(z) to consider the effects of flood hazards
and sea level rise on State highways in the Delta.

DP R7. Subsidence Reduction and Reversal

The Tollowing aetions should be considered by ihe appropriste Siate
agencies in address subsidence reversal:

n  State agencies should ot renew or enter into agiiculiural feases on
Defta or Sifeun Marsh isiands if the actions of the lessee promote

AND AGRICULTURAL UALUES OF THE CALIFORNMA DELTA AS AN EVBLYVING PLAGE

or coniribute to subsidence on the leased Jand, unless the lesses
participates in subsidence reversal or raduction programs.

n  State agencies cuvrantly eonducting subsidence reversal projects in
the Delta on State-owned lands should investigate options for
sealing up these prajects if they have been desmed successful. The
Galitarnia Department of Water Resources should develop a plan,
including funding needs, for increasing the extant of their
subsidance reversal and carbon sequestration projects 1o
5,000 acres by Janvary 1, 2017,

o JThe Defta Stewardship Coaneil, in conjunction with the California
Alr Resources Board (EARE) and the Delca Conservaney, should
Investigata the opporionity for the development of a carbon market
wheraby Delta farmers could receive eredit for cerbon
sequestration by reducing subsidence and growing native marsh
and wetfsnd plants. This investigation should inclnde the potentia!
for developing offset protocols applicable o thes types of planis
for subsequent ’
adoption by tha CARB.

Miaintain Delta Agriculture

Agricalture is the principal land use in the Delta; however, in recent
dacades, the total area of agricultural lands has declined, as has the
overall percentage of lands in agricultural use. Tha continued
viahility of agrieultura in the Delta will require the protection of
sufficient farmland and fresh water to support commercially viahle
aparations and provide ways for agriculture to coexist with hahitat
restoration, Palicies DP P1 and OP P2 acknowledge the importance
of protecting these lands. Farming in the Delta will have to respand
to changing conditions and new challenges in the coming years.
Among these challenges are shifting commadity markets and
consumer demand, changes in climate and water suppliss, and
subsidenes of raclaimed agricultural lands. To support hoth Delta
agriculiure and specias recavery, farmers in the Delia are
ancouraged to implement "wildlife-friendly” management practices
to maximize habitat values. Restaring wildlife and fish through wild-
fife-friendly agriculture can help achiava ecosystem restoration
objectives while reducing the loss of farmland to habitat
restoration. Agritourism is a small hut fast-growing source of in-
coms for farms in the region. It is another opportunity to add further
value fo the Delta economy from agricultural activities.

DELTAPLAIN, 2013
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Attachment 1
Description of the proposed project:

The owners of Victoria island Farms propose to remodel an existing agricultural processing building on their parcel to
start a craft distillery. The distillery would manufacture and market alcoholic beverages made from ingredients grown on
the farm. As a type 74 Craft Distillery, production would be limited to 100,000 gallons per year and subject to other
related restrictions on scale, processes, and ingredients.

The owners plan to engage in a phased project to develop the distillery business. The first phase would involve a
remodel of an existing agricultural processing building of 4,800 square feet (Building 1). Building 1 is a standalone
structure that stands a minimum of 22 feet, four inches from the closest structure, another agricultural processing
building on the same parcel that is not currently in use (Building 2). Our site is 1.15 miles from our nearest neighbor,
Union Point Marina Bar and Grill, which lies across from Victoria Island along Middle River. Building 1 is approximately
80 feet from the nearest road, State Highway 4, at the nearest paint, and is separated by a fence and dense vegetation.

Building 1 would house small-scale distilling equipment and ingredients. The distillery plans to go to market with lightly-
aged spirits within the first twelve months of operations. After 12 months the company plans to begin appointment-only
distillery tours and tastings within the project area, with five tours per day and a maximum of 20 participants per tour.
We believe that this would add automotive traffic of up to ten vehicles per hour for around four hours per day. For the
first two years of operation we foresee an average of five employee vehicles on-site per day bringing total potential daily
traffic impact to around 45 total vehicles. Parking would be available in an existing parking lot that is not currently in
use. In the past, this lot accommodated approximately 200 automobiles during harvest season. We plan to remodel the
parking facility to accommodate paved parking for up to 50 automobiles during the first phase. Parking facilities are
approximately 150 feet from the distillery building and pedestrians would walk along a paved path from the parking lot
to Building 1. We would also add accessible parking spaces adjacent to building 1.

We aim to begin the second phase of the project within three years of initial business activities. This would involve a
remodel of the parking area to accommodate up to 150 vehicles, using the existing dimensions and infrastructure. It
would also involve the expansion of distillery operations into Building 2, which is approximately 54,425 square feet in
size. Building 2 would include a bonded barrel-aging room using existing storage facilities. It would also include distilling
equipment, a bottling line, and would utilize existing shipping and receiving facilities with two loading docks. This
building has two ADA compliant multi-stall restrooms for customer and employee use. The building also has existing
pressurized fire hose and fire sprinklers.

At a time, Victoria Island was amongst the largest vertically-integrated asparagus growers and processors in California.
Changes in the marketplace have forced asparagus production out of the area, and Victoria Island halted asparagus
operations in 2015. The crops now grown on Victoria Island are not generally processed or marketed in San Joaquin
County and the farm has downsized employee headcounts significantly. We see the distillery as one way to bring skilled
jobs back to our community, to improve the brand awareness of the fertile Delta area, to restore facilities to productive
use, and to leverage decades of related experience in agricultural management into a new industry for San Joaquin
County in a way that aligns with the County’s General Plan and the Delta Plan. The project would at no time remove land
from Agricultural use and would utilize only existing structures for the foreseeable future.

The owners of Victoria Island Farms have formed a new company, Edge of Cultivation LLC, as an investment vehicle for
the distillery business. The landholding company, Victoria Island LP, is family-owned, while the goal Is to create an
employee-owned distillery. The farming entity will lease facilities and provide professional services to the distillery and
will engage in custom farming for the distillery’s ingredients.
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Previously Approved Delta Protection Commission’s Land Use
Resource Management Plan (LURMP) Findings

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

o 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.

o 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.

o 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.

o Referrals have been sent to the San Joaquin Council of Governments (SJCOG) for
review. If SUICOG 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 SUIMSCP, 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 SUMSCP 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.

o 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.

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.

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.

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.

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.

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, 2049 2020, which is 48 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: Submitan "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) Ifthe 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
217.

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[q])

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).

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.

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.

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.

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.

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 SIMSCP 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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SAN:JOAQUIN Community Development Department
G

OUNTY Planning - Building - Neighborhood Preservation

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.
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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

Public Hearing Notices

(See Attachment B, Response Letters)

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

o Project Referral with Environmental
Determination Date: February 7, 2020

OPR State Clearinghouse #:

N/A

Agency Referrals

Response Date -

Agency Referrals

Response Date - Referral

Referral Local Agencies
County Departments ALULC.
Ag Commissioner 2/11/2020 City of Lodi
Assessor City of Stockton
Board of Supervisors- District Delta Protection
3 Commission
Building Division Lodi Unified School
Fire Prevention Bureau District
Public Works 2/18/2020 z-J-CJ-O-G-_ _ 2/24/2020
Environmental Health 2/12/2020 Buroay A 2/26/2020
General Services San Joaquin Air
Sheriff Office Pollution Control
. District
Mosquito & Vector Control Woodbridge Irrigation
State Agencies District
A.B.C. Lincoln Fire District
Department of Transportation Miscellaneous
District 10 AT.A&T.
Division of Aeronautics B.LA.
C.H.P. Builders Exchange
C.RW.Q.CB. King-Lodi Airport
C.V.F.PB. Haley Flying Service
Fish & Wildlife, Division: 2 North Valley Yokuts
Department of Conserviation Tribe
] P.G.&E. 2/24/2020
Federal Agencies PRI
Precissi Flying
F.AA. Service
F.EM.A. 2/18/2020 Sierra Club

U.S. Fish and Wildlife
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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.

Planning Commission Staff Report, Iltem #3. May 7, 2020 — PA-1600266 (UP, TE) 6



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).

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



This page intentionally left blank.

Planning Commission Staff Report, Iltem #3. May 7, 2020 — PA-1600266 (UP, TE)



SAN:JOAQUIN Community Development Department
COUNTY Planning - Building - Neighborhood Preservation

Attachment A
Site Plan

Planning Commission Staff Report, Item #3 May 7, 2020 - PA-1600266 (UP, TE) 1



This page intentionally left blank.

Planning Commission Staff Report, Item #3 May 7, 2020 - PA-1600266 (UP, TE)
Site Plan



10" MIN, SETSACK,

\G-MD.C - - L — ———

v RN 29 s 0fw o @ o & _ wu g
w.”hlllll!r[uullllulllllllll. hU.vmrQr__rﬂL
DS

T e Frrm

nu. ﬁnﬁ. Fence YR
|
I

, o S EAREAS
PIFE 17 172 b8 SLO PEE | EX R BJ
N i _ [ DR EXISTING M‘mnﬂ_ﬂ
e ’ s ! T | ASSEMELT HALL
e A m T va Holus e 2 7o
, $ 8 (BI | BUDDHA STATUE FAG DDA BS0
[T g HMEN'S dovEN'S BESTECOMS  |2C
[ &) , m g mn TEMFORARY PDORTRBLE TENTS o |17
....... i | = _qmz%..maﬂﬁmﬁﬁﬁﬂ H." 25 26
= v i (7Y PO RARY FORTNELE TE 200
_ ‘@) _ | 6. ,uLw_m/ R ErED SThnDs 105 | 750
e _ @] TEMRE Gong SELL 202
’ bl ok | 16| arzeeo 20 %20 400
R B G| PARKING AREAS  (ToTal) | 4HN)
: | e M._Tumv FILTER RED FIELS/SEPTICTANK| 1260
— = = S5 WATER ﬂw.ﬂrw.\,_._.ﬁ,_ PONDEOSS | 4060
2l LoT LIGHTS F ATER e
i .3 \ IER FRNCE LINE _|.»,@..Zm_>_ =
R ) /1 LUNPATED SURFACE AREAITZT MONKS DORMITORT(1Z HONKS) | HiE7 |
1 | mraur et 48 Sebne RS TSRS U
s =l _\W. e T ﬁuxﬂ SEPTICFITER BED(o0 RERAEMENT) 500
i @ ' o s,\HVw TN APPROX, 12,0005, @_l_ﬁ_cﬁomaw_eﬁxzmmmﬁa%u e
\ v Bl ,
[ S ERIETING FAVED DRVEANT £ FARKING SLNE EXIsTING TREE 44,,.«1‘_ E
! Cr- 3w B o ses ¢ 06RO PEFe
I L1 e -

| 3K TEMARARY FpeTete
| UTENTS soR MR, TE Al
DL PURING SFEcaL »
CEVENTS !

s

o+

]
o

I

ETOH

MEUTE, M meFRovED WATER Sy
CAPSBLE S BUPPLY kY THE REGL IR
FLEK FoR FlzE

2

SN - By g W EREED T
TROVIDED TS SHoll SIZE WAMSR TR KS
A LGessTic

TH
APEN
2
§
I
:
>

Re:

T...w_..o,_ BXISTING DRIVEL AT

PURPOSE OF PROPOSED STRUCTURE

== =

sl

SITE FAN

- Calfornia Law mandates that construction comply with
Title 24 and the foliowing model codes:
2016 Cafifornia Bullding Code (CBC),
2016 California Residential Code {CRC)
2016 California Mechanical Code [CMC),
2016 California Plumbing Code (CPC),
2016 California Electrical Code ﬁnm_&.. N
2016 ( Gireen Buildi Code (CGBSC),
2016 Caiifornia Energy Efficiency Standards (CEES)
2016 Callfornia Fire Code (CFC)

SR ETURE =

‘A.wﬂo_&nmﬂ

v “EvenNG

m..m._uu

.,_\J_ AN --

— T

|\Nv.-|¢\____.m_ A L ¥

U ;
Sc gz =

2TERICE ELEATIONS @ sckidsio!

File Number: PA-1600266 (UP)

Address: 11241 North Thornton Road, Stockton
APN:

055-200-03

THE MEW GUEST HOUSI: STRUCTLRE IS WHERE FEOPLE CAN STAY AS THEY MAKE THEIR PILGRIMAGE TO

THE SITE. THESITE PLAM IS LARCLING THIS STRUCTURE AS THE DORMITORY. & PORTION OF THE ROOMS
WILLBE LISED BY THE MICHKS 45 THEN RESIDENCE. IT 1S CLEAR WITH THE MOMES AS 15 CUSTOMARY

L

A

25a"

et T
- (I_H},. i ..a_w
uA.. {13}
BT — &
N x(J\u_ FELLORSHIP S~
B AR o =
-~ 2] 4, ERISTING
1Bra L2 = DA A
N L ; 2ol b ._‘ 24!
o)

I:Hﬂlf.lggﬁ/glﬁ ....ui.J.,\n. 2 _\m.s i

« | WITH THEIR CULTURE THAT THE G UEST RO0MS SHALL BE AVAILABLE TO THE VISITORS DURING THEIR
PILGRAMASE T THE TEMPLE A4D SHALL MEVER BE USED A5 A MOTEL BY GUESTS AT ANY TIME.
WITHIN THIS BUILDING SHALL BE DESIGNED A KITCHEN, DINING ROOM,FELLOVSHIP HALL WITH 12

AND 7 BATHRODMS MAKING TH'S & TOTAL ADDITION.OF 4,183501 FT,

Date Favision

3
B

L Lme 2 Desien .

COMMERCIAL & RESIDENTIAL
DESIGN SPECIALIST
DAVID MIRAFLOR CLl,
F.O.BoX 690218
STOCKTON, CA 98269

|| (209) 470-0818 LNeDESGHEIN DDA

| FSE PERMITSr BLUDART

HEMPLE @ [12¢5
“THORNTON RD.

[ ECRIOR A

. -_-“-ﬁn-'h- -._
Incorporated herain, are solai .ﬁ.
Pre rty of LI and Is not to be uses, 1n
hole or In part. for
duplication, without. wr

L

o,

| &-10-18

g T -

Planning Commission Staff Report, ltem #3 May 7, 2020 - PA-1600266 (UP, TE)

Site Plan




This page intentionally left blank.

Planning Commission Staff Report, Item #3 May 7, 2020 - PA-1600266 (UP, TE)
Site Plan



SAN:JOAQUIN Community Development Department
COUNTY Planning - Building - Neighborhood Preservation

Attachment B

Response Letters

Planning Commission Staff Report, Item #3. May 7, 2020 - PA-1600266 (UP, TE) 1



This page intentionally left blank.

Planning Commission Staff Report, Item #3 May 7, 2020 - PA-1600266 (UP, TE)
Response Letters



Department of Public Works

SAN JOAQUIN

— COUNTY—

Kris Balaji, Director of Public Works

3 Fritz Buchman, Deputy Director/Development
Wur!u’n';g for YOU Jim Stone, Depuly Director/Operations
Najee Zarif, Interim Depuly Directer/Engineering

Kristi Rhea, Manager of Strategic Initiatives
February 18, 2020

RECEIVED
MEMORANDUM
. FEB 2 u 2020
TO: Community Development Department
CONTACT PERSON: Giuseppe Sanfilippo San Joaquin < unty
Community Developme
FROM: Alex Chetley, Engineering Services Manager P’CJ W Development

Development Services Division

SUBJECT: PA-1600266; A One-Year Time Extension application for a previously approved Use Permit
application for the expansion of an existing 4,311 square foot neighborhood religious assembly
facility for a maximum of 120 attendees. The project includes the construction of'a 4,183
square foot dormitory building with a kitchen and fellowship hall for visiting monks and the
addition two (2) 400 square foot storage containers. The project also includes three (3)
temporary tents totaling 4,420 square feet to be used seasonally; located on the west side of
Thornton Road, 2,630 feet north of Eight Mile Road, Stockton. (Supervisorial District 3)

PROPERTY OWNER: Phrabuddhivongsamunee APPLICANT: David Miraflor
Buddhist Temple

ADDRESS: 11241 North Thornton Road, Stockton APN: 055-200-03

INFORMATION:

The site is not currently located within a Federal Emergency Management Agency Designated Flood
Hazard Arca.

Thornton Road has an existing right-of-way width of 95 feet (55 feet west of centerline) and a planned
right-of-way width of 110 feet.

RECOMMENDATIONS:

1. None. All previous conditions apply.

AC:CH

1810 East Hazelton Avenue | Stockton, California 95205 | T 209468 3000 | F 209 468 2999
E1  Follow us on Facebook (@ PublicWorksSJC  Visit our website: www.sjgov.crg/pubworks
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SAN-JOAQUIN Environmental Health Department

—COLNTY— Kasey Foley, REHS, Interim Director

PROGRAM COORDINATORS
Robert McClellon, REHS
Jeff Carruesco, REHS, RDI
Willy Ng, REHS

Muniappa Naidu, REHS
Michael Kith, REHS

Melissa Nissim, REHS

02/12/2020
To: San Joaquin County Community Development Department
Attention: Giuseppe Sanfilippo -

From: Aaron Gooderham,; (209) 468—3442\V
Environmental Health Specialist

RE: PA-1600266 (UP), Referral (Time Extension), SU0013027
11241 North Thornton Road, Stockton

All conditions of approval, dated May 16, 2018, are still in effect.

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjgov.org/ehd
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S JCOG,Inc.

555 East Weber Avenue e Stockton, CA 95202 e (209) 235-0600 e FAX (209) 235-0438

San Joaquin County Multi-Species Habitat Conservation &
Open Space Plan (S]MSCP)

Certificate of Payment
CP-19-80

This Certificate of Payment serves as acknowledgement for payment of

development fees pursuant to the San Joaquin County Multi-Species Habitat

Conservation and Open Space Plan. The project and fee amount paid are

provided below.

Project: Monk’s Dormitory Project (PA-1600266)

Project Jurisdiction: San Joaquin County

Assessor Parcel Number{s): 055-200-03

Project Impact(s): 0.11 acres of Agricultural (C34) Habitat

Payment Date: July 17, 2019

Fee Amount: 0.11 acres x $13,399.00 per acre = $1,473.89

Total Amount Paid= $1,473.89

Certificate Prepared By: Laurel Boyd ()g
A

Payment Received By Signature:

Print Name: Laurel K Boyd Date: July 17, 2019

Planning Commission Staff Report, Item #3 May 7, 2020 - PA-1600266 (UP, TE)
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RP(TF%VF‘D U.S. Department of Homeland Security
FEMA Region IX

1111 Broadway, Suite 1200

0 AR 0? ‘f_l}’{’_ﬁ Oakland, CA. 94607-4052
san Joaquin County . ST
Community Development 5;@{25 FEMA

February 18, 2020

Giuseppe Sanfilippo, Project Planner
San Joaquin County

Community Development Department
1810 East Hazelton Avenue

Stockton, California 95205

Dear Mr. Sanfilippo:

This is

in response to your request for comments regarding Application Referral Application

Number PA 1600266 (UP, TE), (APN/Address: 055-200-03/11241 North Thornton Road,
Stockton) (Supervisorial District 3).

Please review the current effective Flood Insurance Rate Maps (FIRMSs) for the County of San
Joaquin (Community Number 060299), Maps revised October 20, 2016 and City of Stockton
(Community Number 060302), Maps revised October 16, 2009. Please note that the City of
Stockton, San Joaquin County, California is a participant in the National Flood Insurance
Program (NFIP). The minimum, basic NFIP floodplain management building requirements are
described in Vol. 44 Code of Federal Regulations (44 CFR), Sections 59 through 65.

A summary of these NFIP floodplain management building requirements are as follows:

All buildings constructed within a riverine floodplain, (i.e., Flood Zones A, AO, AH, AE,
and Al through A30 as delineated on the FIRM), must be elevated so that the lowest
floor is at or above the Base Flood Elevation level in accordance with the effective Ilood
Insurance Rate Map.

If the area of construction is located within a Regulatory Floodway as delineated on the
FIRM, any development must not increase base flood elevation levels. The term
development means any man-made change to improved or unimproved real estate,
including but not limited to buildings, other structures, mining, dredging, filling,
grading, paving, excavation or drilling operations, and storage of equipment or
materials. A hydrologic and hydraulic analysis must be performed prior to the start of
development, and must demonstrate that the development would not cause any rise in
base flood levels. No rise is permitted within regulatory floodways.

www.fema.gov
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Giuseppe Sanfilippo, Project Planner
Page 2
February 18, 2020

e Upon completion of any development that changes existing Special Flood Hazard Areas,
the NFIP directs all participating communities to submit the appropriate hydrologic and
hydraulic data to FEMA for a FIRM revision. In accordance with 44 CFR, Section 65.3,
as soon as practicable, but not later than six months after such data becomes available, a
community shall notify FEMA of the changes by submitting technical data for a flood
map revision. To obtain copies of FEMA’s Flood Map Revision Application Packages,
please refer to the FEMA website at http://www.fema.gov/business/nfip/forms.shtm.

Please Note:

Many NFIP participating communities have adopted floodplain management building
requirements which are more restrictive than the minimum federal standards described in 44
CFR. Please contact the local community’s floodplain manager for more information on local
floodplain management building requirements. The Stockton floodplain manager can be reached
by calling David Kwong, Director, Community Development Department, at (209) 937-8444.
The San Joaquin County floodplain manager can be reached by calling John Maguire,
Engineering Services Manager, at (209) 953-7617.

If you have any questions or concerns, please do not hesitate to call Patricia Rippe at (510)
627-7015 or Julia Gillespie at (510) 627-7248, of the Mitigation staff.

Sincerely, ¢ o
% N o~ W
J 2 U™y NN\
s T .\
—_— ( = = \\Y\‘—f —en

Gregor Blackburn, CFM, Branch Chief
Floodplain Management and Insurance Branch

ce:

David Kwong, Director, Community Development Department, City of Stockton

John Maguire, Engineering Services Manager, Flood Management Division, Public Works
Department, San Joaquin County

Ray Lee, WREA, State of California, Department of Water Resources, North Central Region
Office

Patricia Rippe, Senior Floodplain Management Specialist, DHS/FEMA Region IX

Julia Gillespie, Floodplain Management Specialist, DHS/FEMA Region IX

Alessandro Amaglio, Environmental Officer, DHS/FEMA Region IX

www.fema. gov
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SAN JOAQUIN FARM BUR."AU FEDERATION

‘4 MEETING TODAY'S CHALLENGES / PLANNING FOR TOMORROW

4

RECEIVED

MAR 06 2020

San Joaquin Count
February 26, 2020 Community Ue\/elopr:?ém
Attn; Giuseppe Sanfilippo
San Joaquin County Community Development Department
Development Services Division
1810 East Hazleton Avenue
Stockton, CA 95205
Re: PA- 1600266 (UP)

Dear Mr. Sanfilippo:

The San Joaquin Farm Bureau Federation is a private, not for profit organization dedicated to the
advancement of the agricultural industry within San Joaquin County. The protection of our
increasingly threatened agricultural land remains one of our highest priorities. Because of the
unique nature of this invaluable resource, we oppose the use of agricultural land for religious
assembly.

We respect the right of individuals to worship however they choose, the issue is the location of
where the worship occurs. Uses that will be open to the general public and are not agricultural in
nature are disruptive to adjacent agricultural uses because of traffic and parking, setbacks, and
event concerns. Non- agricultural uses on agriculturally zoned property presents many challenges
and conflicts for existing, commercially productive agricultural operations that neighbor these
sites. We are specifically concern with the seasonal tents. Agricultural operations vary with
different times of the year, which non-rural visitors may not be use to and find inconvenient to
themselves without regard to the necessity of the timing and procedure for the grower to produce
quality and safe food. Growers are under tremendous pressure from various regulatory agencies
because of the integration of public uses in rural, agricultural areas.

Should this project move forward, the applicants must acknowledge the Right to Farm ordinance
and minimize disruption to the commercial agricultural production in the vicinity of the project

site.

We appreciate the opportunity to comment on this application, please keep us apprised of its
status.

Sincerely,

=2

David Strecker
President

3290 NORTH AD ART ROAD » (209) 931-4931 » STOCKTON, CALIFORNIA 95215
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Sanfilippo, Giuseppe [CDD]

From: Fowler, Jessica

Sent: Tuesday, February 11, 2020 3:10 PM
To: Sanfilippo, Giuseppe

Subject: PA-1600266 (UP, TE)

Hi, Giuseppe:

In regards to application PA-1600266 (UP, TE) for the expansion of existing facilities at APN 055-200-03, our office has
reviewed the application plan proposal and found that the site is situated directly adjacent to actively farmed vineyards
to the west, south, and north. Due to the pesticide applications that farming operations, like vineyards, require and the
potential impacts a home(s) would pose, we request that the project managers/property owners implement a solid
fence and/or living fence (hedge) around the parcel as part of their mitigating measures.

Sincerely,

Jesse Fowler

Jessica Fowler

Deputy Agricultural Commissioner

San Joaquin County Department of Agriculture

2101 East Earhart Avenue, Suite 100, Stockton, CA 95206
Phone: (209)953-6000

Fax: (209)953-6022

ifowler@sigov.org
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~ifin Pac A Plan Review Team PGEPlanReview@pge.com
I ¥a< 3
”G“f-“) é Wf'ﬁ' Land Management
e ?‘!’m“‘ﬁ-a‘!ﬂ}f S;ZITRE;;N?IESC;E Z‘%%gmad o

February 24, 2020

Giuseppe Sanfilippo
San Joaquin County
1810 E. Hazelton Ave.
Stockton, CA 95205

Ref: Gas and Electric Transmission and Distribution
Dear Mr. Sanfilippo,

Thank you for submitting 11241 North Thornten Rd - PA-1600266 plans for our review. PG&E
will review the submitted plans in relationship to any existing Gas and Electric facilities within
the project area. If the proposed project is adjacent/or within PG&E owned property and/or
easements, we will be working with you to ensure compatible uses and activities near our
facilities.

Attached you will find information and requirements as it relates to Gas facilities (Attachment 1)
and Electric facilities (Attachment 2). Please review these in detalil, as it is critical to ensure
your safety and to protect PG&E's facilities and its existing rights.

Below is additional information for your review:

1. This plan review process does not replace the application process for PG&E gas or
electric service your project may require. For these requests, please continue to work
with PG&E Service Planning: https://www.pge.com/en _US/business/services/building-
and-renovation/overview/overview.page.

2. If the project being submitted is part of a larger project, please include the entire scope
of your project, and not just a portion of it. PG&E's facilities are to be incorporated within
any CEQA document. PG&E needs to verify that the CEQA document will identify any
required future PG&E services.

3. An engineering deposit may be required to review plans for a project depending on the
size, scope, and location of the project and as it relates to any rearrangement or new
installation of PG&E facilities.

Any proposed uses within the PG&E fee strip and/or easement, may include a California Public
Utility Commission (CPUC) Section 851 filing. This requires the CPUC to render approval for a
conveyance of rights for specific uses on PG&E’s fee strip or easement. PG&E will advise if the
necessity to incorporate a CPUC Section 851filing is required.

This letter does not constitute PG&E’s consent to use any portion of its easement for any
purpose not previously conveyed. PG&E will provide a project specific response as required.

Sincerely,

Plan Review Team
Land Management

.I;G&E Gas and Ele:'tric Facilities Page 1
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Attachment 1 — Gas Facilities

There could be gas transmission pipelines in this area which would be considered critical
facilities for PG&E and a high priority subsurface installation under California law. Care must be
taken to ensure safety and accessibility. So, please ensure that if PG&E approves work near
gas transmission pipelines it is done in adherence with the below stipulations. Additionally, the
following link provides additional information regarding legal requirements under California
excavation laws: https://www.usanorth811.org/images/pdfs/CA-LAW-2018.pdf

1. Standby Inspection: A PG&E Gas Transmission Standby Inspector must be present
during any demolition or construction activity that comes within 10 feet of the gas pipeline. This
includes all grading, trenching, substructure depth verifications (potholes), asphalt or concrete
demolition/removal, removal of trees, signs, light poles, etc. This inspection can be coordinated
through the Underground Service Alert (USA) service at 811. A minimum notice of 48 hours is
required. Ensure the USA markings and notifications are maintained throughout the duration of
your work.

2. Access: At any time, PG&E may need to access, excavate, and perform work on the gas
pipeline. Any construction equipment, materials, or spoils may need to be removed upon notice.
Any temporary construction fencing installed within PG&E's easement would also need to be
capable of being removed at any time upon notice. Any plans to cut temporary slopes
exceeding a 1.4 grade within 10 feet of a gas transmission pipeline need to be approved by
PG&E Pipeline Services in writing PRIOR to performing the work.

3. Wheel Loads: To prevent damage to the buried gas pipeline, there are weight limits that
must be enforced whenever any equipment gets within 10 feet of traversing the pipe.

Ensure a list of the axle weights of all equipment being used is available for PG&E’s Standby
Inspector. To confirm the depth of cover, the pipeline may need to be potholed by hand in a few
areas.

Due to the complex variability of tracked equipment, vibratory compaction equipment, and
cranes, PG&E must evaluate those items on a case-by-case basis prior to use over the gas
pipeline (provide a list of any proposed equipment of this type noting model numbers and
specific attachments).

No equipment may be set up over the gas pipeline while operating. Ensure crane outriggers are
at least 10 feet from the centerline of the gas pipeline. Transport trucks must not be parked over
the gas pipeline while being loaded or unloaded.

4. Grading: PG&E requires a minimum of 36 inches of cover over gas pipelines (or existing
grade if less) and a maximum of 7 feet of cover at all locations. The graded surface cannot
exceed a cross slope of 1:4.

5. Excavating: Any digging within 2 feet of a gas pipeline must be dug by hand. Note that
while the minimum clearance is only 12 inches, any excavation work within 24 inches of the
edge of a pipeline must be done with hand tools. So to avoid having to dig a trench entirely with
hand tools, the edge of the trench must be over 24 inches away. (Doing the math for a 24 inch

PG&E Gas and Electric Facilities Page 2
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wide trench being dug along a 36 inch pipeling, the centerline of the trench would need to be at
least 54 inches [24/2 + 24 + 36/2 = 54] away, or be entirely dug by hand.)

Water jetting to assist vacuum excavating must be limited to 1000 psig and directed at a 40°
angle to the pipe. All pile driving must be kept a minimum of 3 feet away.

Any plans to expose and support a PG&E gas fransmission pipeline across an open excavation
need to be approved by PG&E Pipeline Services in writing PRIOR to performing the work.

6. Boring/Trenchless Installations: PG&E Pipeline Services must review and approve all
plans to bore across or parallel to (within 10 feet) a gas transmission pipeline. There are
stringent criteria to pothole the gas transmission facility at regular intervals for all parallel bore
installations.

For bore paths that cross gas transmission pipelines perpendicularly, the pipeline must be
potholed a minimum of 2 feet in the horizontal direction of the bore path and a minimum of 12
inches in the vertical direction from the bottom of the pipe with minimum clearances measured
from the edge of the pipe in both directions. Standby personnel must watch the locator trace
(and every ream pass) the path of the bore as it approaches the pipeline and visually monitor
the pothole (with the exposed transmission pipe) as the bore traverses the pipeline to ensure
adequate clearance with the pipeline. The pothole width must account for the inaccuracy of the
locating equipment.

7. Substructures: All utility crossings of a gas pipeline should be made as close to
perpendicular as feasible (90° +/- 15°). All utility lines crossing the gas pipeline must have a
minimum of 12 inches of separation from the gas pipeline. Parallel utilities, pole bases, water
line ‘kicker blocks’, storm drain inlets, water meters, valves, back pressure devices or other
utility substructures are not allowed in the PG&E gas pipeline easement.

If previously retired PG&E facilities are in conflict with proposed substructures, PG&E must
verify they are safe prior to removal. This includes verification testing of the contents of the
facilities, as well as environmental testing of the coating and internal surfaces. Timelines for
PG&E completion of this verification will vary depending on the type and location of facilities in
conflict.

8. Structures: No structures are to be built within the PG&E gas pipeline easement. This
includes buildings, retaining walls, fences, decks, patios, carports, septic tanks, storage sheds,
tanks, loading ramps, or any structure that could limit PG&E's ability to access its facilities.

9. Fencing: Permanent fencing is not allowed within PG&E easements except for
perpendicular cressings which must include a 16 foot wide gate for vehicular access. Gates will
be secured with PG&E corporation locks.

10. Landscaping: Landscaping must be designed to allow PG&E to access the pipeline for
maintenance and not interfere with pipeline coatings or other cathodic protection systems. No
trees, shrubs, brush, vines, and other vegetation may be planted within the easement area.
Only those plants, ground covers, grasses, flowers, and low-growing plants that grow
unsupported to a maximum of four feet (4) in height at maturity may be planted within the
easement area.

PG&E Gas and Electric Facilities Page 3
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11. Cathodic Protection: PG&E pipelines are protected from corrosion with an “Impressed
Current” cathodic protection system. Any proposed facilities, such as metal conduit, pipes,
service lines, ground rods, anodes, wires, etc. that might affect the pipeline cathodic protection
system must be reviewed and approved by PG&E Corrosion Engineering.

12. Pipeline Marker Signs: PG&E needs to maintain pipeline marker signs for gas
transmission pipelines in order to ensure public awareness of the presence of the pipelines.
With prior written approval from PG&E Pipeline Services, an existing PG&E pipeline marker sign
that is in direct conflict with proposed developments may be temporarily relocated to
accommodate construction work. The pipeline marker must be moved back once construction is
complete.

13. PG&E is also the provider of distribution facilities throughout many of the areas within
the state of California. Therefore, any plans that impact PG&E’s facilities must be reviewed and
approved by PG&E to ensure that no impact occurs which may endanger the safe operation of
its facilities.

PG&E Gas and Electric Facilities Page 4
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Attachment 2 — Electric Facilities

Itis PG&E’s policy to permit certain uses on a case by case basis within its electric
transmission fee strip(s) and/or easement(s) provided such uses and manner in which they are
exercised, will not interfere with PG&E's rights or endanger its facilities. Some
examples/restrictions are as follows:

1. Buildings and Other Structures: No buildings or other structures including the foot print and
eave of any buildings, swimming pools, wells or similar structures will be permitted within fee
strip(s) and/or easement(s) areas. PG&E’s transmission easement shall be designated on
subdivision/parcel maps as “RESTRICTED USE AREA — NO BUILDING.”

2. Grading: Cuts, trenches or excavations may not be made within 25 feet of our towers.
Developers must submit grading plans and site development plans (including geotechnical
reports if applicable), signed and dated, for PG&E’s review. PG&E engineers must review grade
changes in the vicinity of our towers. No fills will be allowed which would impair ground-to-
conductor clearances. Towers shall not be left on mounds without adequate road access to
base of tower or structure.

3. Fences: Walls, fences, and other structures must be installed at locations that do not affect
the safe operation of PG&’s facilities. Heavy equipment access to our facilities must be
maintained at all times. Metal fences are to be grounded to PG&E specifications. No wall, fence
or other like structure is to be installed within 10 feet of tower footings and unrestricted access
must be maintained from a tower structure to the nearest street. Walls, fences and other
structures proposed along or within the fee strip(s) and/or easement(s) will require PG&E
review; submit plans to PG&E Centralized Review Team for review and comment.

4. Landscaping: Vegetation may be allowed; subject to review of plans. On overhead electric
transmission fee strip(s) and/or easement(s), trees and shrubs are limited to those varieties that
do not exceed 15 feet in height at maturity. PG&E must have access to its facilities at all times,
including access by heavy equipment. No planting is to occur within the footprint of the tower
legs. Greenbelts are encouraged.

5. Reservoirs, Sumps, Drainage Basins, and Ponds: Prohibited within PG&E's fee strip(s)
and/or easement(s) for electric transmission lines.

6. Automobile Parking: Short term parking of movable passenger vehicles and light trucks
(pickups, vans, etc.) is allowed. The lighting within these parking areas will need to be reviewed
by PG&E; approval will be on a case by case basis. Heavy equipment access to PG&E facilities
is to be maintained at all times. Parking is to clear PG&E structures by at least 10 feet.
Protection of PG&E facilities from vehicular traffic is to be provided at developer’s expense AND
to PG&E specifications. Blocked-up vehicles are not allowed. Carports, canopies, or awnings
are not allowed.

7. Storage of Flammable, Explosive or Corrosive Materials: There shall be no storage of fuel or
combustibles and no fueling of vehicles within PG&E's easement. No trash bins or incinerators

are allowed.
PG&E Gas and Electric Facilities - Page 5
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8. Streets and Roads: Access to facilities must be maintained at all times. Street lights may be
allowed in the fee strip(s) and/or easement(s) but in all cases must be reviewed by PG&E for
proper clearance. Roads and utilities should cross the transmission easement as nearly at right
angles as possible. Road intersections will not be allowed within the transmission easement.

9. Pipelines: Pipelines may be allowed provided crossings are held to a minimum and to be as
nearly perpendicular as possible. Pipelines within 25 feet of PG&E structures require review by
PG&E. Sprinklers systems may bhe allowed; subject to review. Leach fields and septic tanks are
not allowed. Construction plans must be submitted to PG&E for review and approval prior to the
commencement of any construction.

10. Signs: Signs are not allowed except in rare cases subject to individual review by PG&E.

11. Recreation Areas: Playgrounds, parks, tennis courts, basketball courts, barbecue and light
trucks (pickups, vans, etc.) may be allowed; subject to review of plans. Heavy equipment
access to PG&E facilities is to be maintained at all times. Parking is to clear PG&E structures by
at least 10 feet. Protection of PG&E facilities from vehicular traffic is to be provided at
developer's expense AND to PG&E specifications.

12. Construction Activity: Since construction activity will take place near PG&E's overhead
electric lines, please be advised it is the contractor’s responsibility to be aware of, and observe
the minimum clearances for both workers and equipment operating near high voltage electric
lines set out in the High-Voltage Electrical Safety Orders of the California Division of Industrial
Safety (htips://www.dir.ca.cov/Title8/sb5g2.html), as well as any other safety regulations.
Contractors shall comply with California Public Utilities Commission General Order 95
(http://www.cpuc.ca.gov/gos/GO95/go 95 startup _page.html) and all other safety rules. No
construction may occur within 25 feet of PG&E's towers. All excavation activities may only
commence after 811 protocols has been followed.

Contractor shall ensure the protection of PG&E'’s towers and poles from vehicular damage by
(installing protective barriers) Plans for protection barriers must be approved by PG&E prior to
construction.

13. PG&E is also the owner of distribution facilities throughout many of the areas within the

state of California. Therefore, any plans that impact PG&E’s facilities must be reviewed and
approved by PG&E to ensure that no impact occurs that may endanger the safe and reliable
operation of its facilities.

PG&E Gas and Electric Facilities Page 6
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=% SANsJOAQUIN Community Development Department

X ‘1 ) —COUNTY— Planning - Building - Neighborhood Preservation

o Greatness grows here.

NOTICE OF EXEMPTION

TO! Office of Planning & Research FROM: San Joaquin County
P. O. Box 3044, Room 212 Community Development Department
Sacramento, California 95812-3044 1810 East Hazelton Avenue

Stockton, California 95205

County Clerk, County of San Joaquin

Project Title: One-Year Time Extension No. PA-1600266

Project Location - Specific: The project site is on the west side of Thornton Road, 2,630 feet north of Eight Mile Road,
Stockton. (APN/Address: 055-200-03/11241 North Thornton Road, Stockton) (Supervisorial District: 3)

Project Location — City: Stockton
Project Location — County: San Joaquin County

Project Description: A One-Year Time Extension application for a previously approved Use Permit application for the
expansion of an existing 4,311 square foot neighborhood religious assembly facility for a maximum of 120 attendees.
The project 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. No change is proposed to the maximum number of
attendees. This parcel is not under a Williamson Act contract.

The Property is zoned AG-40 (General Agriculture, 40-acre minimum) and the General Plan designation is A/JUR
(Agriculture Urban Reserve).

Project Proponent(s): Phrabuddhivongsamunee Buddhist Temple / Sombun Laxsanaamporn
Name of Public Agency Approving Project: San Joaquin County Community Development Department

Name of Person or Agency Carrying Out Project: Giuseppe Sanfilippo, Associate Planner
San Joaquin County Community Development Department

Exemption Status:
General Exemptions. (Section 15061[b][3])

Exemption Reason:
Processed under the provisions of California Code of Regulations Section 15061(b)(3), which are exempt from CEQA.

This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines section 15061(b)(3).
Section 15061(b)(3) states that “CEQA applies only to projects which 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.” There is no possibility that this project may have
a significant effect on the environment and, therefore, the project is not subject to CEQA.

Lead Agency Contact Person:
Giuseppe Sanfilippo Phone: (209) 468-0227 FAX: (209) 468-3163 Email: gsanfilippo@sjgov.org

Signature: Date:

Name: Domenique Martorella Title:  Deputy County Clerk
Signed by Lead Agency

Date Received for filing at OPR:

Authority cited: Sections 21083 and 21110, Public Resources Code.
Reference. Sections 21108, 21152, and 21152.1, Fublic Resources Code.
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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 48 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: Submitan “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
assembily 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:

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

B. The existing structures include:

o 3,911 square foot assembly hall.
e 400 square foot detached bathrooms.
o 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. Ifthe parking areais 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[q])

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:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC
Occupant load based on the CPC

CTIEGMMUOUOW>

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)

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)

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)

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

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.)

e |f 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.

o 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.)

e 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 (SUIMSCP). This can be up to a 90-day process and it is recommended
that the project applicant contact SUIMSCP staff as early as possible. It is also
recommended that the project applicant obtain an information package.
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SAN:JOAQUIN Community Development Department
G

OUNTY Planning - Building - Neighborhood Preservation

Planning Commission Staff Report

Item #4, May 7, 2020
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)

1810 E. Hazelton Avenue | Stockton, California 95205 | (209)468-3121 | www.sjgov.org/commdev
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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

e Early Consultation Date: June 14, 2019

o Project Referral with Environmental

¢ Mitigated Negative Declaration Posting
Date: January 21, 2020
o OPR State Clearinghouse #:

Determination Date: January 24, 2020 2020019058
Response Response Response Response
Agency Referrals Date - Early Date - Agency Referrals Date - Early Date -
Consultation Referral Consultation Referral
County Departments Local Agencies
Ag Commissioner Delta Stewardship
Council
As§e.ssor . South San Joaquin Co. 7/18/2019
Building Division 6/27/2019 Fire Authority
Fire Prevention Mosquito & Vector
Bureau Control
Public Works 12/23/2019 | 1/29/2020 S.J.C.OG. 10/3/2019
Environmental Health 7/23/2019 9/17/2019 San Joaquin Farm 6/26/2019
General Services gggejlgaquin Air
Sheriff Office Pollution Control District 71212019 _ 12/13/2019
Supervisor District 5 West Side Irrigation
Delta Commission District , .
- Lammersville Unified
State Agencies School District
Caltrans District 10 Miscellaneous
C.HP. ATA&T.
C.RW.Q.CB. 7/3/2019 Delta Keeper
C.V.F.P.B. Union Pacific Railroad
Fish & Wildlfe, 2/11/2020 | | Sierra Club
Division: 3 . :
Department of Haley Flying Service
Conservation CA Native American
Federal Agencies Heritage Commission
F.EMA. P'G'T&E: . :
US Fish & Wildlife P.re0|33| Flying Service
Army Corps of Sierra Club
Engineers CA Tribal TANF
Partnership
CA Valley Miwok Tribe
CA Valley Yokuts Tribe
Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP) 3
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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:

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

e 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.

e Construct a westbound right-turn lane from the west entrance and continuing 100 feet
easterly from the east entrance.

o Stripe and sign the west entrance access to indicate the following movements are
allowed: Right in, Right out.

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP) 5



¢ 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 (SUIMSCP). SJICOG 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 SUCOG 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 SUIMSCP.
Participation in the plan will be required prior to issuance of a building permit.

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP) 6



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)

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP) 7
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SAN:JOAQUIN Community Development Department

COUNTY

Planning - Building - Neighborhood Preservation

Attachment A
Site Plan
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SAN:JOAQUIN Community Development Department

COUNTY

Planning - Building - Neighborhood Preservation

Attachment B

Response Letters
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SAN-JOAQUIN Community Development Department

T COUNTY Planning - Building - Neighborhood Preservation

DATE: June 27, 2019

PA-1900127 (UP)

Property owner: DHARM SINGH

Applicant: DHARM SINGH

APN / Address: 209-190-33, 16151 W GRANT LINE RD TRAC

Planner: Alisa Goulart

Project Description:

Building Conditions By: Mark Fine Deputy Director (Building Official) (209) 468-3180

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. 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:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No

Number of stories

Building height

"0 00T

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.crgicommdev
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6.

10.

11.

12.

13.

g. Allowable floor area
h. Proposed floor area
i. Occupant load based on the CBC
j. Occupant load based on the CPC

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:

Description of proposed use

Existing and proposed Occupancy Groups

Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC for the new use

Occupant load based on the CPC for the new use

Risk Category analysis. (Agricultural Buildings are allowed to be constructed to Risk
Category |, whereas other occupancies require Risk Category Il orl1.)

AT T SQTMO00TD

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 be submitted for
review and approval prior to issuance of a building permit.

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

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

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

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.

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

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

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/commdev
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Date:

Project #:

South San Joaquin County Fire Authority

Community Risk Reduction Division 835 Central Avenue
Tracy, CA 95376

PH: (209) 831-6707

FAX: (209) 831-6703

fire.preventionf@cityofiracy.org

7/18/2019

PA-1900127 (UP)

Project Description:  Use Permit for Sikh Place of Worship/Proposed Assembly Hall Bldg.
Project Address: 16151 W. Grant Line Rd.

This project has been reviewed based on the California Fire Code and Tracy Municipal Code.

At this time, project is conditionally approved subject to satisfying the following requirements:

I. Prior to approval of building construction permit, applicant shall incorporate the following into
construction documents:

a.

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)

Response Letters

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.

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.

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,

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

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

Provide access in accordance with 2016 CFC Section 503 and San Joaquin County’s Fire
Apparatus Access Road Standards.

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

South San Joaquin County Fire Authority ..
—— —




all command functions of the gate controller. Electric gate operators 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.
h. 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.
2. Attime of application to South San Joaquin County Fire Authority, additional requirements may
be required based on submittal and review.
3. 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.

Plans Reviewed by:
Courtney Wood, Plans Examiner
(209) 831-6707

courtney.wood(@cityoftracy.org

- End -
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. SAN.JOAQUIN

Department of Public Works
@ Kris Balaji, Director of Public Works

\ —COUNTY— QA %&‘
Greatness grows here. i) Fritz Buchman, Depuly Director/Development
> Working for YOU Alex Chetley, Inferim Depuly Directo/Engineering
Jim Stone, Depuly Director/Operations
July 23, 2019 Kristi Rhea, Manager of Strategic Iniliatives
MEMORANDUM RECEIVED
TO: Community Development Department L 247019
CONTACT PERSON: Alisa Goulart JuL 2412
5 San Joaquin County
FROM: Awni Taha, Interim Engineering Services Manager 'L\“i Community Development

Development Services Division

SUBJECT: PA-1900127; A Use Permit application for a 60,233 square foot expansion to an existing 13,495
square foot neighborhood religious assembly facility with a maximum of 170 members. This project
will increase the number of members to a maximum 700 members and will be completed in two (2)
phases over a four (4) year period. Phase one to include construction of a 28,965 square foot assembly
hall for religious and educational activities, a 250 square foot wellhouse, a 700 square foot fire water
pumphouse, a 6,453 square foot hallway structure to connect the proposed assembly hall and social
hall and the conversion of an existing 6,150 square foot agricultural building into a storage building,
Phase Two, with building permits to be issued within four (4) years, to include the construction of a
17,715 square foot social hall to include a kitchen, dining area and retreat area; located on the north
side of West Grant Line Road, approximately 985 feet east of Hansen Road, Tracy.

(Supervisorial District 5)
PROPERTY OWNER: Dharm Singh APPLICANT: Sukhjit Singh
ADDRESS: 16151 W. Grant Line Road, Tracy APN: 209-190-33
INFORMATION:

The site is not currently located within a Federal Emergency Management Agency Designated Flood Hazard

Area.

Grant Line has an existing right-of-way width of 60 feet and a planned right-of-way width of 84 feet.

REQUIREMENTS:

The applicant shall complete the following requirements before the Department of Public Works can support or
deem complete the application for this project:

1. The previous Traffic Impact Study shall be updated or re-certified to verify that the previous findings
are still adequate based on current roadway volumes.

1810 East Hazelton Avenue |

Stockton, California 95205 | T 209468 3000 | F 209 468 2999

Ei  Follow us on Facebook @ PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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Community Development Department
PA-1900127 (UP)

RECOMMENDATIONS:

I5

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)

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)

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)

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 9-1 150.5) (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.)

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

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)

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)

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.

AT:CH
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Department of Public Works

SAN-JOAQUIN

—COUNTY—

Kris Balaji, Director of Public Works

A 7 3 Fritz Buchman, Deputy Director/Development
erhﬂ:ﬁ;g for YOU Jim Stone, Depuly Director/Operations
Najee Zarif, Interim Deputy Director/Engineering

Kristi L
January 29, 2020 risti Rhea, Manager of Strategic Initiatives

RECEIVED
MEMORANDUM -
FEB ~ 12020
TO: Community Development Department o
CONTACT PERSON: Alisa Goulart San JO?QUlD— County
Community Development

FROM: Alex Chetley, Engineering Services Manager %
Development Services Division

SUBJECT: PA-1900127; A Use Permit application for a 60,233 square foot expansion to an existing 13,495
square foot neighborhood religious assembly facility with a maximum of 170 members. This project
will increase the number of members to a maximum 700 members and will be completed in two (2)
phases over a four (4) year period. Phase one to include construction of a 28,965 square foot assembly
hall for religious and educational activities, a 250 square foot wellhouse, a 700 square foot fire water
pumphouse, a 6,453 square foot hallway structure to connect the preposed assembly hall and social
hall and the conversion of an existing 6,150 square foot agricultural building into a storage building.
Phase Two, with building permits to be issued within four (4) years, to include the construction of a
17,715 square foot social hall to include a kitchen, dining area and retreat area; located on the north
side of West Grant Line Road, approximately 985 feet east of Hansen Road, Tracy.

(Supervisorial District 5)

PROPERTY OWNER: Dharm Singh APPLICANT: Sukhjit Singh
ADDRESS: 16151 W. Grant Line Road, Tracy APN: 209-190-33
INFORMATION:

The site is not currently located within a Federal Emergency Management Agency Designated Flood Hazard
Area.

Grant Line has an existing right-of-way width of 60 feet and a planned right-of-way width of 84 feet.

REQUIREMENTS:

1810 East Hazelton Avenue | Stockton, California 95205 | T 209 468 3000 | F 209 468 2999
Bl Follow us on Facebook (@) PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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Community Development Department
PA-1900127 (UP)

RECOMMENDATIONS:

1.

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)

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)

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)

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.)

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

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 Enginecring News Record. (Resolutions R-00-433)

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)

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.

The frontage improvements for Grant Line Road shall be constructed in conformance with the standards
for one-half of a fifty-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

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
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7
Community Development Department
PA-1900127 (UP)

improvements must be completed prior to issuance of the certificate of occupancy for phase one of the
project. (Development Title Section 9-1150.2)

a) 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
accommuodate storm drainage runoff.

b) 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.

d) 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:

i. Right in.
ii.  Rightout.

AC:CH
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. SAN.JOAQUIN Environmental Health Department

—COUNTY— Linda Turkatte, REHS, Director
sreatness grows here. Kasey Foley, REHS, Assistant Director
PROGRAM COORDINATORS

Robert McClellon, REHS

Jeff Carruesco, REHS, RDI
Willy Ng, REHS

July 23, 2019 Muniappa Naidu, REHS

To:

Michael Kith, REHS

San Joaquin County Community Development Department
Attention: Alisa Goulart

From: Steven Shih; (209) 468-9850

RE:

Lead Senior Registered Environmental Health Specialist

PA-1900127 (UP), Early Consultation, SU0012397
16151 W. Grant Line Rd, Tracy

The following requirements have been identified as pertinent to this project. Other requirements
may also apply. These requirements cannot be modified.

A.

A soil suitability and 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 conducted in
accordance with the E.P.A. Design Manual - Onsite Wastewater and Disposal Systems is
required for each parcel. The fee will be based on the current schedule at the time of
payment.

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).

Open, pump, and backfill the septic tank, seepage pit or excavation under permit and
inspection by the Environmental Health Department for the two septic system that are

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjcehd.com
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PA-1900127 (UP) (Early Consultation), SU0012397 Page 2 of 2
16151 W. Grant Line Rd, Tracy July 23, 2019

associated with house that is located southwest of the parcel and septic system that is
associated with house that is located east of the parcel. (San Joaquin County Development
Title, Section 9-1110.3 & 9-1110.4).

E. The existing private water wells 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).

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

G. Applicant shall contact Robert McClellon, Program Coordinator, Small Public Water System
Program, at (209) 468-0332, to determine if a permit amendment application is required for
the existing small public water system prior to issuance of building permits.

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).
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‘. SAN JUAUU]N Environmental Health Department

——COUNTY— Linda Turkatte, REHS, Director
Greatness grows here. Kasey Foley, REHS, Assistant Director

PROGRAM COORDINATORS
Robert McClellon, REHS

Jeff Carruesco, REHS, RDI
Willy Ng, REHS

Muniappa Naidu, REHS
September 17, 2019 Michael Kith, REHS

To: San Joaquin County Community Development Department
Attention: Alisa Goulart

From: Michael Kith; (209) 468-3444
Program Coordinator, REHS

RE: PA-1900127 (UP), Early Consultation, SU0012397
16151 W. Grant Line Rd, Tracy

The following requirements have been identified as pertinent to this project. Other requirements
may also apply. These requirements cannot be modified.

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 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).

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).

a. 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

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjcehd.com
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PA-1800127 (UP) (Early Consultation), SU0012397 Page 2 of 2
16151 W. Grant Line Rd, Tracy September 17, 2019

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 Rd 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:

The Technical, Managerial, and Financial documentation

The source capacity and demand usage report

A diagram of the water distribution system

A site map showing the location of the OWTS and all associated piping

cooow

Applicant shall contact Robert McClellon, Program Coordinator, Small Public Water System
Program, at (209) 468-0332, for more information. A permit amendment application may be
required.

H. Any geotechnical driling 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).
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SJCOG, Inc

555 East Weber Avenue e Stockton, CA 95202 e (209) 235-0600 & FAX (209) 235-0438

San Jonquin County Multi-Species Habitat Conservation & Open Space Plan (SIMSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTL])
ADVISORY AGENCY NOTICE TO 5JCOG, Inc.

To: Alisa Goulart, San Joaguin County, Community Development Department
From: Laurel Boyd, SJCOG, Inc.
Date: October 3, 2019

Local Jurisdiction Project Title: PA-1900127 (UP)

Assessor Parcel Number(s):  209-190-33

Local Jurisdiction Project Number: PA-1900127 (UP)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Agricultural Habitat Land

Species Impact Findings: Findings to be determined by SJMSCP bioclogist.

Dear Ms. Goulart:

SJCOG, Inc. has reviewed the application referral for PA-1900127 (UP). This project consists of a Use Permit application
for a 60,233 square foot expansion to an existing 13,495 sguare foot neighborhood religious assembly facility with a
maximum of 170 members. This project will increase the number of members fo a maximum of 700 members and will be
completed in two (2) phases over a four (4) year period. Phase One to include construction of a 28,965 square foot
assembly hall for religious and educational activities, a 250 square foot wellhouse, a 700 square foot fire water
pumphouse, a 6,453 square foot hallway structure (to connect the proposed assembly hall and social hall), and the
conversion of an existing 6,150 square foot agricultural building into a storage building. Phase Two, with building permits
fo be issued within four (4) years, to include the construction of a 17,715 square foot social hall to include a kitchen, dining
area, and retreat area. There are currently seventy-seven (77) parking spaces onsite with 404 additional parking spaces
proposed. The project will be served by a private well, a private septic system and a storm drainage will be retained
onsite. Access to the project site will be from two (2) existing driveways and one (1) proposed new driveway located on
West Grant Line Road. The project site is located on the north side of West Grant Line Road, 985 feet east of Hansen
Road, Tracy (APN/Address: 209-190-33/16151 West Grant Line Road, Tracy).

San Joaquin County is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts,
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental
Quality Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SJMSCP. Although patticipation in the SUIMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SUMSCP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SUIMSCP.

This project is subject to the SIMSCP and is located within the unmapped land use area. Per requirements of the
SJMSCP, unmapped projects are subject to case-by-case review. This can be a 90 day process and it is recommended
that the project applicant contact SUIMSCP staff as early as possible. It is also recommended that the project applicant
obtain an information package. http://www.sjcog.org

After this project is approved by the Habitat Technical Advisory Committee and the SJCOG Inc. Board, the following
process must occur to participate in the SIMSCP:

. Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance

. SJMSCP Incidental take Minimization Measures and mitigation requirement:
1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the ITMMs. If ITMMs are not signed within six months, the applicant

must reapply for SIMSCP Coverage. Upon receipt of signed ITMMs from project applicant, SJCOG, Inc. staff will sign the ITMMs. This
is the effective date of the ITMMs.
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2(SICOG, Inc.

2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.
3. Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:
a.  Postabond for payment of the applicable SIMSCP fee covering the entirety of the project acreage being covered (the bond
should be valid for no longer than a 6 month period); or
b.  Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
¢.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
d.  Purchase approved mitigation bank credits.
4. Within 6 months from the cffective date of the ITMMs or issuance of a building permit, whichever occurs first, the project applicant must:
a.  Pay the appropriate STMSCP for the entirety of the project acreage being covered; or
b.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
¢.  Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

. Receive your Certificate of Payment and release the required permit

It should be noted that if this project has any potential impacts to waters of the United States [pursuant to Section 404 Clean Water Act],
it would require the project to seek voluntary coverage through the unmapped process under the SIMSCP which could take up to 90
days. It may be prudent to obtain a preliminary wetlands map from a qualified consultant. If waters of the United States are confirmed
on the project site, the Corps and the Regional Water Quality Control Board (RWQCB) would have regulatory authority over those
mapped areas [pursuant to Section 404 and 401 of the Clean Water Act respectively] and permits would be required from each of these
resource agencies prior to grading the project site.

If you have any questions, please call (209) 235-0600.
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S JCOG,Inc.
San _Joaguin County Multi-Species Habitat Conservation & Open Space Plan

555 East Weber Avenue e Stockton, CA 95202 e (209) 235-0600 e FAX (209) 235-0438

SJMSCP HOLD

TO: Local Jurisdiction: Community Development Department, Planning Department, Building
Department, Engineering Department, Survey Department, Transportation Department,
Other:

FROM: Laurel Boyd, SUCOG, Inc.

DO NOT AUTHORIZE SITE DISTURBANCE
DO NOT ISSUE A BUILDING PERMIT
DO NOT ISSUE FOR THIS PROJECT

The landowner/developer for this site has requested coverage pursuant to the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan (SJMSCP). In accordance with that agreement, the
Applicant has agreed to:

1) SJMSCP Incidental Take Minimization Measures and mitigation requirement:

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the
project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs,
IFITMMs are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMs. This is the effective date
of the ITMMs.
2. Under no circumstance shall ground disturbance oceur without compliance and satisfaction of the ITMMs.
3. Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:
a. Post a bond for payment of the applicable STMSCP fee covering the entirety of the project acreage
being covered (the bond should be valid for no longer than a 6 month period); or
b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
c. Dedicate land in-lieu of fees, either as conservation easements or fee title; or
d. Purchase approved mitigation bank credits.
4.  Within 6 months from the effective date of the [ITMMs or issuance of a building permit, whichever occurs
first, the project applicant must:
a. Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b. Dedicate land in-lieu of fees, either as conservation easements or fee title; or
c. Purchase approved miligation bank credits.

Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title; PA-1900127 (UP)
Landowner: Dharm Singh Applicant: Sukhijit ‘Tony” Singh

Assessor Parcel #s: 209-190-33
T , R , Section(s):

Local Jurisdiction Contact: Alisa Goulart

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SUMSCP.

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
Response Letters



SAN JC * QUIN FARM BUREA™" FEDERATION
2 MEETING TODAY'S CHALLENGES / PLANNING FOR TOMORROW

&
June 26, 2019

Attn: Alisa Goulart

San Joaquin County Community Development Department
Development Services Division

1810 East Hazelton Avenue

Stockton, CA 95205

Re: PA- 1900127 (UP)

Dear Ms. Goulart:

The San Joaquin Farm Bureau Federation is a private, not for profit organization dedicated to the
advancement of the agricultural industry within San Joaguin County. The protection of our
increasingly threatened agricultural land remains one of our highest priorities. Because of the unique
nature of this invaluable resource, we oppose the use of agricultural land for religious assembly.

We respect the right of individuals to worship however they choose; the issue is the location of
where the worship occurs. Uses that are open daily to the general public are not agricultural in nature
and are disruptive to adjacent agricultural uses because of traffic and parking, setbacks, and event
concerns. Non-agricultural uses on agriculturally zoned property presents many challenges and
conflicts for existing, commercially productive agricultural operations that neighbor these sites.
Agricultural operations vary with different times of the year, which non-rural visitors may not be use
to and find inconvenient to themselves without regard to the necessity of the timing and procedure
for the grower to produce quality and safe food. Growers are under tremendous pressure from
various regulatory agencies because of the integration of public uses in rural, agricultural areas.
Greater buffer zones on the subject parcel are needed to avoid any restrictions on agricultural
practices for surrounding properties.

In addition, we are concern with now two large religious expansions (PA-1900085 and PA-1900127)
with large increases in the number of members and vehicles within a 2.5 mile range. Traffic in this
small area will greatly impact and hinder the agricultural operations and community residents.

Should this project move forward, the applicants must acknowledge the Right to Farm ordinance and
minimize disruption to the commercial agricultural production in the vicinity of the project site. In
addition, adequate setbacks should be required to limit potential impacts to those neighboring
agricultural production in regard to food safety and restrictions on normal farming practices.

We appreciate the opportunity to comment on this application, please keep us apprised of its status.

Sincerely,
David Strecker
President
3290 NORTH AD ART ROAD « (209) 931-4931 ¢ STOCKTON, CALIFORNIA 95215
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San Joaquin Valley mEY
AIR POLLUTION CONTROL DISTRICT HEALTHY AIR LIVING

July 2, 2019

Alisa Goulart

County of San Joaquin

Community Development Department
Development Services Division

1810 East Hazelton Avenue
Stockton, CA 95205

Project: PA-1900127 (UP) — Early Consultation
District CEQA Reference No: 20190832
Dear Ms. Goulart:

The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the
above referenced project consisting of a Use Permit application for a 60,233 square foot
expansion to an existing religious facility (Project). The Project will be completed in two
(2) phases over a four (4) year period. Phase One to include construction of a 28,965
square foot (sf) assembly hall, a 250 sf well house, a 700 sf fire water pump house, a
6,453 sf hallway structure to connect the proposed assembly hall and social hall, and
conversion of an existing 6,150 sf agricultural building into a storage building. Phase
Two, with building permits to be issued within four (4) years, to include construction of a
17,715 sf social hall. The Project site is located on the north side of West Grant Line
Road (APN/address: 209-190-33, 16151 West Grant Line Road, Tracy) in San Joaquin
County. The District offers the following comments:

1. Based on information provided to the District, Project specific annual emissions of
criteria pollutants are not expected to exceed any of the following District significance
thresholds: 100 tons per year of carbon monoxide (CO), 10 tons per year of oxides of
nitrogen (NOx), 10 tons per year of reactive organic gases (ROG), 27 tons per year
of oxides of sulfur (SOXx), 15 tons per year of particulate matter of 10 microns or less
in size (PM10), or 15 tons per year of particulate matter of 2.5 microns or less in size
(PM2.5). Therefore, the District concludes that the Project would have a less than
significant impact on air quality when compared to the above-listed annual criteria
pollutant emissions significance thresholds.

Samir Shelkh
Exucutive Diractor/Air Poltution Control Dificer

Northern Region Cantral Region (Main 0ffice] Southarn Region
4800 Enterprise Way 1980 E. Gettysburg Avenue 34948 Flyover Court
Modesto, CA 95356-8718 Fresna, CA 83726-0244 Bakersfield, CA 83308-8726
Tel: [200) 557-6400 FAX: (208) 557-6476 Tal; (668) 230-8000 FAX: (669) 230-6081 Tok: (661) 392-5500 FAX: |661) 392-6585
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District CEQA Reference No: 20190832 Page 2 of 3

2. District Rule 9510 is intended to mitigate a project’'s impact on air quality through
project design elements or by payment of applicable off-site mitigation fees. The
Project is subject to District Rule 9510 as it exceeds 9,000 square feet of educational
space. When subject to the rule, an Air Impact Assessment (AlA) application is
required prior to applying for project level approval from a public agency. In this case,
if not already done, the project proponent is to immediately submit an AlA application
to the District to comply with District Rule 9510.

The District recommends that demonstration of compliance with District Rule 9510,
before issuance of the first building permit, be made a condition of Project
approval. Information about how to comply with District Rule 9510 can be found online
at: http://Iwww.valleyair.org/ISR/ISRHome.htm. The AIA application form can be
found online at: http://www.valleyair.org/ISR/ISRFormsAndApplications.htm.

3. The proposed Project may require District permits. Per the Use Permit application,
the Project includes a well house and a fire water pump house. The application does
not indicate if an emergency internal combustion engine(s) powering an electrical
generator for the well pump and/or the firewater pump will be installed. Prior to the
start of construction the Project proponent should contact the District's Small Business
Assistance Office at (209) 557-6446 to determine if an Authority to Construct (ATC) is
required.

4. The proposed Project may be subject to District Rules and Regulations, including:
Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601
(Architectural Coatings), and Rule 4641 (Cutback, Slow Cure, and Emuisified Asphalt,
Paving and Maintenance Operations). In the event an existing building will be
renovated, partially demolished or removed, the Project may be subject to District Rule
4002 (National Emission Standards for Hazardous Air Pollutants).

5. The above list of rules is neither exhaustive nor exclusive. To identify other District
rules or regulations that apply to this Project or to obtain information about District
permit requirements, the applicant is strongly encouraged to contact the District's
Small Business Assistance Office at (209) 557-6446. Current District rules can be
found online at: www.valleyair.org/rules/1ruleslist.htm.

6. The District recommends that a copy of the District's comments be provided to the
Project proponent.

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
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District CEQA Reference No: 20190832 Page 3 of 3

If you have any questions or require further information, please call Georgia Stewart at
(559) 230-5937 or e-mail Georgia.Stewart@valleyair.org. When calling or emailing the
District, please reference District CEQA number 20190832.

Sincerely,

Arnaud Marjollet
Director of Permit Services

\AP’ Brian Clements

Program Manager
AM: gs
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m San Joaquin Valley 74 '

AIR POLLUTION CONTROL DISTRICT HEALTHY Al

DEC 13 2019

Planning Department
County of San Joaquin
1810 East Hazelton Avenue
Stockton, CA 95205

Re: Air Impact Assessment (AlA) Application Approval
ISR Project Number: C-20190451
Land Use Agency: County Of San Joaquin
Land Use Agency ID Number: PA-1900127

To Whom It May Concern:

The San Joaquin Valley Air Pollution Control District (District) has approved the Air Impact
Assessment (AlA) application for the Gurdwara Gur Nanak Prakash project located at
16151 W. Grant Line Road in San Joaquin, California. Pursuant to District Rule 9510,
Section 8.4, the District is providing the County of San Joaquin with the following
information:

A notification of AlA approval (this letter)

A statement of tentative rule compliance (this letter)

A summary of project emissions and emission reductions
A summary of the off-site fees

A copy of the Air Impact Assessment application

An approved Monitoring and Reporting Schedule

Certain emission mitigation measures proposed by the applicant may be subject to
approval or enforcement by the County of San Joaquin. No provision of District Rule 9510
requires action on the part of the County of San Joaquin; however, please review the
enclosed list of mitigation measures and notify the District if the proposed mitigation
measures are inconsistent with your agency's requirements for this project. The District
can provide the detailed emissions analysis upon request.

Samir Sheikh
Executive Director/Air Pollution Control Officer

Northern Region Central Region (Main Office) Southern Region
4800 Enterprise Way 1990 E. Gettysburg Avenue 34946 Flyover Court
Modesto, CA 953568718 Fresno, CA 93726-0244 Bakersfield, CA 83308-9725
Tel: (209) 557-6400 FAX: (209) 557-6475 Tel: {559) 230-6000 FAX: (559) 230-6061 Tel: 661-392-5500 FAX: 661-392-6585
www valleyair.org www.healthyairliving.com
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Page 2

If you have any questions, please contact Mr. Eric S McLaughlin at (559) 230-5808.

Sincerely,

Arnaud Marjollet
Director of Permit Services

)

Robert Gilles
Program Manager

AM: em

Enclosures
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San Joaqu . Valley Air Pollution ontrol District H

Indirect Source Review (ISR) - Air Impact Assessment (AIA)
- Residential/Non-Residential/Mixed-Use Application Form

A. Applicant Information

Applicant/Business Name:

Gm’dwam Gur Nanak Parkash, Tnc. (DecpS_mgh)
Mailing Address: 16101 W Grant Line Road _ City:

Tracy i State: ca ‘71;1 9530_4 B

Contact: Deep Smgh l nlL Secretary

ls thc /\pphcanl a licensed state contr actou
Phone; (702)287-0347 | Fax:

X‘\Io

D YLS pIm:L p]DVidc State L]Lensu numbu

Email: tony@contmentaldc com ; Tracmedwma@honnml com

B. Agent Information (lf apphcabte): IFun Agent is sipning the Air fmpact Assesament Application on hehadl ot the Applicant. a
signed letier from the Applivant giving the Agent authorization i required.

Agent/Business Name:
Mailing Address:

[
State:

Contact:

Phone: Email:

C. Project Information

Project Name: GURDWARA GUR NANAK PRAKASH

Tract Number(s) (if known):
16151 W GRANT [TNE ROAD City: TRACY

Project Location ! Street:

Cross Streets: HA_NSEN

oumv SAN JOAQUIN

Plannel AUSA GOULART

A e

Cny TRACY Siate; CAUFORIA Llp 95304

| Subject Lo Pro_;ccl-[.c\m Dm. 'ctionary Approval’ pd Yt,s

Pumlmnv Agmcy SAN JOAQUIN COUNTY BLD(J DEPT

Mculmg /\ddn,ss 16101 W, GRANT LINE ROAD

Permit Type and Number (if known}):
PA-1900127 . Last Project-Level Discretionary Approval Date:

‘ Last Project-Level Ministerial Approval Date:

D. Project Description

Please briefly describe the project (e.g.; 300 multi family residential units apartments and 35,000 square feet of commercial uses):

1. CONSTRUCTION OF 28,965 SQ.FT. MATN ASSEMBLY HALL ALONG WITH PARKING LOT & DRAINAGE TMPROVEMENTS

2. CONSTRUCTION OF PAD FOR FUTURE SOCTAL HALL. FUTURE SOCTAL HALL TO BE CONSTRUCTED TN PHASE-IL, UNDER SEPARATE PERMIT... .
Please check the box next to each applicable land use below: Select land use setting below:
(] Commercial / Retail [[] Educational [ Office ] warehouse

s - , e [] Urban B4 Rural

(] Residential [ Government [7] ndustrial [] Diswribution Center

[ Recreational (e.g. park) [} Medical [ Manufacturing (8 Other:PLACE OF WORSHTP

E. Notice of Violation

F. Voluntary Emission Reduction Agreement

Is this application being submitted as a result of receiving a
Notice of Violation (NOV) from the District?

No [ Yes, NOV #

Is this project part of a larger project for which there is a Voluntary
Emission Reduction Agreement (VERA) with the District?

K wo [ Yes, VERA #

G. Optional Section

Do you want to receive information about the Healthy Air Living Business Partners Program?

[ Yes "™ No

FOR APCD USE ONLY

Date Stamp: Finance

Filing Fee Check
Received: s oD #1922
Date Paid:m/l/l 1 Project

Applicant #:C’%lq g #: C %lﬁl D%I

Central Region Office: 1990 E. Getlysburg Ave. Fresno, CA 93726-0244 TEL (559) 230-6000 FAX (559) 230-6061 WEB www.valleyair.crg

Page 1 of 12

Residential/Non-Residential/Mixed-Use Application Form Revised June 28, 2019
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H. Parcel and Land Owner |* "™~

ation

e

APN (000-000-00 Format) |

Gross Acres

Land Qwner

#209-190-33

20 ACRES

GURDWARA GUR NANAK PRAKASH

BN S [\JIi—

Additional sheets for listing APN numbers can be found on the District’s website at wwaw.valleyair.org.

I. Project Development and Operation

Will the project require demolition of existing structures?

1 ves, complete I-1 No, complete I-2

1-1. Demolition

Total square feet of building(s) footprint to be demolished:

Number of Building Stories:

Demolition Start Date (Month/Year):

Number of Days for Demelition:

1-2. Timing

(15 days 6days []7 days

Expected number of work days per week during construction?

Will the project be developed in multiple phases?
Yes, complete -3 [ No, complete I-4

1-3, Phased Site Development and Building Construction

I addition to the information belos the applicant may submit a phase specific activity timeline. The phase specitic activity timeline
form can be found on the Diswrict’s website at www, vallevair.org.

Start of Construction (Month/Year):  JUNE 2020 Gross Acres: 11 ACRES
End of Construction (Month/Year): JUNE 2022 Net Acres (area devoted to buildings/structures): 0.66 acre

1 First Date of Qccupation (Month/Year): JjuLY 2022 Paved Parking Area (# of Spaces): 404
Building Square Footage: 28,965 SQ.FT. Number of Dwelling Units: NIL
Start of Construction (Month/Year):  JUNE 2021 Gross Acres: 2.6 Acre- BUILDING PAD ONLY,

» End of Construction (Month/Year): JUNE 2023 Net Acres (area devoted to buildings/structures):0.26 Acre
First Date of Oceupation (Month/Year): JULY 2023 Paved Parking Area (7 of Spaces): UNDER PHASE-T
Building Square Footage: 17,715 SQ.FT. Number of Diwelling Units: @

Start of Construction (Month/Year): Gross Acres:
End of Construction (Month/Y ear): Net Acres (arca devoted to buildings/structures):

- First Date of Occupation (Month/Y ear): Paved Parking Arca (i of Spaces):

Building Square Footage: Number of Dwelling Units:
Start of Construction (Month/Year): Gross Acres:
End of Construction (Month/Year): Net Acres (arca devoted to buildings/structures):

& First Date of Occupation (Month/Y ear): Paved Parking Arca (# of Spaces).

Building Square Footage: Number of Dwelling Units:

Additional sheets for phasing information can be found on the District’s websile at wwsw.vallevair.org.

Central Region Office: 1990 E. Geltyshurg Ave. Fresno, CA 93726-0244 TEL (559) 230-6000 FAX (559) 230-6061 WEB ww valleyair,org
Residential/Non-Residantial/Mixed-Use Application Form Revised June 28, 2019

Page 2 of 12
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i-4. Single Phase Developn

Start of Construction (Month/Year): Gross Acres:

End of Canstruction (Maonth/Year): Net Acres (area devoted to buildings/structures):
First Date of Occupation (Month/Year): Paved Parking Area (# ol Spaces):

Building Square Footage: Number of Dwelling Units:

J. On-Site Air Pollution Reductions (Mitigation Measures)

Listed below are categories of possible mitigation measures that will reduce a project’s impact on air quality. Ifa category is
applicable to the project, check “Yes”, and please complete the corresponding page to identify specific mitigation measures within
that category. Ifa category is not applicable to the project, check "No™.

I. Construction Clean Fleet (making a commitment to using a construction fleet that will achieve the emission reductions required by
District Rule 9510)

[ Yes, please complete mitigation measuie |

gNo

2. Land Use/Location (e.g. increased densily, improve walkability design, increase transit, etc.)
O Yes, please compiete applicable mitigation measwres 2a through 2f

B Mo

3. Neighborhood/Site Enhancements (c.g. improve pedestrial network, traffic calming measures, NEV network, etc.)

[ Yes, please complere applicable mitigation measures 3a through 3¢

% o

4. Parking Policy/Pricing (e.g. parking cosi, on-street market pricing, limit parking supply, etc.)
[ Yes, please complete applicable mitigation measure 4a through 4¢

Bd o

5, Commute Trip Reduction Programs (e.g. workplace parking charge, employee vanpool/shuttle, ride sharing program, elc.)
[0 Yes, please complete applicuble mitigation measures Sa through 5f
No

6. Building Design (e.g. woodsloves or fireplaces)

[ Yes, please complete mitigation measure 6

B4 No

7. Building Energy (e.g. exceed title 24, electrical maintenance equipment)
Yes, please complete applicable mitigation measures 7a through 7b
0 Mo

8. Solar Panels (e.g. incorporate solar panels in the project)
[} Yes, please complete applicable mitigation measure §
No

9. Eleetric Vchicle (EV) Charger (e.g. incorporate EV charger(s) in the project)
Yes, please complete applicable mitigation measure 9

[] No

K. Review Period

You may request a five (5) day period to review a draft of the District’s analysis of your project before it is finalized. However, if you
choose this option, it will delay the project’s finalization by five (5) business days.
[ I request to review a draft of the District’s analysis,

Central Region Office: 1990 E. Getlysburg Ave. Fresno, CA 93726-0244 TEL (558) 230-6000 FAX (559) 230-6061 WEB www.valleyair.org
Page 3 of 12 ) ResidentialiNon-ResidentiallMixed-Use Application Farm Revised June 28, 2019
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L. Fee Deferral Schedule

II'Lhc'pmjcct’s on-site air pollution reductions (mitigation measure) insufficiently reduced air pollution as outlined in Rule 9510, an
off-site fee is assessed based on the excess air pollution. The money collected from this fee will be used by the District to reduce air
pellution emissions ‘off-site” on behalf of the project,

An Applicant may request a deferral ol all or part of the *off-site” fees up to, but not te exceed, the start date of construction. The start
of construction is any of the following, whichever occcurs first: start of grading, start of demolition, or any other site development
activities nol mentioned above.

[T] 1request a Fee Deferral Sehedule, and have enclosed the Fee Deferral Sehedule Application.

The Fee Deferral Schedule Application, can be found on the District’s website at www. vallevair.org.

M. Change of Project Developer

The Applicant assumes all responsibility for ISR compliance for this project. If the project developer changes, the Applicant must
notify the Buyer, and both Buyer and Applicant must file a ‘Change of Project Developer’ form with the District. If there is a change
of project developer, and a ‘Change of Project Developer' form is not filed with the District, the Applicant will remain liable for ISR
compliance.

NOTED

The Change of Project Developer form can be found on the District’s website at www.valleyair.org,

N. Attachments

Required: If applicable:

Tract Map or Project Design Map [] Letter from Applicant granting Agent authorization
B8 vicinity Map [] Fee Deferral Schedule Application

Application Filing Fee [[] Monitoring & Reporting Schedule

$841.00 for mixed use and non-residential projects OR

S . i enlati & d Mitigation Measures
$562.00 for residential projects only [7] supporting documentation for selected Mitigation Me

0. Certification Statement

[ certify that I have reviewed and completed the entire application and hereby attest that the information relayed within is true and
correct to the best of my knowledge. 1 commit to implementation of those on-site mitigation measures that [ have selected above, |
am responsible for notifying the District if [ will be unable to implement these mitigation measures. 1fa committed mitigation
measure is not implemented, the project may be re-assessed for air quality impacts.

(An authorized Agent may sign the form in licu of the Applicant i an authorization leter signed by the Applicant is provided).

Name (printed): pwgf;/l/) Title: %%%
' [ /4

d
e Ueeh 5 we_G/19/19
/

Cenlral Region Office; 1990 E, Getlysburg Ave. Fresno, CA 93726-0244 TEL (550) 230-6000 FAX (559) 230-6061 WEB www.valleyair.org
Page 4 of 12 ResidentialiMon-ResidentialiMixed-Use Application Form Revised June 28, 2019
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SJVUAPCD Indirect Source Review
Complete Project Summary Sheet &
Monitoring and Reporting Schedule

(District Enforced Emission Reduction Measures Continued)

12/13/19
9:20 am

Project Name: | GURDWARA GUR NANAK PRAKASH

Applicant Name: | GURDWARA GUR NANAK PARKASH, INC.

Project Location: 16151 W. GRANT LINE ROAD i
HANSEN

APN(s): 209-190-33

" Project Description: LAND USE:

Educational Facilities - 28965 Square Feet - Place of Worship
Educational Facilities - 28965 Square Feet - Place of Worship
Educational Facilities - 17715 Square Feet - Place of Worship
Educational Facilities - 28965 Square Feet - Place of Worship
Educational Facilities - 17715 Square Feet - Place of Worship
Educational Facilities - 28965 Square Feet - Place of Worship
Educational Facilities - 17715 Square Feet - Place of Worship
Educational Facilities - 17715 Square Feet - Place of Worship

ACREAGE: 20
| ISR Project ID Number: C-20190451 ]
Applicant ID Number: C-303198
| Permitting Public Agency: COUNTY OF SAN JOAQUIN
| Public Agency Permit No. | PA-1900127

Existing Emission Reduction Measures

Enforcing Agency Measure

Quantification

Notes

There are no Existing Measures for this project.

Non-District Enforced Emission Reduction Measures

Enforcing Agency Measure

Specific Implementation

Source Of Requirements

There are no Non-District Enforced Measures for this project.

District Enforced Emission Reduction Measures

Enforcing Agency Measure

Specific Implementation

Measure For
Compliance

District Review

SJVAPCD Construction and
Operation - Recordkeeping

For each project phase, all
records shall be maintained
on site during construction
and for a pericd 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.

(Compliance Dept.
Review)

Ongoing

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)

Response Letters

31



SJVUAPCD

Indirect Source Review

Complete Project Summary Sheet &
Monitoring and Reporting Schedule

(District Enforced Emission Reduction Measures Continued)

Enforcing Agency Measure

Specific Implementation

Measure For

12/13/19
9:20 am

District Review

) Compliance
SJVAPCD Construction and For each project phase, | Ongoing
Operational Dates maintain records of (1) the | (Compliance Dept.
construction start and end Review)
dates and (2) the date of
issuance of the first certificate
) of occupancy, if applicable.
| SIVAPCD Install Electric Vehicle Install electric vehicle When operational
| (EV) Chargers chargers with 15 outlets total | (Compliance Dept.
L | Review)

Number of District Enforced Measures: 3

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
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4

CALIFORNIA

Water Boards

Central Valley Regional Water Quality Control Board

3 July 2019
Alisa Goulart CERTIFIED MAIL
San Joaquin County 7017 2620 0001 1359 1120

Community Development Department
1810 East Hazelton Avenue
Stockton, CA 95205

COMMENTS TO REQUEST FOR REVIEW FOR THE EARLY CONSULTATION,
PA-1900127 (UP) PROJECT, SAN JOAQUIN COUNTY

Pursuant to the San Joaquin County Community Development Department’s 14 June
2019 request, the Central Valley Regional Water Quality Control Board (Central Valley
Water Board) has reviewed the Request for Review for the Early Consultation for the
PA-1900127 (UP) Project, located in San Joaquin County.

Our agency is delegated with the responsibility of protecting the quality of surface and
groundwaters of the state; therefore our comments will address concerns surrounding
those issues.

. Regulatory Setting

Basin Plan :

The Central Valley Water Board is required to formulate and adopt Basin Plans for
all areas within the Central Valley region under Section 13240 of the Porter-
Cologne Water Quality Control Act. Each Basin Plan must contain water quality
objectives to ensure the reasonable protection of beneficial uses, as well as a
program of implementation for achieving water quality objectives with the Basin
Plans. Federal regulations require each state to adopt water quality standards to
protect the public health or welfare, enhance the quality of water and serve the
purposes of the Clean Water Act. In California, the beneficial uses, water quality
objectives, and the Antidegradation Policy are the State’s water quality standards.
Water quality standards are also contained in the National Toxics Rule, 40 CFR
Section 131.36, and the California Toxics Rule, 40 CFR Section 131.38.

The Basin Plan is subject to modification as necessary, considering applicable
laws, policies, technologies, water quality conditions and priorities. The original
Basin Plans were adopted in 1975, and have been updated and revised periodically
as required, using Basin Plan amendments. Once the Central Valley Water Board
has adopted a Basin Plan amendment in noticed public hearings, it must be
approved by the State Water Resources Control Board (State Water Board), Office

KarL E. LonaLey ScD, P.E., cuair | PATRICK PULUPA, ESQ., EXECUTIVE OFFIGER

11020 Sun Center Drive #200, Rancho Cordova, CA 95670 | www.waterboards.ca.gov/centralvalley
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of Administrative Law (OAL) and in some cases, the United States Environmental
Protection Agency (USEPA). Basin Plan amendments only become effective after
they have been approved by the OAL and in some cases, the USEPA. Every three
(3) years, a review of the Basin Plan is completed that assesses the
appropriateness of existing standards and evaluates and prioritizes Basin Planning
issues.

For more information on the Water Quality Control Plan for the Sacramento and
San Joaquin River Basins, please visit our website:
http://www.waterboards.ca.gov/centralvalley/water_issues/basin_plans/

Antidegradation Considerations

All wastewater discharges must comply with the Antidegradation Policy (State
Water Board Resolution 68-16) and the Antidegradation Implementation Policy
contained in the Basin Plan. The Antidegradation Implementation Policy is
available on page 74 at:

https://www waterboards.ca.gov/centralvalley/water issues/basin_plans/sacsjr 201

805.pdf
In part it states:

Any discharge of waste to high quality waters must apply best practicable
treatment or control not only to prevent a condition of pollution or nuisance from
occurring, but also to maintain the highest water quality possible consistent with
the maximum benefit to the people of the State.

This information must be presented as an analysis of the impacts and potential
impacts of the discharge on water quality, as measured by background
concentrations and applicable water quality objectives.

The antidegradation analysis is a mandatory element in the National Pollutant
Discharge Elimination System and land discharge Waste Discharge Requirements
(WDRs) permitting processes. The environmental review document should
evaluate potential impacts to both surface and groundwater guality.

Il. Permitting Requirements

Construction Storm Water General Permit

Dischargers whose project disturb one or more acres of soil or where projects
disturb less than one acre but are part of a larger common plan of development that
in total disturbs one or more acres, are required to obtain coverage under the
General Permit for Storm Water Discharges Associated with Construction Activities
(Construction General Permit), Construction General Permit Order No. 2009-009-
DWQ. Construction activity subject to this permit includes clearing, grading,
grubbing, disturbances to the ground, such as stockpiling, or excavation, but does
not include regular maintenance activities performed to restore the original line,
grade, or capacity of the facility. The Construction General Permit requires the
development and implementation of a Storm Water Pollution Prevention Plan
(SWPPP).
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For more information on the Construction General Permit, visit the State Water
Resources Control Board website at:

http://www.waterboards.ca.gov/water issues/programs/stormwater/constpermits.sht
ml

Phase | and Il Municipal Separate Storm Sewer System (MS4) Permits’

The Phase | and Il MS4 permits require the Permittees reduce pollutants and runoff
flows from new development and redevelopment using Best Management Practices
(BMPs) to the maximum extent practicable (MEP). MS4 Permittees have their own
development standards, also known as Low Impact Development (LID)/post-
construction standards that include a hydromodification component. The MS4
permits also require specific design concepts for LID/post-construction BMPs in the
early stages of a praoject during the entitement and CEQA process and the
development plan review process.

For more information on which Phase | MS4 Permit this project applies to, visit the
Central Valley Water Board website at:
http://mwww.waterboards.ca.gov/centralvalley/water_issues/storm water/municipal p
ermits/

For more information on the Phase Il MS4 permit and who it applies to, visit the
State Water Resources Control Board at:
hitp:/iwww.waterboards.ca.goviwater _issues/programs/stormwater/phase ii_munici

pal.shtml

Industrial Storm Water General Permit

Storm water discharges associated with industrial sites must comply with the
regulations contained in the Industrial Storm Water General Permit Order No. 2014-
0057-DWQ.

For more information on the Industrial Storm Water General Permit, visit the Central
Valley Water Board website at:

http://www.waterboards.ca.gov/centralvalley/water issues/storm_ water/industrial g
eneral permits/index.shtml|

Clean Water Act Section 404 Permit

If the project will involve the discharge of dredged or fill material in navigable waters
or wetlands, a permit pursuant to Section 404 of the Clean Water Act may be
needed from the United States Army Corps of Engineers (USACE). If a Section
404 permit is required by the USACE, the Central Valley Water Board will review
the permit application to ensure that discharge will not violate water quality
standards. If the project requires surface water drainage realignment, the applicant

" Municipal Permits = The Phase | Municipal Separate Storm Water System (MS4)
Permit covers medium sized Municipalities (serving between 100,000 and 250,000
people) and large sized municipalities (serving over 250,000 people). The Phase I
MS4 provides coverage for small municipalities, including non-traditional Small MS4s,
which include military bases, public campuses, prisons and hospitals.
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is advised to contact the Department of Fish and Game for information on
Streambed Alteration Permit requirements.

If you have any questions regarding the Clean Water Act Section 404 permits,
please contact the Regulatory Division of the Sacramento District of USACE at
(916) 557-5250.

Clean Water Act Section 401 Permit — Water Quality Certification

If an USACE permit (e.g., Non-Reporting Nationwide Permit, Nationwide Permit,
Letter of Permission, Individual Permit, Regional General Permit, Programmatic
General Permit), or any other federal permit (e.g., Section 10 of the Rivers and
Harbors Act or Section 9 from the United States Coast Guard), is required for this
project due to the disturbance of waters of the United States (such as streams and
wetlands), then a Water Quality Certification must be obtained from the Central
Valley Water Board prior to initiation of project activities. There are no waivers for
401 Water Quality Certifications.

For more information on the Water Quality Certification, visit the Central Valley
Water Board website at:

httos://www . waterboards.ca.gov/centralvalley/water issues/water quality certificati
on/

Waste Discharge Requirements — Discharges to Waters of the State

If USACE determines that only nonjurisdictional waters of the State (i.e., “non-
federal” waters of the State) are present in the proposed project area, the proposed
project may require a Waste Discharge Requirement (WDR) permit to be issued by
Central Valley Water Board. Under the California Porter-Cologne Water Quality
Control Act, discharges to all waters of the State, including all wetlands and other
waters of the State including, but not limited to, isolated wetlands, are subject to
State regulation.

For more information on the Waste Discharges to Surface Water NPDES Program
and WDR processes, visit the Central Valley Water Board website at:
https://www.waterboards.ca.gov/centralvalley/water issues/waste to_surface wate
1k

Waste Discharge Requirements — Discharges to Land

Pursuant to the State Board’s Onsite Wastewater Treatment Systems Policy, the
regulation of the septic system may be regulated under the local agency’s
management program.

For more information on waste discharges to land, visit the Central Valley Water
Board website at:

http://www.waterboards.ca.gov/centralvalley/water issues/waste_to_land/index.sht
ml

Dewatering Permit
If the proposed project includes construction or groundwater dewatering to be

discharged to land, the proponent may apply for coverage under State Water Board
General Water Quality Order (Low Risk General Order) 2003-0003 or the Central
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Valley Water Board's Waiver of Report of Waste Discharge and Waste Discharge
Requirements (Low Risk Waiver) R5-2013-0145. Small temporary construction
dewatering projects are projects that discharge groundwater to land from
excavation activities or dewatering of underground utility vaults. Dischargers
seeking coverage under the General Order or Waiver must file a Notice of Intent
with the Central Valley Water Board prior to beginning discharge.

For more information regarding the Low Risk General Order and the application
process, visit the Central Valley Water Board website at:
http://www.waterboards.ca.gov/board decisions/adopted orders/water quality/200
3/wgo/wgo2003-0003.pdf

For more information regarding the Low Risk Waiver and the application process,
visit the Central Valley Water Board website at:
http://www.waterboards.ca.gov/centralvalley/board_decisions/adopted orders/waiv
ers/r5-2013-0145 res.pdf

Requlatory Compliance for Commercially Irrigated Agriculture

If the property will be used for commercial irrigated agricultural, the discharger will
be required to obtain regulatory coverage under the Irrigated Lands Regulatory
Program.

There are two options to comply:

1. Obtain Coverage Under a Coalition Group. Join the local Coalition Group
that supports land owners with the implementation of the Irrigated Lands
Regulatory Program. The Coalition Group conducts water quality monitoring
and reporting to the Central Valley Water Board on behalf of its
growers. The Coalition Groups charge an annual membership fee, which
varies by Coalition Group. To find the Coalition Group in your area, visit the
Central Valley Water Board’s website at:
https://www.waterboards.ca.gov/centralvalley/water_issuesfirrigated lands/re
gulatory _information/for_growers/coalition_groups/ or contact water board
staff at (916) 464-4611 or via email at IrrLands@waterboards.ca.gov.

2. Obtain Coverage Under the General Waste Discharge Requirements for
Individual Growers, General Order R5-2013-0100. Dischargers not
participating in a third-party group (Coalition) are regulated individually.
Depending on the specific site conditions, growers may be required to
monitor runoff from their property, install monitoring wells, and submit a
notice of intent, farm plan, and other action plans regarding their actions to
comply with their General Order. Yearly costs would include State
administrative fees (for example, annual fees for farm sizes from 11-100
acres are currently $1,277 + $8.53/Acre); the cost to prepare annual
monitoring reports; and water quality monitoring costs. To enroll as an
Individual Discharger under the Irrigated Lands Regulatory Program, call the
Central Valley Water Board phone line at (916) 464-4611 or e-mail board
staff at IrrLands@waterboards.ca.gov.
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Limited Threat General NPDES Permit

If the proposed project includes construction dewatering and it is necessary to
discharge the groundwater to waters of the United States, the proposed project will
require coverage under a National Pollutant Discharge Elimination System
(NPDES) permit. Dewatering discharges are typically considered a low or limited
threat to water quality and may be covered under the General Order for Limited
Threat Discharges to Surface Water (Limited Threat General Order). A complete
Notice of Intent must be submitted to the Central Valley Water Board to obtain
coverage under the Limited Threat General Order.

For more information regarding the Limited Threat General Order and the
application process, visit the Central Valley Water Board website at:
https://www.waterboards.ca.gov/centralvalley/board_decisions/adopted orders/gen
eral orders/r5-2016-0076-01.pdf

NPDES Permit

If the proposed project discharges waste that could affect the quality of surface
waters of the State, other than into a community sewer system, the proposed
project will require coverage under a National Pollutant Discharge Elimination
System (NPDES) permit. A complete Report of Waste Discharge must be submitted
with the Central Valley Water Board to obtain a NPDES Permit.

For more information regarding the NPDES Permit and the application process, visit
the Central Valley Water Board website at:
https://www.waterboards.ca.gov/centralvalley/help/permit/

If you have questions regarding these comments, please contact me at (916) 464-4812
or Jordan.Hensley@waterboards.ca.gov.

Jordan Hensley
Environmental Scientist

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
Response Letters



% State of California — Natural Resources Agency GAVIN NEWSOM, Governor
| DEPARTMENT OF FISH AND WILDLIFE CHARLTON H. BONHAM, Director |
Bay Delta Region

2825 Cordelia Road, Suite 100 -
Fairfield, CA 94534 ottt
(707) 428-2002 )
www.wildlife.ca.gov

February 11, 2020

Ms. Alisa Goulart

San Joaquin County

Community Development Department
1810 East Hazelton Avenue
Stockton, CA 95205

Subject:  PA-1900127 (UP) Use Permit Religious Assembly Expansion Project, Initial
Study/Mitigated Negative Declaration, SCH #2020019058, City of Tracy, San
Joaquin County

Dear Ms. Goulart:

The California Department of Fish and Wildlife (CDFW) received an Initial Study/Mitigated
Negative Declaration (IS/MND) from the San Joaquin County Community Development
Department for the PA-1900127 (UP) Use Permit Religious Assembly Expansion Project
(Project) pursuant the California Environmental Quality Act (CEQA) and CEQA Guidelines.

Thank you for the opportunity to provide comments and recommendations regarding those
activities involved in the Project that may affect California fish and wildlife. Likewise, we
appreciate the opportunity to provide comments regarding those aspects of the Project that
CDFW, by law, may be required to carry out or approve through the exercise of its own
regulatory authority under the Fish and Game Code.

CDFW ROLE

CDFW is California’s Trustee Agency for fish and wildlife resources, and holds those resources
in trust by statute for all the people of the State. [Fish and Game Code, §§ 711.7, subd. (a) and
1802; Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd. (a)]. CDFW, in its
trustee capacity, has jurisdiction over the conservation, protection, and management of fish,
wildlife, native plants, and habitat necessary for biologically sustainable populations of those
species. (/d., § 1802). Similarly, for purposes of CEQA, CDFW is charged by law to provide, as
available, biological expertise during public agency environmental review efforts, focusing
specifically on projects and related activities that have the potential to adversely affect fish and
wildlife resources.

CDFW is also submitting comments as a Responsible Agency under CEQA. (Pub. Resources
Code, § 21069; CEQA Guidelines, § 15381). CDFW expects that it may need to exercise
regulatory authority as provided by the Fish and Game Code. As proposed, for example, the
Project may be subject to CDFW's lake and streambed alteration regulatory authority. (Fish and
Game Code, § 1600 et seq.). Likewise, to the extent implementation of the Project as proposed
may result in “take” as defined by State law of any species protected under the California

1 CEQA is codified in the California Public Resources Gode in section 21000 et seq. The "CEQA Guidelines" are
found in Title 14 of the California Code of Regulations, commencing with section 15000.

Conserving California’s Wildlife Since 1870
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Endangered Species Act (CESA) (Fish and Game Code, § 2050 et seq.), the Project proponent
may seek related take authorization as provided by the Fish and Game Code.

PROJECT DESCRIPTION SUMMARY
Proponent: Dharm Singh/Sukhjit “Tony” Singh

Location: 16151 W. Grant Line Road in the City of Tracy, San Joaquin County, California,
Assessor’s Parcel Number(s) 209-190-33 and 209-190-40. The Project is located on the north
side of W. Grant Line Road, 985 feet east of S. Hansen Road, northwest of the City of Tracy.

Timeframe: Two (2) construction phases over four (4) years.

Description: The Project proposes to expand an existing religious assembly from a maximum
of 170 members to a maximum of 700 members in fwo phases over four years. Phase 1
includes the construction of a 28,965-square-foot (sf) assembly hall, a 250 sf well house, a 700
sf water pump house for fire, a 6,453 sf porch and hallway structure to connect the proposed
assembly hall with a future social hall, and the conversion of an existing 6,150 sf agricultural
building into a storage building. Phase 2 includes the construction of a two-story, 17,715 sf
social hall with a kitchen and dining area, and an upstairs area for retreat and guest preachers.
The site plan proposes three driveways off West Grant Line Road. Currently, the religious
assembly utilizes, and will continue to utilize, a 4,920 sf assembly hall, a 2,500 sf office and
visitor's quarters, a 1,409 sf garage and office, a 4,250 sf parsonage, and a 96 sf storage
building.

COMMENTS AND RECOMMENDATIONS

CDFW offers the comments and recommendations below to assist San Joaquin County
Community Development Department in adequately identifying and/or mitigating the Project’s
significant, or potentially significant, direct and indirect impacts on fish and wildlife (biological)
resources. Editorial comments or other suggestions may also be included to improve the
document. Based on the Project's avoidance of significant impacts on biological resources with
implementation of mitigation measures, CDFW concludes that a Mitigated Negative Declaration
is appropriate for the Project.

Comment 1: Revision needed to mitigate impacts from Project phasing to less-than-
significant

The IS/MND does not include a description of timeframe or period during which construction will
occur, Project activities may have additional significant biological impacts due to Project phasing
over time. Phasing and the additional impacts from phasing are not discussed, analyzed, or
mitigated for in the IS/IMND. Projects that include multiple phases with different sections or
parcels built out at different time periods or phasing that includes whole-site grading with
separate sections or parcels developed at later dates have impacts over a period longer than
one year. This delay in full build out of a Project allows wildlife to utilize resources that develop
post-grading on vacant sections or parcels. These resources include, but are not limited to;
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ruderal grassland and brush that provide nesting habitat for passerine birds and burrowing owls;
Infrastructure installed but not utilized that provide burrowing habitat for ground squirrels,
burrowing owls, and short-eared owls; additional indirect impacts to nesting and foraging raptors
with roost and nest trees adjacent to the Project site; and pooling of rainwater on parcels that
provide temporary habitat for amphibians. CDFW is unable to analyze these impacts without
inclusion of a description of the project’s timing and implementation in relation to site
preparation, infrastructure installation, and complete buildout.

To correct this, please revise and recirculate the IS/MND with a description of the Project's
phasing and estimated timeframes from start of construction to complete buildout. If the
Project’s timeframe from start of construction to complete build out includes breaks in
construction longer than 15 days or periods of inactivity that could allow establishment of habitat
elements such as burrows and vegetation, then impacts to wildlife utilizing vacant sections or
parcels of the Project not built out must be included in the impacts analysis to ensure the Project
mitigates impacts to a level of less-than-significant. To ensure the Project is mitigating to a level
of less-than-significant, CDFW recommends revising the IS/MND to include a mitigation
measure for each phase of the Project that meets the following criteria: 1) a qualified biologist
shall conduct a habitat assessment survey to determine what potential wildlife and habitat
elements are present that may be utilizing the vacant sections andfor parcels prior to Project-
related activities taking place when there is a break in these activities greater than 15-days; 2) if
unbuilt or fallow sections and/or parcels are being utilized by special-status species or
communities then avoidance and minimization measures (including the measures discussed in
this letter) shall be used to prevent impacts and take, and 3) if impacts and take are not fully
avoidable then additional compensatory mitigation shall be required in the form of permanent
habitat preservation protected by a Conservation Easement with an endowment for managing
the lands for the benefit of the conserved species in perpetuity, and a long-term management
plan should be prepared and implemented by a land manager. The Grantee of the Conservation
Easement should be an entity that has gone through the due diligence process for approval by
CDFW to hold or manage conservation lands.

Comment 2: Revision needed to mitigate to a level of less-than-significant in the event
the San Joaquin Multi-Species Conservation Plan (SJMSCP or Plan) does not approve
coverage

The statement presented in the Impact Discussion in Section IV. Biological Resources of the
IS/IMND does not mitigate potential impacts to a level of less-than-significant. The 1S/MND
states that the San Joaquin Council of Governments (SJCOG) responded to the Project referral
saying that the Project is subject to the Plan and that the Proponent has confirmed participation
in the Plan; however, this information is not stated as an enforceable mitigation measure within
the section. The IS/IMND also does not propose or identify specific, sufficient, and enforceable
mitigation in the event the SIMSCP does not approve coverage or the Proponent chooses to
not participate based on this lack of an enforceable measure. Because participation in the Plan
is voluntary, the IS/IMND must include 1) an evaluation and discussion of potential direct and
indirect impacts of the Project to biological resources including fish, wildlife, and their habitats,
2) avoidance and minimization mitigation measures to decrease those impacts, and 3) specific
and sufficient compensatory mitigation in the event the avoidance and minimization measures
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do not mitigate to less-than-significant or in the event the SIMSCP does not approve coverage
of the Project in whole or part to mitigate to less-than-significant.

To correct this, please update the IS/MND to include an impacts analysis that provides an
evaluation and discussion of potential quantified impacts of the Project to biological resources
including fish, wildlife, and their habitats. Based on this impact analysis, please update the
section to include mitigation measures that will ensure Project impacts are less-than-significant
in the event SUIMSCP does not approve of coverage of the Project in whole or part, or in the
event the Proponent opts-out of participation in the SIMSCP.

If the impacts analysis indicates there will be direct or indirect take of CESA-listed species, and
the Project cannot fully avoid take of CESA-listed species and SIMSCP does not offer take
coverage, then CDFW recommends the ISIMND include language defining the Project’s
obligation to obtain take coverage through an Incidental Take Permit (ITP) issued by CDFW.

Comment 3: Revision needed to mitigate impacts to special-status plants to less-than-
significant

The IS/IMND identifies caper-fruited tropidocarpum ( Tropidocarpum capparideum) as a special-
status plant with the potential to occur on the Project site, but does not define avoidance
measures in the event they or other special-status plants are discovered or reduce impacts to a
level of less-than-significant by identifying compensatory mitigation in the event impacts to
special-status plants cannot be fully avoided. CDFW recommends the IS/MND adhere to the
definitions in SUIMSCP by defining the Project’s habitat types using the same terms used by the
SJMSCP in section 2.2 of the Plan, and inclusion of a habitat map of the Project as an exhibit
within a revised IS/MND. CDFW also recommends the addition of a mitigation measure in the
revised IS/MND with the following language:

“Special-Status Plant Assessment and Avoidance: A Qualified Botanist shall conduct a
minimum of two (2) surveys for each special-status plant species with potential to oceur
within the Project Site prior to initiation of Project Aclivities during the appropriate blooming
period in accordance with CDFW's Protocols for Surveying and Evaluating Impacts to
Special-Status Native Plant Populations and Natural Communities

(htips://www. wildlife.ca.gov/conservation/survey-protocols). Report of survey findings shall
be done in accordance to the guidance in these protocols and submitted to COFW prior to
Project construction.”

CDFW also recommends the measure state the following:

"A Qualified Botanist shall develop and implement a restoration/remediation and mitigation
plan according to CDFW guidelines and in coordination with CDFW. At a minimum, the plan
shall include collection of reproductive structures from affected plants, a full description of
microhabitat conditions necessary for each affected species, seed germination
requirements, restoration techniques for temporarily disturbed occurrences, assessments of
potential transplant and enhancement sites, success and performance criteria, and
monitoring programs, as well as measures to ensure long-term sustainability.”

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
Response Letters



Ms. Alisa Goulart

San Joaquin County Community Development Department
February 11, 2020

Page 5

In addition, the measure should be revised to require conservation and management in
perpetuity through recordation of conservation easements on lands where mitigation occurs to
ensure impacts to special-status plant species are mitigated to a level of less-than-significant.
Conservation lands should be placed under a Conservation Easement, an endowment should
be funded for managing the lands for the benefit of the conserved species in perpetuity, and a
long-term management plan should be prepared and implemented by a land manager. The
Grantee of the Conservation Easement should be an entity that has gone through the due
diligence process for approval by CDFW to hold or manage conservation lands.

Comment 4: Section IV. Biological Resources does not define floristic survey protocol

Section 1V of the IS/IMND does not include defined survey protocols for floristic surveys or
require a qualified botanist to conduct the surveys.

To correct this, CDFW recommends Section 1V. Biological Resources be revised to include
adherence to CDFW's Protocols for Surveying and Evaluating Impacts to Special-Status Native
Plant Populations and Natural Communities (2018), including the reporting requirements
contained in those protocols, and to indicate a qualified botanist shall conduct the surveys
according to the protocols. See https://wildlife.ca.qov/conservation/survey-
protocols#377281280-plants.

Comment 5: Revision needed to mitigate impacts to San Joaquin kit fox to a level of less-
than-significant

The IS/IMND does not mitigate potential impacts to San Joaquin kit fox (Vulpes macrotis mutica)
to a level of less-than-significant because the IS/MND lacks an evaluation of impacts to San
Joaquin kit fox and does not include either a mitigation measure that requires full avoidance of
take of San Joaquin kit fox or their habitats. The IS/MND does not define avoidance measures
in the svent San Joaquin kit fox are discovered or reduce impacts from permanent loss of open
space and movement corridors and foraging habitats or indirect impacts to foraging and denning
impacts from increased construction activity to a level of less-than-significant as it does not
offset those impacts with compensatory mitigation requirements. San Joaquin kit fox are
designated as a State of California Endangered Species. The loss of valley and foothill
grasslands due to conversion to agriculture and urbanization is the primary threat to San
Joaquin kit fox populations throughout California. The U.S. Fish and Wildlife Service’s Recovery
Plan for Upland Species of the San Joaquin Valley, California (1998) states connectivity
between the sub-populations of the kit fox are essential for recovery of the species. The
Project’s potential impacts to connectivity and permanent loss of habitat requires an impacts
evaluation in a revised and recirculated IS/MND. Given the severe population declines of the
species and magnitude of historic habitat loss, any impacts identified can be considered as
significant and even more so when evaluated in a cumulative manner.

To correct this, CDFW recommends the IS/IMND be revised and recirculated to include an
impacts analysis that provides an evaluation and discussion of potential impacts of the Project
to San Joaquin kit fox and their habitats. If the impacts analysis indicates there will be direct or
indirect take and the Project cannot fully avoid impacts to and take of San Joaquin kit fox,
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CDFW recommends the IS/MND be revised to include a measure requiring participation in the
SJMSCP, orin the event SUIMSCP does not cover the Project or the Proponent elects to not
participate in the Plan, then CDFW recommends the IS/MND include language defining the
Project's obligation to obtain take coverage through an ITP issued by CDFW.

Comment 6: Revision needed to mitigate impacts to Swainson’s hawks to a level of less-
than-significant

The IS/IMND does not mitigate potential impacts to Swainson's hawk (Buteo swainsoni) to less-
than-significant because the IS/MND lacks an evaluation of impacts to Swainson’s hawks and
does not include mitigation measures requiring 1) pre-construction surveys conducted according
to CDFW’'S Recommended Timing and Methodology for Swainson's Hawk Nesting Surveys in
California’'s Central Valley (2000) (see htips://wildlife.ca.gov/conservation/survey-
protocols#377281284-birds), 2) avoidance measures determined by CDFW if and when
Swainson’s hawks are discovered at or within a half-mile of the Project site, and 3) a measure
requiring participation in SUIMSCP. The ISMND does not define avoidance measures in the
event Swainson’s hawks are discovered or reduce impacts from permanent loss of foraging
habitats or indirect impacts to nesting hawks from increased construction activity to a level of
less-than-significant as it does not offset those impacts with a compensatary mitigation
requirement. Swainson’s hawks are designated as a State of California Threatened Species and
impacts to the species and its habitat is prohibited without meeting certain conditions. The loss
and conversion of native grasslands and agricultural lands to urbanization and orchard and
vineyard agriculture is the primary threat to Swainson’s hawk populations throughout California,
and about 80 percent of the Central Valley population of Swainson’s hawks are located with the
Sacramento, San Joaquin, and Yolo counties region. The Project's potential impacts to this
historically denser population is a significant impact that warrants mitigation to less-than-
significant through the 1IS/MND.

To correct this, CDFW recommends the IS/MND be revised and recirculated to include an
impacts analysis that provides an evaluation and discussion of potential impacts of the Project
to Swainson’s hawks and their habitats according to COFW’s Staff Report Regarding Mitigation
for Impacts to Swainson's Hawks (Buteo swainsoni) in the Central Valley of California (1994). If
impacts are identified, CDFW recommends the IS/MND be revised to include adherence to the
mitigation strategies defined in the Staff Report in addition to adherence to CDFW's
Recommended Timing and Methodology for Swainson's Hawk Nesting Surveys in California’s
Central Valley (2000) survey protocol, or require participation in the SIMSCP. If the IS/MND
does not include a measure that requires participation in the SUIMSCP, CDFW recommends the
IS/MND be updated to include a measure requiring compensatory mitigation for impacts to
Swainson’s hawk nesting and foraging habitat at a minimum of a 3:1 mitigation ratio (conserved
habitat to impacted habitat) for permanent impacts and a 1:1 ratio for temporary impacts, as well
as language defining the project’s obligation to obtain take coverage through an ITP issued by
CDFW.

In the event SUIMSCP does not cover the Project or the Proponent elects to not participate in the
SJMSCP, CDFW recommends the following specific and enforceable measures for Swainson's
hawk be incorporated into a revised and recirculated IS/MND to minimize and avoid impacts:
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“Pre-Construction Surveys for Swainson's Hawk: If work is to be conducted during the
nesting season, focused surveys for active Swainson’s hawk nests shall be conducted by a
qualified biologist in a manner consistent with the Recommended Timing and Methodology
of Swainson’s Hawk Nesting Surveys in California’s Central Valley (2000). At least two
surveys shall be completed within two survey periods immediately prior to the Project’s
initiation. If a lapse in project-related work of 15 days or longer oceurs, another focused
survey shall be performed, and the results sent to CDFW prior to resuming work. Surveys
shall be conducted in all suitable habitat located at the Project work site, in staging, storage,
and stockpile areas, and along fransportation routes. Surveys shall be conducted within ¥z-
mile of the Project area. If any aclive Swainson's hawik nests are found within *-mile of the
Project site, CDFW shall immediately be contacted and additional survey measures may be
required for Project activities.”

Comment 7: Revise ISMND to include Burrowing Owl

Although not identified in the IS/IMND, burrowing owl has the potential to oceur within the vicinity
of the proposed Project. The burrowing owl is listed by the State of California to be a Species of
Special Concern, defined as a species with declining population levels, limited ranges, and/or
continuing threats which make them vulnerable to extinction
(https://wildlife.ca.gov/Conservation/SSC). Habitat loss, degradation, and fragmentation are the
greatest threats to burrowing owls in California. Loss of agricultural and other open lands (such
as grazed landscapes) also negatively affect burrowing owl populations. Because of their need
for open habitat with low vegetation, burrowing owls are unlikely to persist in agricultural lands
dominated by vineyards and archards or urbanized lands. Also, fossorial mammal burrows are
important habitat to burrowing owl.

The Project has the potential to adversely impact the species through permanent and temporary
losses of nesting and foraging habitat. The Project may also result in additional impact to
burrowing owl through nest abandonment, loss of young, and reduced health and vigor of chicks
(resulting in reduced survival rates) and breeding and foraging disturbance through Project
activities. The IS/MND should evaluate the potential for burrowing owls to be present within and
adjacent to the Project area by documenting the extent of fossorial mammals that may provide
burrows used by owls during the nesting and/or wintering seasons. Burrowing owls may also
use unnatural features such as debris piles, culverts and pipes for nesting, roosting or cover. If
potential burrowing owl habitat is present, CDFW recommends that surveys be conducted
following the methodology described in Appendix D: Breeding and Non-breeding Season
Surveys of the CDFW Staff Report on Burrowing Owl Mitigation (Staff Report), which is
available at https:/nrm.dfg.ca.gov/FileHandler.ashx?DocumentiD=83843,

Burrowing owl surveys should be conducted by a qualified CDFW-approved biologist. In
accordance with the Staff Report, a minimum of four survey visits should be conducted within
500 feet of the Project area during the owl breeding season which is typically between
February 1 and August 31. A minimum of three survey visits, at least three weeks apart, should
be conducted during the peak nesting period, which is between April 15 and July 15, with at
least one visit after June 15. Pre-construction surveys should be conducted no-less-than 14
days prior to ground disturbance with a final survey conducted within 24 hours prior to ground
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disturbance. Any impacts to burrowing owl and occupied burrows during the breeding season
must be avoided. CDFW recommends that any burrows occupied during the non-breeding
season by migratory or non-migratory resident burrowing owls also be avoided. CDFW
recommends the IS/IMND be revised to update the ISIMND with burrowing owl habitat
assessment/survey results.

If suitable burrowing owl nest sites are present within or adjacent to the Project area, then the
IS/MND should include “take” avoidance and minimization measures for the owl. Please refer to
the Staff Report, section on Mitigation Methods, on avoiding disturbance of occupied burrows
through establishment of exclusion zones. Please be advised that CDFW does not consider
exclusion of burrowing owls or “passive relocation” as a “take” avoidance, minimization or
mitigation method, and considers exclusion as a significant impact. The long-term demographic
consequences of exclusion techniques have not been thoroughly evaluated, and the survival
rate of evicted or excluded owls is unknown. All possible avoidance and minimization measures
should be considered before temporary or permanent exclusion and closure of burrows is
implemented in order to avoid “take.” While active relocation is not considered “take” avoidance,
minimization, or mitigation, if avoiding impacts to burrowing owls is not possible, active
relocation of burrowing owls can be performed as a tool in conjunction with mitigation. Active
relocation will require a relocation plan that includes owl banding, success criteria, long-term
manitoring, management, and reporting in order to evaluate the success of this technique and
determine the survival rate of relocated owls.

To ensure impacts to burrowing owls are mitigated to less-than-significant, the IS/IMND should
incorporate specific and enforceable avoidance and minimization measures to avoid and
minimize take of burrowing owls, eggs, chicks, and nesting and foraging habitat. These
measures should include: a restricted work window; biological monitoring throughout the course
of the Project; and inclusion of compensatory mitigation in the form of conserved lands for
burrowing owl habitat impacts. At a minimum, mitigation ratios for these habitat impacts should
be at 3:1 (conservation to loss) for permanent impacts, and a 1:1 ratio for temporary impacts.
Conserved lands for owls should include presence of burrowing owls and ground squirrel
burrows, well-drained soils, abundant and available prey within proximity to burrows, as well as
foraging, wintering, and dispersal areas. The lacation of mitigation areas for burrowing owls
should be approved by CDFW prior to the start of project-related activities. Conservation lands
should be placed under a Conservation Easement with CDFW listed as a third-party beneficiary
and an endowment should be funded for managing the lands for the benefit of the species in
perpetuity. Additionally, a long-term management plan should be prepared and implemented by
a land manager and approved by CDFW. The Grantee of the Conservation Easement should be
an entity that has gone through the due diligence process for approval by CDFW to hold or
manage conservation lands.

Comment 8: Revision needed to mitigate impacts to nesting birds to a level of less-than-
significant

Section IV. Biological Resources does not include nesting survey protocols or avoidance
measures for nesting birds that may be utilizing the Project site prior to start of Project activities.
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To ensure impacts to nesting birds are mitigated to a level of less-than-significant, COFW
recommends that the ISIMND be revised to include the addition of the following specific and
enforceable nesting bird assessment and avoidance mitigation measure in the event nesting
birds are detected:

“Nesting Bird Assessment and Avoidance. Prior to the initiation of Project activities, including
ground disturbing activities scheduled to occur between February 15 and September 15, a
Qualified Biologist shall conduct a habitat assessment and nesting survey for nesting bird
species no more than five days prior to the initiation of work., Surveys shall encompass all
potential habitats (e.g., grasslands and tree cavities) within 250 feet of the Project site. The
Qualified Biologist conducting the surveys shall be familiar with the breeding behaviors and
nest structures for birds known fo nest in the Project vicinity. Surveys shall be conducted
during periods of peak activity (early morning, dusk) and shall be of sufficient duration to
observe movement patterns. Survey results, including a description of timing, duration and
methods used, shall be submitted to CDFW for review 48 hours prior to the initiation of the
Project. If a lapse in Project activity of seven days or more occurs, the survey shall be
repeated, and no work shall proceed until the results have been submitted to CDFW.

If nesting birds are found, then no work shall be initiated until nest-specific buffers have

been established with written approval from CDFW. The buffer area(s) shall be fenced off
from work activities and avoided until the young have fledged, as determined by the

qualified biologist. Active nests within or adjacent to the Project site shall be monitored by
the qualified biologist daily throughout the duration of Project aclivities for changes in bird
behavior or signs of distress related to Project activities. If nesting birds are showing signs of
distress or disruplions to nesting, then that nest shall have the buffer immediately increased
by the qualified biologist until no further interruptions to breeding behavior are detectable.

The Permittee or representatives of the Permittee shall not disturb or destroy the nests or
eggs of fully protected species or of other birds as per Fish and Game Code section 3503.”

Comment 9: CDFW recommends additional general measures be included in IS/IMND

CDFW also recommends the following avoidance and minimization measures to be included in
the IS/IMND:

“Open Pipes Restriction: All pipes, culverts, or similar structures that are stored at the
construction site (either vertically or horizontally) for one or more overnight periods will be
securely capped on both ends prior to storage and thoroughly inspected for wildlife prior to
implementation by a Qualified Biologist.”

“Fence and Signpost Reslriction: Any fencing posts or signs installed, temporarily or
permanently, throughout the course of the Project shall have the top three post holes
covered or filled with screws or bolts to prevent the entrapment of wildlife, specifically birds
of prey.”
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CDFW has attached a Mitigation and Monitoring Reporling Program (MMRP) with the
recommended measures that should be included in the Lead Agency’s revised IS/IMND and
MMRP.

ENVIRONMENTAL DATA

CEQA requires that information developed in environmental impact reports and negative
declarations be incorporated into a database which may be used to make subsequent or
supplemental envircnmental determinations. [Pub. Resources Code, § 21003, subd. (e)].
Accordingly, please report any special-status species and natural communities detected during
Project surveys to the California Natural Diversily Database (CNDDB). The CNNDB field survey
form can be found at the following link: https://www.wildlife.ca.gov/iData/CNDDB/Submitting-
Data. The completed form can be submitted online or emailed to CNDDB at the following email
address: cnddb@wildlife.ca.qov. The types of information reported to CNDDB can be found at
the following link: https:/iwww.wildlife.ca.gov/Data/CNDDB/Plants-and-Animals.

CONCLUSION

CDFW appreciates the opportunity to comment on the IS/MND to assist San Joaquin County
Community Development Department in identifying and mitigating Project impacts on biological
resources. Questions regarding this letter or further coordination should be directed to

Ms. Andrea Boertien, Environmental Scientist, at (209) 234-3449 or
Andrea.Boertien@uwildlife.ca.gov; or to Ms. Melissa Farinha, Senior Environmental Scientist
(Supervisory), at (707) 944-5579.

Sincerely,

“-@/kuv?{?ba Ej\,\ag\/m\

Gregg Erickson
Regional Manager
Bay Delta Region

Attachment

cc: Office of Planning and Research, State Clearinghouse, Sacramento
Steve Mayo, San Joaquin County — Mayo@sjcog.org
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PROJECT PROPONENT: Dharm Singh/Sukhjit “Tony” Singh
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SANsJOAQUIN Community Development Department

| L —COUNTY-— Planning - Building - Neighborhood Preservation

ety Greatness grows here.

MITIGATED NEGATIVE DECLARATION

TO: Office of Planning & Research FROM: San Joaguin County
P. O. Box 3044 Community Development Department
Sacramento, California 95812-3044 1810 East Hazelton Avenue

Stockton, California 95205
County Clerk, County of San Joaquin

PROJECT TITLE: Use Permit No. PA-1900127 (UP)

PROJECT LOCATION: The project site is located on the north side of West Grant Line Road, 985 feet east
of South Hansen Road, northwest of Tracy, San Joaquin County. (APN/Address: 209-190-33 and 209-
190-40/16151 West Grant Line Road, Tracy) (Supervisorial District: 5)

PROJECT DESCRIPTION: A Use Permit application to expand an existing religious assembly from a
maximum of 170 members to a maximum of 700 members in two (2) phases over four (4) years. Currently,
the religious assembly utilizes, and will continue to utilize, a 4,920 square foot assembly hall, a 2,500 square
foot office and visitor's quarters, a 1,409 square foot garage and office, a 4,250 square foot resident
parsonage, and a 96 square foot storage building. Phase 1 includes the construction of a 28,965 square
foot assembly hall, a 250 square foot well house, a 700 square foot water pump house for fire, 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 two-story, 17,715 square foot social hall with a kitchen and dining area, and an upstairs
area for retreat and guest preachers. The project will be served by a private well and a private septic system;
storm drainage will be retained on site. The site plan proposes three (3) driveways off of W. Grant Line
Road.

The Property is zoned AG-40 (General Agriculture, 40-acre minimum) and the General Plan designation is
AIG (General Agriculture).

PROPONENT: Dharm Singh / Sukhijit ‘Tony' Singh

This is a Notice of Intent to adopt a Mitigated Negative Declaration for this project as described. San Joaquin
County has determined that through the Initial Study that contains proposed mitigation measures all
potentially significant effects on the environment can be reduced to a less than significant level. The Negative
Declaration and Initial Study can be viewed on the Community Development Department website at
www.sjgov.org/commdev under Active Planning Applications.

Date: January 21, 2020

Contact Person:
Alisa Goulart Phone: (209) 468-0222 FAX: (209) 468-3163 Email: alisa.goulart@sjgov.org

Filed Doe H: 39 o
@1/23/2020 11 :48.‘9493‘%?2[132@2@ has

Steve J. Bestolarides
San Joaquin County Clerk

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/commdev
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INITIAL STUDY/NEGATIVE DECLARATION
[Pursuant to Public Resources Code Section 21080(c) and California Code of Regulations, Title 14, Sections 15070-
15071]

LEAD AGENCY: San Joaquin County Community Development Department

PROJECT APPLICANT: Sukhijit “Tony” Singh
PROJECT TITLE/FILE NUMBER(S): PA-1900127

PROJECT DESCRIPTION: This project is a Use Permit to expand an existing religious assembly from a maximum
of 170 members to a maximum of 700 members in two (2) phases over four (4) years. Currently, the religious
assembly utilizes, and will continue to utilize, a 4,920 square foot assembly hall, a 2,500 square foot office and
visitor's quarters, a 1,409 square foot garage and office, a 4,250 square foot resident parsonage, and a 96 square
foot storage building. Phase 1 includes the construction of a 28,965 square foot assembly hall, a 250 square foot
well house, a 700 square foot water pump house for fire, 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 two-story, 17,715 square foot social hall
with a kitchen and dining area, and an upstairs area for retreat and guest preachers. The project will be served by
a private well and a private septic system; storm drainage will be retained on site. The site plan proposes three (3)
driveways off of W. Grant Line Road.

The project site is located on the north side of W. Grant Line Road, 985 feet east of S. Hansen Road, northwest of
Tracy.

ASSESSORS PARCEL NO.: 209-190-33 and 209-190-40

ACRES: 20.0

GENERAL PLAN: A/G

ZONING: AG-40

POTENTIAL POPULATION, NUMBER OF DWELLING UNITS, OR SQUARE FOOTAGE OF USE(S):

Religious assembly with structures totaling 73,728 square feet and a maximum of 700 members and a 3,200
square foot building for truck parking.

SURROUNDING LAND USES:

NORTH: Agricultural with scattered residences
SOUTH: Agricultural with scattered residences
EAST:  Agricultural with scattered residences
WEST: Agricultural with scattered residences

REFERENCES AND SOURCES FOR DETERMINING ENVIRONMENTAL IMPACTS:

Original source materials and maps on file in the Community Development Department including: All County and City general
plans and community plans; assessor parcel books; various local and FEMA flood zone maps; service district maps; maps of
geologic instability; maps and reports on endangered species such as the Natural Diversity Data Base; noise contour maps;
specific roadway plans; maps and/or records of archeological/historic resources; soil reports and maps; etc.

Many of these original source materials have been collected from other public agencies or from previously prepared EIR's and
other technical studies. Additional standard sources which should be specifically cited below include on-site visits by staff (note
date); staff knowledge or experience; and independent environmental studies submitted to the County as part of the project
application. Copies of these reports can be found by contacting the Community Development Department.
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TRIBAL CULTURAL RESOURCES:

Have California Native American tribes traditionally and culturally affiliated with the project area requested consultation pursuant
to Public Resources Code section 21080.3.17 If so, is there a plan for consultation that includes, for example, the determination
of significance of impacts to tribal cultural resources, procedures regarding confidentiality, etc.?

No

GENERAL CONSIDERATIONS:

1. Does it appear that any environmental feature of the project will generate significant public concern or controversy?

D Yes No

Nature of concern(s). Enter concern(s).

2. Wil the project require approval or permits by agencies other than the County?

D Yes No

Agency name(s):. Enter agency name(s).

3. Is the project within the Sphere of Influence, or within two miles, of any city?

Yes E‘ No

City: Tracy
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least one impact that is
a "Potentially Significant Impact” as indicated by the checklist on the following pages.

D Aesthetics D Agriculture and Forestry Resources D Air Quality

D Biological Resources D Cultural Resources D Energy

D Geology / Soils D Greenhouse Gas Emissions D Hazards & Hazardous Materials
D Hydrology / Water Quality D Land Use / Planning D Mineral Resources

D Noise D Population / Housing D Public Services

D Recreation D Transportation D Tribal Cultural Resources

D Utilities / Service Systems D Wildfire D Mandatory Findings of Significance

DETERMINATION: (To be completed by the Lead Agency) On the basis of this initial evaluation:

D I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

D | find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

D | find that the proposed project MAY have a "potentially significant impact" or "potentially significant unless
mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on
the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it

must analyze only the effects that remain to be addressed.

D | find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

@myﬁmw |- 2(-202.0

Signature Date
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1)

2)

3)

4)

5)

6)

7)

8)

9)

A brief explanation is required for all answers except "No Impact" answers that are adequately supported by the
information sources a lead agency cites in the parentheses following each gquestion. A "No Impact" answer is
adequately supported if the referenced information sources show that the impact simply does not apply to projects
like the one involved (e.g., the project falls outside a fault rupture zone). A "No Impact" answer should be explained
where it is based on project-specific factors as well as general standards (e.g., the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well
as project-level, indirect as well as direct, and construction as well as operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must
indicate whether the impact is potentially significant, less than significant with mitigation, or less than significant.
"Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be significant. If
there are one or more "Potentially Significant Impact" entries when the determination is made, an EIR is required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from "Potentially Significant Impact' to a "Less Than Significant Impact.”
The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect to a less
than significant level (mitigation measures from "Earlier Analyses,” as described in (5) below, may be cross-
referenced).

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this case, a brief
discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of
and adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether
such effects were addressed by mitigation measures based on the earlier analysis.

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated,”
describe the mitigation measures which were incorporated or refined from the earlier document and the
extent to which they address site-specific conditions for the project.

Lead agencies are encouraged to incorporate into the checklist references to information sources for potential

impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should,

where appropriate, include a reference to the page or pages where the statement is substantiated.

Supporting Information Sources: A source list should be attached, and other sources used or individuals contacted
should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should
normally address the questions from this checklist that are relevant to a project's environmental effects in whatever
format is selected.

The explanation of each issue should identify:

a) the significance criteria or threshold, if any, used to evaluate each question; and

b) the mitigation measure identified, if any, to reduce the impact fo less than significance.
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I. AESTHETICS.

Except as provided in Public Resources Code Section
21099, would the project:

a) Have a substantial adverse effect on a scenic vista?

b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?

c) In non-urbanized areas, substantially degrade the
existing visual character or quality of public views of
the site and its surroundings? (Public views are
those that are experienced from a publically
accessible vantage point). If the project is in an
urbanized area, would the project conflict with
applicable zoning and other regulations governing
scenic quality?

d) Create a new source of substantial light or glare
which would adversely affect day or nighttime views
in the area?

Impact Discussion:

Less Than

Potentially & == ... Less Than Analyzed
Significant 5'%}332{}2‘,}"‘“ Significant No In The
Impact Incorporated Impact Impact Prior EIR

[]
[]

[]
L]

[]
[

[]
[]

X] [XI

[] L]

O o X O 4

a-c) The proposed project is located on W. Grant Line Road, east of the city of Tracy. Pursuant to San Joaquin County
General Plan 2035 Natural and Cultural Resources Element Figure NCR-1 (page 3.4-13), W. Grant Line Road is not
designated as a Scenic Route. Therefore, the project will not impact, or substantially damage, a scenic vista or resources,
nor will it affect other regulations governing scenic quality.

d) The proposed project is an expansion to an existing religious assembly. The expansion will require outdoor parking
area lighting if the parking area is to be used at night, but the outdoor lighting will be conditioned to be designed to
confine direct rays to the premises, allowing no spillover beyond the property lines. Currently, there are 77 parking
spaces on site. The expansion will add 327 parking spaces for a total of 404 spaces, however, with the outdoor lighting
conditions, the project is expected to have a less than significant impact on day or nighttime views in the area.
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Potentially g, Less Than p Less Than Analyzed

Significant %:{{gﬁﬂg‘,"{" Significant No In The
Impact Incorporated Impact Impact Prior EIR

1l. AGRICULTURE AND FORESTRY RESOURCES.

In determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the
California Dept. of Conservation as an optional model to
use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. - Would the project:

a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to nonagricultural
use?

X]

E B B B &
X
H B B B B

X

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

X

c) Conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?

d) Result in the loss of forest land or conversion of
forest land to non-forest use?

X

e) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

O B BEH B B
F B B B E

Impact Discussion:

a) The project parcel is not designated as Prime Farmland pursuant to the Farmland Mapping and Monitoring Program of
the California Resources Agency, therefore, the project will not convert Prime, Unique, or Statewide Importance
Farmland to nonagricultural uses.

b) The Religious Assembly use type can be conditionally permitted in the AG-40 (General Agriculture, 40 acre minimum)
zone with an approved Use Permit application, therefore, the project does not conflict with existing zoning. The project
parcel is not under a Williamson Act contract.

c-d) The subject property is not located in an area of forest land, timberland, or Timberland Production as defined by Public
Resources Code and Government Code, therefore, the project will have no impact on corresponding zoning or
conversion of such land.
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e) The proposed project, an expansion of an existing Religious Assembly, does not conflict with any existing uses as the
zoning and General Plan designations will remain the same. The expansion will not interfere with any agricultural activity
on the parcel. Furthermore, it has been previously determined that a religious assembly is a conditionally permitted use
the AG-40 zone.
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Potentially . =% .. Less Than Analyzed
Significant s‘%mg:atc:'th Significant No In The
Impact Incorporated Impact Impact Prior EIR

1. AIR QUALITY.

Where available, the significance criteria established by
the applicable air quality management or air pollution
control district may be relied upon to make the following
determinations. Would the project:

a) Conflict with or obstruct implementation of the
applicable air quality plan?

X

b) Resultin a cumulatively considerable net increase of
any criteria pollutant for which the project region is
non-attainment under an applicable federal or state I:I D
ambient air quality standard?

c) Expose sensitive receptors to substantial pollutant
concentrations?

X
E [E E

L]
&
[]

X]

d) Result in substantial emissions (such as those
leading to odors) adversely affecting a substantial D D
number of people?

Bl [

X

Impact Discussion:

a-d) The proposed project is an expansion of an existing religious assembly. The San Joaquin Valley Air Pollution Control
District (APCD) has been established by the State in an effort to control and minimize air pollution. The project was
referred to the APCD for review on June 14, 2019, A response from APCD dated July 2, 2019, stated that the District
concluded that the project would have a less than significant impact on air quality when compared to significance
thresholds. The applicant was required to demonstrate compliance with District Rule 9510, intended to mitigate a
project's impact on air quality through project design elements or by payment of applicable off-site mitigation fees, with
completion of an Air Impact Assessment (AlA) application. The AIA was submitted by the applicant and approved by
the APCD. Compliance with the requirements of APCD are expected to lessen any impacts on air quality to less than
significant.
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Significant > iitication | Significant No _In The
Impact Incorporated Impact Impact Prior EIR

IV. BIOLOGICAL RESOURCES.
Would the project:

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species

identified as a candidate, sensitive, or special status

species in local or regional plans, policies, or D D D D
regulations, or by the California Department of Fish

and Game or U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community

identified in local or regional plans, policies,
regulations or by the California Department of Fish I———l D D D
and Game or US Fish and Wildlife Service?

c) Have a substantial adverse effect on state or
federally protected wetlands (including, but not

limited to, marsh, vernal pool, coastal, etc.) through D I:, D ]:l
direct removal, filling, hydrological interruption, or
other means?

d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
corridors, orimpede the use of native wildlife nursery D D D D
sites?
e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance? D D I—_-l D
f) Conflict with the provisions of an adopted Habitat

Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, D D D D

or state habitat conservation plan?

Impact Discussion:

a) The California Department of Fish and Wildlife Natural Diversity Database lists Vulpes macrotis mutica (San Joaquin
Kit Fox), Buteo swainsoni (Swainson's Hawk), and Tropidocarpum capparideum (caper-fruited tropidocarpum) as rare,
endangered, or threatened species or habitat located on or near the site for the proposed project. Referrals have been
sent o the San Joaquin Council of Governments (SJCOG), the agency responsible for verifying the correct
implementation of the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJIMSCP), which
provides compensation for the conversion of Open Space to non-Open Space uses which affect the plant, fish and
wildlife species covered by the Plan. Pursuant to the Final EIR/EIS for SIMSCP, dated November 15, 2000, and certified
by SJCOG on December 7, 2000, implementation of the SIMSCP is expected to reduce impacts to biological resources
resulting from the proposed project to a level of less-than-significant.

SJCOG responded to this project referral that the project is subject to the SIMSCP. The applicant has confirmed that
he will participate in SIMSCP. With the applicant's participation, the proposed project is consistent with the SIMSCP
and any impacts to biological resources resulting from the proposed project will be reduced to a level of less-than-
significant.

b-c) The subject property has no riparian habitat or wetlands located within its boundaries, therefore the proposed project,
an expansion to a previously-approved religious assembly, will not have an impact on riparian habitat or wetlands.
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d-f) This application, an expansion of an existing religious assembly, will be conditioned to participate in the SIMSCP. With
the applicant's participation in the SIMSCP, the proposed project is consistent with the SIMSCP and any impacts to
biological resources resulting from the proposed project will be reduced to a level of less-than-significant.
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Significant %%ﬂgﬁ{'ﬁ,‘;‘”“‘ Significant No In The
Impact Incorporated Impact Impact Prior EIR

V. CULTURAL RESOURCES.

Would the project:
a) Cause a substantial adverse change in the
significance of a historical resource pursuant to§
15064.57 D D D D

b) Cause a substantial adverse change in the

ts;ggi?gggztes??f an archaeological resource pursuant D D I‘__I D
c) Disturb any human remains, including those
[] [] 0 O

interred outside of dedicated cemeteries?
Impact Discussion:

a-b) The proposed project is an expansion of an existing religious assembly. The project will have no impact on Cultural
Resources as there are no resources on the project site that are listed or are eligible for listing on a local register, the
California Register of Historic Places, or National Register of Historic Places.

¢) Inthe event human remains are encountered during any portion of the project, California state law requires that there
shall be no further excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent
remains until the coroner of the county has determined manner and cause of death, and the recommendations
concerning the treatment and disposition of the human remains have been made to the person responsible for the
excavation (California Health and Safety Code - Section 7050.5). Following health and safety codes will ensure that
any impact to human remains will be less than significant.
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V1. ENERGY.
Would the project:

a) Result in a potentially significant environmental
impact due to wasteful, inefficient, or unnecessary
consumption of energy, or wasteful use of energy
resources, during project construction or operation?

b) Conflict with or obstruct a state or local plan for

renewable energy or energy efficiency?

Impact Discussion:

a-b) The California Energy Code (also titled The Energy Efficiency Standards for Residential and Non-residential Buildings)
was created by the California Building Standards Commission in response to a legislative mandate to reduce California's
energy consumption. The code's purpose is to advance the state's energy policy, develop renewable energy sources
and prepare for energy emergencies. The code includes energy conservation standards applicable to most buildings
throughout California. These requirements will be applicable to the proposed project ensuring that any impact to the
environment due to wasteful, inefficient, or unnecessary consumption of energy will be less than significant and

; Less Than
Potentially o, ~“2 . Less Than Analyzed
Significant > Gpitication " Significant No In The
Impact Incorporated Impact Impact Prior EIR

[] []
[] []

X ] O
X OO

preventing any conflict with state or local plans for energy efficiency and renewable energy.
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Potentially -2 Than | ess Than Analyzed
Significant 9] nm;iﬂtowm Significant No In The
Impact Incorporated Impact Impact Prior EIR

Vil. GEOLOGY AND SOILS.

Would the project:

a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death involving:

[=]
X]
L]
Bl

i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

X]

ii) Strong seismic ground shaking?

iiiy Seismic-related ground failure, including
liquefaction?

iv) Landslides?

b) Result in substantial soil erosion or the loss of
topsoil?

X X X X

c) Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction
or collapse?

[X]

d) Be located on expansive soil and create direct or
indirect risks to life or property?

X

e) Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water
disposal systems where sewers are not available for
the disposal of waste water?

EH B B BHEELE H
Fl B B HEEEE K
E B B EAEBEDE O
E B B BEEELEH O

X

f) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?

]
[]

L]
L]

Impact Discussion:

a) The project will have to comply with the California Building Code (CBC) which includes provisions for soils reports for
grading and foundations as well as design criteria for seismic loading and other geologic hazards based on fault and
seismic hazard mapping. All recommendations from a soils report must be incorporated into the construction plans.
Therefore, impacts to seismic-related (or other) landslide hazards will be less than significant.

b) The project will not result in substantial soil erosion or the loss of topsoil because the project will require a grading permit
and the grading will be done under permit and inspection by the San Joaquin County Community Development
Department's Building Division. As a result, impacts to soil erosion or loss of topsoil will be less than significant.

c-d) The project site is relatively flat terrain where landslides have not historically been an issue. A soils report will be required
for grading and foundations and all recommendations from a soils report must be incorporated into the construction
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plans. Therefore, any risks resulting from being located on an unstable unit will be reduced to less than significant.

e) The project will be served by an onsite septic tank or alternative wastewater disposal system for the disposal of waste
water. The Environmental Health Department is requiring a soil suitability/nitrate loading study to determine the
appropriate system and design prior to issuance of building permit(s). The sewage disposal system shall comply with
the onsite wastewater treatment systems standards of San Joaquin County. 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
systems is required for each parcel. With these standards in place, only soils capable of adequately supporting the use
of septic tanks will be approved for the septic system.

f) The project area has not been determined to contain significant historic or prehistoric archeological artifacts that could

be disturbed by project construction, therefore, damage to unique paleontological resources or sites or geologic features
is anticipated to be less than significant.

PA-1900127 - Initial Study 14

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
Environmental Review

18



Less Than

Potentially . ~=2 ... Less Than Analyzed
Significant s‘%{{}g%}'ﬁ,ﬁ"" Significant No In The
Impact Incorporated Impact Impact Prior EIR

VIIl. GREENHOUSE GAS EMISSIONS.

Would the project:

a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environment? D D I:l I:‘
b) Conflict with an applicable plan, policy or regulation

adopted for the purpose of reducing the emissions of
greenhouse gases? D D D D

Impact Discussion:

a-b) Emissions of GHGs contributing to global climate change are attributable in large part to human activities associated
with the industrial/manufacturing, utility, transportation, residential, and agricultural sectors. Therefore, the cumulative
global emissions of GHGs contributing to global climate change can be attributed to every nation, region, and city, and
virtually every individual on earth. An individual project's GHG emissions are at a micro-scale level relative to global
emissions and effects to global climate change; however, an individual project could result in a cumulatively
considerable incremental contribution to a significant cumulative macro-scale impact. As such, impacts related to
emissions of GHG are inherently considered cumulative impacts.

Implementation of the proposed project would cumulatively contribute to increases of GHG emissions. Estimated GHG
emissions attributable to future development would be primarily associated with increases of carbon dioxide (COz) and,
to a lesser extent, other GHG pollutants, such as methane (CHs) and nitrous oxide (N20) associated with area sources,
mobile sources or vehicles, utilities (electricity and natural gas), water usage, wastewater generation, and the generation
of solid waste. The primary source of GHG emissions for the project would be mobile source emissions. The common
unit of measurement for GHG is expressed in terms of annual metric tons of COz equivalents (MTCOzelyr).

As noted previously, the proposed project will be subject to the rules and regulations of the SIVAPCD. The SJVAPCD
has adopted the Guidance for Valley Land- use Agencies in Addressing GHG Emission Impacts for New Projects under
CEQA and the District Policy — Addressing GHG Emission Impacts for Stationary Source Projects Under CEQA When
Serving as the Lead Agency.11 The guidance and policy rely on the use of performance-based standards, otherwise
known as Best Performance Standards (BPS) to assess significance of project specific greenhouse gas emissions on
global climate change during the environmental review process, as required by CEQA. To be determined to have a
less-than-significant individual and cumulative impact with regard to GHG emissions, projects must include BPS
sufficient to reduce GHG emissions by 29 percent when compared to Business As Usual (BAU) GHG emissions. Per
the SUVAPCD, BAU is defined as projected emissions for the 2002-2004 baseline period. Projects which do not achieve
a 29 percent reduction from BAU levels with BPS alone are required to quantify additional project-specific reductions
demonstrating a combined reduction of 29 percent. Potential mitigation measures may include, but not limited to: on-
site renewable energy (e.g. solar photovoltaic systems), electric vehicle charging stations, the use of alternative-fueled
vehicles, exceeding Title 24 energy efficiency standards, the installation of energy-efficient lighting and control systems,
the installation of energy-efficient mechanical systems, the installation of drought-tolerant landscaping, efficient irrigation
systems, and the use of low-flow plumbing fixtures.

It should be noted that neither the SJVAPCD nor the County provide project-level thresholds for construction-related
GHG emissions. Construction GHG emissions are a one-time release and are, therefore, not typically expected to
generate a significant contribution to global climate change. As such, the analysis herein is limited to discussion of long-
term operational GHG emissions.

11 San Joaquin Valley Air Pollution Control District. Guidance for Valley Land-use Agencies in Addressing GHG Emission
Impacts for New Projects under CEQA. December 17, 2009.San Joaquin Valley Air Pollution Control District. District
Policy Addressing GHG Emission Impacts for Stationary Source Projects Under CEQA When Serving as the Lead
Agency. December 17, 2009.
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IX. HAZARDS AND HAZARDOUS MATERIALS.

Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or
the environment?

El B B B

[] ]
x O 0O O
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e) For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project result in a safety hazard or
excessive noise for people residing or working in the
project area?

£
[]
(=
X
[]

f)  Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?

[
=
X
[]
[

g) Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death

involving wildland fires, including where wildiands .
are adjacent to urbanized areas or where residences D D D D
are intermixed with wildlands?

Impact Discussion:

a-c) The project includes the development of an assembly hall, a social hall, and porch/hallway connecting addition for an
existing religious assembly. The proposed use does not include the use, transport, or disposal of hazardous materials
nor could there be an accidental release of hazardous materials, therefore, the project will have a less than significant
impact on the environment due to hazardous materials.

d) The project site is not included on the California Department of Toxic Substances Control EnviroStor database map,
compiled pursuant to Government Code 65962.5 and, therefore, will have not create a significant hazard to the public
or the environment.

e) The project site is not located within an airport land use plan or within two miles of a public airport or public use airport,
therefore, the project is not expected to result in a safety hazard or in excessive noise for people residing or working in
the project area.

f) The project site is currently developed with a religious assembly. The project, an expansion of an existing religious
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assembly, will increase the maximum seating capacity from 170 to 700. The site plan depicts two (2) driveways for
ingresslegress. Any roadway improvements required by the Department of Public Works will be conditions of approval
for the project. Therefore, the project's impact on emergency plans is expected to be less than significant.

g) The project location is not identified as a Community at Risk from Wildfire by Cal Fire’s “Fire Risk Assessment Program”.
Communities at Risk from Wildfire are those places within 1.5 miles of areas of High or Very High wildfire threat as
determined from CDF-FRAP fuels and hazard data. Therefore, the impact of wildfires on the project are expected to be
less than significant.
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X. HYDROLOGY AND WATER QUALITY.

Would the project:

a) Violate any water quality standards or waste
discharge requirements or otherwise substantially
degrade surface or groundwater quality?

[]

E2]

X]
HE B B E B B E

[]

b) Substantially decrease groundwater supplies or
interfere substantially with groundwater recharge
such that the project may impede sustainable
groundwater management of the basin?

EH B
X
L]

c) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river or through the
addition of impervious surfaces, in a manner which
would:

X]

i) resultin substantial erosion or siltation on- or off-
site:

ii) substantially increase the rate or amount of
surface runoff in a manner which would result in
flooding on- or off-site;

X

i) create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide
substantial additional sources of polluted runoff;
or

iv) impede or redirect flood flows?

d) In flood hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation?

ME E E B E

HE B # B H
X]

BEE EH EH B E

X [X]

e) Conflict with or obstruct implementation of a water

quality control plan or sustainable groundwater I:I D
management plan?

[]

X]
]

Impact Discussion:

a) The proposed project’s impact on hydrology and water is expected to be less than significant. The project will be served
by an onsite well and septic system. Construction of an individual domestic water well will be under permit and inspection
by the Environmental Health Department. The sewage disposal system must comply with the onsite wastewater
treatment systems standards of San Joaquin County. Therefore, the proposed project's impact on these resources will
be less than significant.

b) The project, an expansion of an existing religious assembly on a twenty (20) acre parcel, will not create a demand for
water that will significantly decrease the supply of groundwater nor will it interfere with groundwater recharge. After
implementation of the project, thirty-nine percent (39%) of the surface area of the twenty (20) acre parcel will remain
pervious for groundwater discharge.

c-e) The proposed project does not propose any substantial alteration to a drainage pattern, stream or river. All development
projects are required by the Development Title to provide drainage facilities to contain the storm water runoff on site
and to prevent offsite sediment transport. The project will be conditioned by the Department of Public Works to provide
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drainage facilities in accordance with the San Joaquin County Development Standards.

The proposed project plan calls for storm water to be retained in on-site retention basins. Public Works requires that
retention basin capacity be calculated and submitted along with a drainage plan for review and approval, prior to release
of a building permit. Additionally, the Public Works department requires that the applicant submit a "Storm Water
Pollution Prevention Plan” (SWPPP) to Public Works for review. A copy of the approved SWPPP and all required
records, updates, test results and inspection reports must be maintained on the construction site and be available for
review upon request. The applicant will also be required to file a Notice of Intent (NOI) with the State Water Resources
Control Board (SWRCB) and comply with the State “General Permit for Storm Water Discharges Associated with
Construction Activity”. The post construction chapter of the SWPPP must identify expected pollutants and how they will
be prevented from entering the storm system. The chapter must also contain a maintenance plan, a spill plan, and a
training plan for all employees on proper use, handling and disposal of potential pollutants.

With the project thus conditioned, impacts from drainage are expected to be less than significant.
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significant SGQIECATEN™ Significant No In The
Impact Incorporated Impact Impact Prior EIR
XI. LAND USE AND PLANNING.
Would the project:
a) Physically divide an established community? D D

b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation D D
adopted for the purpose of avoiding or mitigating an
environmental effect?

X [X]

.
[
Impact Discussion:

a) This project is an expansion of an existing religious assembly. The existing assembly is located in a rural agricultural
area. The site is adjacent to agricultural lands with scattered residences. The proposed expansion is to provide
additional assembly and social space for the congregation. No part of the expansion would present barriers to the site
or in surrounding areas. Therefore, the project will not divide an established community.

b) This project is an expansion of an existing religious assembly. The project parcel is zoned General Agriculture, 40-acre
minimum, (AG-40) and the project use type, Religious Assembly — Regional, may be conditionally permitted in the AG-
40 zone with an approved Use Permit application. The proposed project does not conflict with any existing or planned
land uses, therefore, the project's impact on the environment due to a conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an environmental effect is expected to be less than significant.

PA-1900127 — Initial Study 20

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
Environmental Review

24



Xll. MINERAL RESOURCES.
Would the project:

a) Result in the loss of availability of a known_mineral
resource that would be of value fo the region and the
residents of the state?

b) Resultin the loss of availability of a locally- important
mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

Impact Discussion:

a-b) The proposed project, an expansion to an existing religious assembly will not result in the loss of availability of a known
mineral resource of a resource recovery site because the site does not contain minerals of significance or known mineral
resources. San Joaquin County applies a mineral resource zone (MRZ) designation to land that meets the significant
mineral deposits definition by the State Division of Mines and Geology. The project site in Tracy has been classified as
MRZ-1. The San Joaguin County General Plan 2035 Volume II, Chapter 10-Mineral Resources, Table 10-7, defines
MRZ-1 as “Areas where adequate information indicates that no significant mineral deposits are present, or where it is
judged that little likelihood exists for their presence.” Therefore, the project will not result in the loss of mineral resources

: Less Than
Potentially . 5 Less Than Analyzed
Significant S'Gpitication™ Significant No In The
Impact Incorporated Impact Impact Prior EIR

L] []
[] []

0 X [
O X O

or mineral resource recovery sites within the region and in the Tracy community.
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Xlll. NOISE.
Would the project result in:

a) Generation of a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the
project in excess of standards established in the :
local general plan or noise ordinance, or applicable D |:| I:] |:|
standards of other agencies?

b) Generation of excessive groundborne vibration or

groundborne noise levels? D D D |:|
c) For a project within the vicinity of a private airstrip or

an airport land use plan, or where such a plan has

not been adopted, within two miles of a public airport

or public use airport, would the project expose |:’ |:| D D

people residing or working in the project area to

excessive noise levels?

Impact Discussion:

a) The nearest residence is located approximately 790 feet west of the project site. Development Title Section 9-1025.9
lists the residential use type as a noise sensitive land use. Development Title Section Table 9-1025.9 Part |l states that
the maximum sound level for stationary noise sources during the daytime is 70 dB and 65dB for nighttime. This applies
to outdoor activity areas of the receiving use, or applies at the lot line if no activity area is known. The proposed project
would be subject to these Development Title standards. The project will not exceed the Development Title noise
standards with the proposed operation because all activities associated with the new buildings will take place indoors,
therefore impacts from the proposed project are expected to be less than significant.

b) The project does not include any operations that would result in excessive ground-borne vibrations or other noise levels
therefore, the project will not have any impact on vibrations or other noise levels.

c) The project site is not located within the vicinity of a private airstrip, an airport land use plan, or within two miles of a
public airport or public use airport, therefore, the project is not expected to expose people residing or working in the
project area to excessive noise levels.
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XIV. POPULATION AND HOUSING.

Would the project:

a) Induce substantial unplanned population growth in
an area, either directly (for example, by proposing

i fhh ‘tension B adk: o Sber O L] L] []
infrastructure)?
b) Displface substantigl qumbers of existing pgopie or
ok O oot e il <1 L] L] L]
Impact Discussion:

a-b) The proposed project will not induce substantial population growth in the area either directly or indirectly because the
project does not propose new homes or businesses. The project is an expansion of an existing religious assembly.
Therefore, the proposed project will not displace substantial numbers of people or existing housing, necessitating the
construction of replacement housing elsewhere because the project site is currently vacant. Therefore, the project will
have no impact on population and housing.
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XV. PUBLIC SERVICES.

a) Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which
could cause significant environmental impacts, in order
to maintain acceptable service ratios, response times or
other performance objectives for any of the public
services:

Fire protection?
Police protection?
Schools?

Parks?

Other public facilities?

EIEEIEIE
CIE ] EIL
X] XX X][XI]
EEIEEIE]
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Impact Discussion:

a) The proposed project is an expansion of an existing religious assembly. The project site is located in the Tracy Rural
Fire District and the Lammersville School District. Both agencies were provided with the project proposal and invited to
respond with any concerns or conditions. A response was not received from the school district. The South San Joaquin
County Fire Authority responded in a letter dated July 18, 2019, with requirements that are to be incorporated into
construction documents prior to approval of building construction permits. These requirements included providing a Fire
Department Connection located towards the front of the building or at the fire pump, providing a fire hydrant, installing
water tanks in accordance with 2016 California Fire Code, NFPA 22, NVPA 24, and providing access in accordance
with San Joaquin County’s Fire Apparatus Access Road Standards. The project site is served by the San Joaquin
County Sheriff's Office. The office was provided with the project proposal and invited to respond with any concerns or
conditions. A response was not received from that office. As proposed, and with the requirements from the fire district,
the project is not anticipated to result in a need for a substantial change to public services.
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XVI. RECREATION.

a) Would the project increase the use of existing

neighborhood and regional parks or other recreational

facilities such that substantial physical deterioration of the D D D D
facility would occur or be accelerated?

b) Does the project include recreational facilities or

require the construction or expansion of recreational
facilities which might have an adverse physical effect on D D D D
the environment?

Impact Discussion:

a-b) This project will not increase the use of existing neighborhood and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur or be accelerated, because the project will not generate any
new residential units. This project does not include recreational facilities or require the construction or expansion of
recreational facilities, which might have an adverse physical effect on the environment, because the type of project
proposed, an expansion to an existing religious assembly, will not result in an increased demand for recreational facilities.
Therefore, the project will have no impact on recreation facilities.
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XVIl. TRANSPORTATION.

Would the project:

a) Conflict with a program plan, ordinance, or policy
addressing the circulation system, including transit,
roadways, bicycle, and pedestrian facilities?

[]

X
X
O G I

b) Would the project conflict or be inconsistent with CEQA
Guidelines section 15064.3, subdivision (b)?

L]

c) Substantially increase hazards due to a geometric design
feature (e.g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?

d) Resultin inadequate emergency access?

E E E E

X X]

EH B B E
(2

1 [

a) This project is an expansion of an existing religious assembly that will increase the number of members from 170 to
700 members. There was a previous application to expand the religious assembly to 800 members that expired (Use
Permit PA-1000217). The Department of Public Works required a traffic study for PA-1000217 and a technical
memorandum to update the traffic study for the currently proposed expansion. As a result, the following mitigation
measures are recommended to reduce the impact to the existing roads by the proposed project:

Impact Discussion:

Mitigation 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.

Mitigation 2: Construct a 580 foot long eastbound left-turn lane on W. Grant Line Road approaching the main
project entry.

Mitigation 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.

Mitigation 4: Construct a westbound right-turn lane from the west entrance and continuing 100 feet easterly from
the east entrance.

Mitigation 5: Stripe and sign the west entrance access to indicate the following movements are allowed: Right in,
Right out.

These mitigation measures will be included in the conditions of approval to mitigate any impacts to roads and traffic resulting
from the project to less than significant.

b) NIA

¢) Required road improvements to W. Grant Line Road listed above are recommendations from a traffic impact study (TIS)
performed by TJKM Transportation Consultants, dated July 25, 2011, and updated November 8, 2019. All road
improvements must be constructed in conformance with the current Improvement Standards and Specifications of the
County of San Joaquin. Therefore, the proposed project's impact on transportation hazards is expected to be mitigated
to less than significant. Additionally, because the proposed project, an expansion to an existing religious assembly, can
be permitted in the AG-40 zone with an approved Use Permit, hazards due to incompatibility are expected to be less
than significant.

d) A traffic impact study (TIS), dated July 25, 2011, and updated November 8, 2019, was performed by TJKM
Transportation Consultants. The study concluded that, based on the proposed site plan and the design for entering and
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exiting volumes, the three (3) driveways proposed for the 700 person capacity design will operate satisfactorily from the
standpoint of motorist delays, level of service, and available queuing space (p. 3, Update 2019). Pursuant to
Development Title Section 9-1015.5(h)(1), access driveways must 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. Additionally, the required road improvements for the project
include widening W. Grant Line Road to allow constructing turn lanes into the facility. With these proposed
improvements, the project is not expected to result in inadequate emergency access.
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XVIIl. TRIBAL CULTURAL RESOURCES.

a) Would the project cause a substantial adverse
change in the significance of a fribal cultural
resource, defined in Public Resources Code section
21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of
the size and scope of the landscape, sacred place,
or object with cultural value to a California Native
American tribe, and that is:

i) Listed or eligible for listing in the California
Register of Historical Resources, or in a local
register of historical resources as defined in D
Public Resources Code section 5020.1(k), or

i) A resource determined by the lead agency, in its
discretion and supported by substantial
evidence, to be significant pursuant to criteria set
forth in subdivision (c) of Public Resources Code
Section 5024.1. In applying the criteria set forth
in subdivision (c) of Public Resource Code D D D D
Section 5024.1, the lead agency shall consider

the significance of the resource to a California
Native American tribe.

Impact Discussion:

a) The project site is located in an agricultural area north of the city of Tracy. The nearest waterway is Old River located
1.5 miles to the northeast. The project is an expansion of an existing religious assembly. Additionally, the site is
surrounded by development such as streets, sidewalks, and public water and sewer infrastructure.

Referrals were sent June 14, 2019 to the California Tribal TANF Partnership, the California Native American Heritage
Commission, the California Valley Miwok Tribe, the North Valley Yokuts Tribe, and the United Auburn Indian
Community. No responses or requests for consult were received as a result of the referral, therefore any possible
disruption to a potential site is expected to be less than significant.
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XIX. UTILITIES AND SERVICE SYSTEMS.

Would the project:

a) Require or result in the relocation or construction of
new or expanded water, wastewater treatment, or

storm water drainage, electric power, natural gas, or

telecommunications facilities, the construction or D D D D
relocation of which could cause significant

environmental effects?

b) Have sufficient water supplies available to serve the

project and reasonably foreseeable future
development during normal, dry and multiple dry D D
years?

c) Result in a determination by the wastewater
treatment provider which serves or may serve the

project that it has adequate capacity to serve the
project's projected demand in addition to the D D D D
provider's existing commitments?

d) Generate solid waste in excess of State or local
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of D D
solid waste reduction goals?

e) Comply with federal, state, and local management

22ﬁd rﬁ:::éj?n statutes and regulations related fo D D D I:,

Impact Discussion:

a) The project will utilize an onsite well and a private septic system as well as retention ponds for stormwater, therefore
the project will not require new public facilities. The well and septic system will be installed and maintained privately.

b) The project will utilize an individual domestic water well which will be constructed under permit and inspection by the
San Joaquin County Environmental Health Department at the time of development.

¢) The project will utilize an onsite sewage disposal system constructed under permit from the Environmental Health
Department and subject to the onsite wastewater treatment system regulations that will comply with the standards of
San Joaquin County.

d) The project site is served by the Lovelace Materials Recovery Facility and Transfer Station and the Foothill Sanitary

Landfill, which, according to the current permit, is projected to be in operation until 2082, providing adequate capacity
for the proposed project.

e) The proposed project will be required to comply with state and local statutes and regulations related to solid waste so
there will be no significant impact in this area.

PA-1900127 - Initial Study 29

Planning Commission Staff Report, Item #4 May 7, 2020 - PA-1900127 (UP)
Environmental Review



Potentially ; Less Than = ags Than Analyzed

Significant 9&.‘{?’22‘,‘0‘3’“ Significant  No In The
Impact Incorporated Impact Impact Prior EIR

XX. WILDFIRE.

If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would
the project:

a) Substantially impair an adopted emergency
response plan or emergency evacuation plan? D D D D
b) Due to slope, prevailing winds, and other factors,

exacerbate wildfire risks, and thereby expose
project occupants to pollutant concentrations from a D I:l D D
wildfire or the uncontrolled spread of a wildfire?

c) Require the installation or maintenance of
associated infrastructure (such as roads, fuel

breaks, emergency water sources, power lines or

other utilities) that may exacerbate fire risk or that D D D D
may result in temporary or ongoing impacts to the

environment?

d) Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope D D D D
instability, or drainage changes?
Impact Discussion:
a-d) The project location is in the urban community of Tracy, which is not identified as a Community at Risk from Wildfire by
Cal Fire's “Fire Risk Assessment Program”. Communities at Risk from Wildfire are those places within 1.5 miles of

areas of High or Very High wildfire threat as determined from CDF-FRAP fuels and hazard data. Therefore, the impact
of wildfires on the project are expected to be less than significant.
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XXI. MANDATORY FINDINGS OF SIGNIFICANCE.

a) Does the project have the potential to substantially
degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a
fish or wildiife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal community,
substantially reduce the number or restrict the range of
a rare or endangered plant or animal or eliminate
important examples of the major periods of California
history or prehistory?

b) Does the project have impacts that are individually
limited, but cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?

¢) Does the project have environmental effects which will
cause substantial adverse effects on human beings,
either directly or indirectly?

Impact Discussion:

Less Than

Potentially o, -5 Less Than Analyzed
significant > 'picatc M significant No In The
Impact Incorporated Impact Impact Prior EIR

O 0O X 0O 0
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O o X 0O 0

a-c) Review of this project has not indicated any features which might significantly impact the environmental quality of the
site and/or surrounding area. Mitigation measures have been identified in areas where a potentially significant impact
has been identified and these measures have reduced these impacts to a less than significant level.
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Note: Authority cited: Sections 21083, 21083.05, Public Resources Code. Reference: Section 65088.4, Gov. Code; Sections
21080, 21083.05, 21095, Pub. Resources Code; Eureka Citizens for Responsible Govt. v. City of Eureka (2007) 147
Cal.App.4th 357; Protect the Historic Amador Waterways v. Amador Water Agency (2004) 116 Cal.App.4th at 1109; San
Franciscans Upholding the Downtown Plan v. City and County of San Francisco (2002) 102 Cal.App.4th 656.
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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.

o 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.

o 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. lIssuance 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: Submitan "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

e conversion of an existing 6,150 square foot agricultural building into a storage
building.

2. Phase 2 - Includes the following:

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

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)

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])

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

A maximum of two (2) truck parking spaces shall be provided (UP-96-0006[RA]).

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[€])

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])

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
217.

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.

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.

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])

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[q])

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.

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:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC
Occupant load based on the CPC

CTIEGMMOUO WP

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:

Description of proposed use

Existing and proposed occupancy Groups

Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC for the new use

Occupant load based on the CPC for the new use

Risk Category analysis. (Agricultural Buildings are allowed to be constructed to
Risk Category |, whereas other occupancies require Risk Category Il or IIl)

ReTIEMMUO®m

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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10.

11.

12.

13.

be submitted for review and approval prior to issuance of a building permit.

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

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

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

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.

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

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.

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.

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.

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

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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b.

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.

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

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)

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)

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)

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.)

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

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)

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 ldentification
(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.

The frontage improvements for Grant Line Road shall be constructed in conformance with
the standards for one-half (72) 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. Allimprovements 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. Rightin.
B. Right out.

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

a.

b.

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)).

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:

The Technical, Managerial, and Financial documentation

The source capacity and demand usage report

A diagram of the water distribution system

A site map showing the location of the OWTS and all associated piping

PON=

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 (SUIMSCP) 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
SIJMSCP 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. Foreach 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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