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Planning Commission Staff Report 
Item #1, August 6, 2020 

Use Permit No. PA-1900061 
Prepared by:  Alisa Goulart 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Pastor of St. Edward Church 
Project Applicant:  John Vierra  
 
Project Site Information 
Project Address:  731 South Cardinal Avenue 
Project Location: On the west side of South Cardinal Avenue, 1,000 feet north of East 

Main Street, Stockton. 
 
Parcel Number (APN): 159-110-24 Water Supply:   Public  
General Plan Designation: R/L Sewage Disposal:   Public  
Zoning Designation:  R-L Storm Drainage:   On-site 
Project Size:    6.08 acres 100-Year Flood:   No 
Parcel Size:    6.08 acres Williamson Act:   No 
Community:     Stockton Supervisorial District: 2 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (See Attachment C, Environmental 

Document) 
 
 
Project Description 
 
This project is a Use Permit application to expand facilities at an existing Community Religious 
Assembly with the addition of an 18,810-square-foot multi-purpose building comprised of a 
gymnasium/hall, an office, storage, a commercial kitchen, and classrooms for up to 200 students. 
Use of the building will be during non-mass hours. The added building will not change the 
maximum seating capacity of the Community Religious Assembly which is currently 312. The 
parcel is currently developed with an assembly building, an administrative office, parking, 
driveways, and an onsite drainage retention basin. (Use Type: Religious Assembly – Community) 
(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-1900061 with the attached Conditions of Approval (Attachment E, 

Conditions of Approval) 
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  July 27, 2020 
Number of Public Hearing notices:  85 
Date of Public Hearing notice mailing:  July 24, 2020 
 
Referrals and Responses 
 Early Consultation Date:  August 23, 2019  Mitigated Negative Declaration Posting 

Date:  June 26, 2020 
 Project Referral with Environmental 

Determination Date:  June 26, 2020 
 OPR State Clearinghouse #: 

2020060583 
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
County Departments   

Supervisor District 2   

Assessor   
Community 
Development 

  

Building Division 9/20/2019  

Fire Prevention 
Bureau 

  

Environmental Health 8/29/2019  

Mosquito Abatement   

Public Works 7/24/2019 6/30/2020 

Sheriff Office   

State Agencies   

C.R.W.Q.C.B. 9/6/2019  

CA Fish & Wildlife, 
Region: 2 

  

CA Native American 
Heritage Commission 

  

Federal Agencies   

F.E.M.A. 8/28/2019  
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
Local Agencies   

City of Stockton   
Stockton Unified School 
District 

  

Eastside Fire District 9/8/2020  
San Joaquin Air 
Pollution Control District 

9/18/2019  

S.J.C.O.G. 9/12/2019 7/1/2020 
Stockton East Water 
District 

  

California Water 
Service Company 

  

Miscellaneous   

A.T.&T.   

P.G.&E. 8/30/2019 7/10/2020 

Builders’ Exchange   

Buena Vista Rancheria 7/14/2020  
CA Tribal TANF 
Partnership 

  

CA Valley Miwok Tribe   

North Valley Yokuts 
Tribe 

  

United Auburn Indian 
Community 

  

Haley Flying Service   

Precissi Flying Service   

Sierra Club   
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ANALYSIS 
 
Background 
 
On August 7, 1967, the Community Development Department approved Use Permit No. UP-4080 
for a religious assembly with a maximum seating capacity of seventy-five (75) people. 
Improvements were constructed and the use was established. 
 
On September 15, 1988, the Planning Commission approved Use Permit No. UP-89-0001 to 
expand the religious assembly to a maximum seating capacity of 312 with the construction of a 
new 8,262-square-foot assembly building. Improvements were constructed and the increase was 
established. 
 
On June 23, 2011, Use Permit No. PA-1100112 was filed to expand the existing community 
religious assembly with the addition of a 17,500-square-foot multi-purpose building with no 
increase in the seating capacity. The project was withdrawn prior to final action being taken on 
the application. 
 
Traffic Technical Memorandum 
 
The Department of Public Works required a “Technical Memorandum” certifying that the proposed 
development will not degrade the level of service along adjacent roadways and/or intersections 
to unacceptable conditions. The resulting Traffic Memorandum, dated February 13, 2020, was 
completed by KD Anderson. The traffic review focused on the effects of weekday classroom use 
on existing traffic conditions at the adjoining Elmwood Elementary School and of occasional 
evening use on p.m. peak hour traffic conditions. The memorandum concludes that the County’s 
minimum LOS thresholds will still be met with the added traffic from the project and, therefore, 
the project’s impact on traffic will be less than significant. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

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

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

3. Approve Use Permit No. PA-1900061 with the attached Conditions of Approval (Attachment 
E, Conditions of Approval) 
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FINDINGS FOR USE PERMIT 
 

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

 
 This finding can be made because the expansion of the Religious Assembly – 

Community use type may be conditionally permitted in the R-L (Low-Density 
Residential) zone with an approved Use Permit application. The project site has a 
General Plan designation of R/L (Low Density Residential), and the R-L zone is an 
implementing zone for this designation. The proposed religious assembly 
expansion is consistent with the goals, policies, standards and maps of the General 
Plan, and there are no Master Plans or Specific Plans in the vicinity. 

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

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

 
 This finding can be made because adequate utilities, sanitation, drainage, and other 

necessary facilities have been provided and the proposed improvements are 
properly related to existing and proposed streets. A traffic review evaluating the 
possible impacts of the traffic from the proposed project found that, as presented, 
the project’s impact on traffic would not be significant. The project site is currently 
served by public water and sewer systems. The conditions of the Department of 
Public Works include providing on-site drainage facilities that meet the 
requirements of San Joaquin County Development Standards for the runoff 
attributed to this application. 
 

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 six (6) acres and of adequate size 
and shape to accommodate the proposed use and all yards, building coverage, 
setbacks, parking areas and other requirements of the Development Title.  

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

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

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

5. The use is compatible with adjoining land uses. 
 

 This finding can be made because the proposed use will not interfere with nor alter 
the current land uses on adjacent properties. The adjacent parcels are primarily 
residential and the religious assembly’s goal is to serve the residents of the 
neighborhood. The proposed use may be conditionally permitted in the R-L (Low 
Density Residential) zone subject to an approved Use Permit application.  
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CONDITIONS OF APPROVAL 
PA-1900061 

PASTOR OF ST. EDWARDS CHURCH 
 
Use Permit Application No. PA-1900061 was approved by the Planning Commission on . The 
effective date of approval is . This approval will expire on , which is eighteen (18) months 
from the effective date of approval, unless (1) all Conditions of Approval have been complied 
with, (2) all necessary building permits have been issued and remain in force, and (3) all 
necessary permits from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be 
fulfilled prior to the establishment of the use and the issuance of any building permits.  Those 
Conditions followed by a Section Number have been identified as ordinance requirements 
pertinent to this application. Ordinance requirements cannot be modified, and other 
ordinance requirements may apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact:  [209] 468-3121) 
 

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

 
b. APPROVED USE:  This approval is to expand facilities at an existing Community Religious 

Assembly with the addition of an 18,810-square-foot multi-purpose building comprised of 
a gymnasium/hall, an office, storage, a commercial kitchen, and classrooms for up to 200 
students as shown on the site plan dated July 31, 2019. Use of the building will be during 
non-mass hours. The building will not change the maximum seating capacity of the 
religious assembly which is currently 312. (Community Religious Assembly) 
 
Existing Religious Assembly Structures: 
8,262-square-foot assembly hall 
4,950-square-foot office/storage 
2,600-square-foot residence (priest’s house) 
 
These Conditions of Approval supersede the Conditions of Approval for Use Permit No. 89-
0001. 
 

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 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]) 
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2. A minimum of 103 parking spaces are required for the religious assembly. No 
additional parking spaces are required with this Use Permit. (0.33 spaces per 
seat/occupancy) (Development Title Section 9-1015.3) 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

of E. Cardinal Avenue, shall be installed across the frontage of the project site. 
(Development Title Section9-1020.7[a]) 
 
The existing landscaping satisfies this requirement. 

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

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

4. 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: 
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1. All storage materials and related activities, including storage areas for trash, shall be 
enclosed by a screen six (6) to seven (7) feet in height. Outside storage is not permitted 
in front yards, street side yards, or in front of main buildings. (Development Title Section 
9-1022.4[d][2]) 

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

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

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

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

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

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

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

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

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

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

A. Description of proposed use 
B. Existing and proposed occupancy Groups 
C. Type of construction 
D. Sprinklers (Yes or No) 
E. Number of stories 
F. Building height 
G. Allowable floor area 
H. Proposed floor area 
I. Occupant load based on the CBC 
J. Occupant load based on the CPC 
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6. If high piled combustible storage is to be used in a building, an automatic fire sprinkler 

system will be required. 
 

7. Accessible routes shall be provided per CBC § 11B-206. At least one (1) 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 
 

8. At least one (1) accessible route shall connect accessible buildings, accessible 
facilities, accessible elements and accessible spaces that are on the same site. §11B-
206.2.2 
 

9. At least one (1) 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 
 

10. 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. 
 

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

 
12. Pursuant to Section 422.4 of the California Plumbing Code, toilet facilities shall be 

accessible to employees at all ties, should not be more than 500 feet from where 
employees are regularly employed, and accessible by not more than one flight of 
stairs. The plans shall indicated the location of the toilet facilities and the travel 
distance from work areas. 
 

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

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

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

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

c. 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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d. 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) 

 
e. The Water Supply Facilities Impact Mitigation Fee shall be required for this development.  

The fee is due and payable prior to issuance of the building permit.  The fee will be based 
on the current schedule at the time of payment.  (Development Title Section 9-818.4 and 
Resolutions R-91-327, R-94-185 and R-97-5 

 
f. This project falls within the definition of a Regulated Project as defined in either the County 

Post-Construction Standards Manual or the County Phase I National Pollutant Discharge 
Elimination System (NPDES) permit and shall comply with the following conditions: 

 
1. A registered professional engineer shall design a system or combination of systems to 

treat, filter or infiltrate the 85th percentile storm as defined in the County’s Post-
Construction 2009 SWQCCP. The system design shall follow standards as outlined in 
the 2009 Storm Water Quality Control Criteria Plan and comply with the conditions of 
the County Phase I NPDES permit. Plans and/or calculations of the proposed system 
shall be submitted to the County for review and approval prior to clearance for plan 
check. 

 
2. All Priority New Development and Significant Redevelopment Projects must meet 

the volume reduction requirement outlined in the County’s SWQCCP.  
 
3. Applicant shall submit a “Storm Water Pollution Prevention Plan” (SWPPP) to Public 

Works for review. A SWPPP preparation guide is available at the Department of 
Public Works. A copy of the approved SWPPP and all required records, updates, 
test results and inspection reports shall be maintained on the construction site and 
be available for review upon request. The post construction chapter of the SWPPP 
must identify expected pollutants and how they will be prevented from entering the 
storm system. The chapter shall also contain a maintenance plan, a spill plan, and 
a training plan for all employees on proper use, handling and disposal of potential 
pollutants.  

 
4. Owner shall be responsible for providing the County with an annual report of 

operation and maintenance of any system. The property owner shall also be 
responsible for the payment to the County of an annual system inspection fee 
established by Resolution of the Board of Supervisors. 

 
5. A Maintenance Plan shall be submitted and the execution of a Maintenance 

Agreement with San Joaquin County will be required for the owner/operator of 
stormwater controls prior to the release of the building permit. 

 
6. Standard Best management Practices for the type of development proposed shall 

be incorporated into the site storm drainage design. 
 
3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: (209) 468-3420) 

 
a. Submit to the Environmental Health Department two (2) hardcopy sets, or one (1) 

electronic version, of food facility plans to the Environmental Health Department for review 
and approval prior to issuance of building permit(s) (California Retail Food Code, Article 
1, 114380). The fee will be based on the current schedule at the time of payment. 
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4. COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600) 
 
a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and 

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

5. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (Contact: [559] 230-6000) 
 

a. Construction and Operation: For each project phase, within thirty (30) days of issuance of 
the first certificate of occupancy, if applicable, submit to the District a summary report of 
the construction start, and end, dates, and the date of issuance of the first certificate of 
occupancy. Otherwise, submit to the District a summary report of the construction start 
and end dates within thirty (30) days of the end of each phase of construction. 

 
b. Construction and Operation – Recordkeeping: For each project phase, all records shall be 

maintained on site during construction and for a period of ten (10) 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.  

 
c. Construction and Operational Dates: 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. 



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

 
 
 
 

Planning Commission Staff Report 
Item # 2, August 6, 2020 

Use Permit No. PA-1900182 
Prepared by:  Teddie Hernandez 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Islamic Cemetery of California 
Project Applicant:  Mohammed Saeed  
 
Project Site Information 
Project Address:  14341 North Beckman Road, Lodi 
Project Location: On the west side of North Beckman Road, 2,130 feet south of East 

Kettleman Lane, Lodi. 
 
Parcel Number (APN): 061-020-08 Water Supply:   Private (None) 
General Plan Designation: A/G Sewage Disposal:   Private (None) 
Zoning Designation:  AG-40 Storm Drainage:   Private (None) 
Project Size:    6.32 acres 100-Year Flood:   No 
Parcel Size:    6.32 acres Williamson Act:   No 
Community:     None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C, Environmental Document) 
 
 
Project Description 
 
A Use Permit application to expand an existing Cemetery to include an additional 6.32-acre 
parcel. No structures are proposed with this application. The current 4.93 acre cemetery is located 
south of the project site. (Use Type: Funeral and Internment Services – Cemeteries) 
 
Recommendation 
 
1. Adopt the Findings for Use Permit (Attachment D, Findings); and 
2. Approve Use Permit No. PA-1900182 with the attached Conditions of Approval (Attachment E, 

Conditions of Approval) 
  

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

Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  July 27, 2020. 
Number of Public Hearing notices:  30 
Date of Public Hearing notice mailing:  July 24, 2020. 
 

Referrals and Responses 
 Early Consultation Date:  August 16, 2019  
 Project Referral with Environmental 

Determination Date:  July 10, 2020 
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
County Departments   

Supervisor:  District 4   

Ag Commissioner   

Assessor   
Community 
Development 

  

Building Division 08/19/2019  
Fire Prevention 
Bureau 

  

Environmental Health 08/30/2019  

Mosquito Abatement   

Public Works 02/10/2020 07/10/2020 

Sheriff Comm. Dir.   

State Agencies   

Caltrans – District 10   

CA Highway Patrol   

C.R.W.Q.C.B. 09/06/2019  

C.V.F.P.B.   
CA Fish & Wildlife 
Region 2 

  

CA Native American 
Heritage Commission 

  

Federal Agencies   

F.E.M.A. 08/22/2019  

Cemetery And 
Funeral Bureau 

  
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
Local Agencies   

Lodi Unified School 
District 

  

Woodbridge Fire 
District 

  

San Joaquin Air 
Pollution Control 
District 

09/16/2019  

S.J.C.O.G. 09/12/2019  
North San Joaquin 
Water Conservation 

  

Woodbridge Irrigation 
District 

  

Miscellaneous   

AT&T   

P.G.&E. 08/28/2019  
Lodi Grape Growers 
Association 

  

Building Industry 
Association 

  

Builders Exchange   
Buena Vista 
Rancheria 

  

California Tribal TANF 
Partnership 

  

California Valley 
Miwok Tribe 

  

Carpenters Union   

Farm Bureau   
North Valley Yokuts 
Tribe 

  

United Auburn Indian 
Community 

09/18/2019  

Hayley Flying Services   
Precissi Flying 
Services 

  

Sierra Club   
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ANALYSIS 
 
Background 
 
On July 28, 1987, the Planning Division approved Site Approval No. SA-87-0020 to establish a 
5,000 grave cemetery for the Islamic Cemetery of California on the 4.93 acre parcel directly south 
of the current project site. 
 
On July 16, 2010, the Planning Division approved Site Approval No. PA-1000121 to expand the 
existing cemetery in two (2) phases over ten (10) years. Phase 1 included the construction of a 
2,400 square foot shade structure. Phase 2 included a 2,500 square foot office and bathroom 
building. Phase 1 was completed and Phase 2 expired on July 16, 2020 without permits issued 
for the 2,500 square foot building. 
 
This project will be an expansion of the cemetery established by SA-87-0020. 
 
Operations 
 
The applicant is not proposing any new construction for the cemetery, and states there will be one 
(1) employee who will prepare gravesites as needed. The cemetery will be open from 8:00 A.M. to 
5:00 P.M, seven (7) days per week. Burial services will last approximately 30 to 45 minutes. 
According to the applicant, each person is required to be in a state of Wodoo (Pure), which means 
he/she will have used the restroom and performed a body wash prior to going to the cemetery to 
pray. The applicants have requested to be exempt from the requirement to construct restrooms, as 
it violates their practices to utilize them during a burial service. The Community Development 
Department recommends that restrooms will not be required with this expansion.   
 
CEQA Exemption 
 
This application is not proposing the construction of any buildings and is exempt from the 
California Environmental Quality Act (CEQA) using two sections; CEQA Guidelines Section 
15061(b)(3) and Section 15304, Class 4. 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. Section 15304, Class 4, consists of minor public or private alterations in the condition 
of land, water, and/or vegetation which do not involve removal of healthy, mature, scenic trees 
except for forestry and agricultural purposes 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

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

2. Approve Use Permit No. PA-1900182 with the attached Conditions of Approval (Attachment 
E, Conditions of Approval)  
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FINDINGS FOR USE PERMIT 
 

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

 
 This finding can be made because the proposed cemetery expansion (Use Type: 

Funeral and Internment Services – Cemeteries) may be conditionally permitted in 
the General Agriculture – 40 acre minimum (AG-40) 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. 
There are no Master Plans, Specific Plans, or Special Purpose Plans in the vicinity. 

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

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

 
 This finding can be made because adequate utilities, access roads, 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.  Replacement of the onsite well 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. 
 

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

 This finding can be made because the 6.32-acre parcel is of adequate size and 
shape to accommodate the proposed expansion to the existing cemetery. The site 
plan demonstrates 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 project is compatible with surrounding areas 
and will not be significantly detrimental to the public health, safety, or welfare, or 
be injurious to the property or improvements of adjacent properties. 

 
5. The use is compatible with adjoining land uses. 
 

 This finding can be made because the proposed cemetery proposes no new 
buildings on the property which will enable the parcel to retain its agricultural 
character and continue to be compatible with the adjoining land uses. The parcels 
to the north, and east are currently agriculture. The parcels to the south are 
currently zoned Public Facility (P-F), and to the west is State Route 99. 
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CONDITIONS OF APPROVAL 
PA-1900182 

ISLAMIC CEMETERY OF CALIFORNIA / MOHAMMED SAEED 
 
Use Permit Application No. PA-1900182 was approved by the Planning Commission on .  
The effective date of approval is .  This approval will expire on , which is eighteen (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. APPROVED USE:  This approval is for the expansion of an existing Cemetery to include 
an additional 6.32 acre, as shown on Site Plan dated 01/09/2020. No structures are 
proposed with this application. The current 4.93 acre cemetery is located south of the 
project site. No on-site preparatory, undertaking, or sales activities shall be permitted with 
this application. (Use Type: Funeral and Internment Services – Cemeteries) 
 

b. BUILDING PERMIT:  Submit an "APPLICATION-GRADING 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) 

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

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

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

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

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

2. The site plan depicts twenty-five (25) parking spaces. This number of parking spaces 
has been determined to be adequate for the expansion.    

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

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

4. Parking spaces for persons with disability shall be provided as required by Chapters 
11A and 11B of the California Building Code. 
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e. LANDSCAPING:  Pursuant to Development Title section 9-1020.5(c), a ten (10) foot wide 

landscaped strip shall be installed along adjacent public streets. A ten (10) foot wide 
landscaping strip is required along the frontage of North Beckman Rd. 

 
f. 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]) 

 
g. 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: 

 
There are no proposed building for this approval. 

 
1. A grading permit will be required for the proposed parking lot area.  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. 

 
2. 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 project area.  Where more than one route is provided, all routes must be 
accessible. §11B- 206.2.1  

 
3. Parking spaces will be required to accommodate persons with disabilities in 

compliance with Chapter 11B of the California Building Code. 
 

4. If the project includes landscaping, it is required to comply with the Model Water 
Efficient Landscape Ordinance requirements of the California Code of Regulations, 
Title 22, Division 2, Chapter 2.7 

 
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 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 build ing permit. 
(Development Title Section 9-1135) 

 
b. A copy of the Final Site Plan shall be submitted prior to release of building permit. 
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c. An encroachment permit shall be required for all work within road right-of-way. (Note: 
Driveway encroachment pem1its 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)  

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

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

 
e. 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 automatica11y adjusted July 1 of each 
year by the Engineering Construction Cost Index as published by the Engineering News 
Record. (Resolutions R-00-433) 

 
f. The Regional Transpo1tation 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) 

 
g. This project falls within the definition of a Priority Project as defined in either the County 

"Storm Water Quality Control Criteria Plan" (SWQCCP) or the County Phase II National 
Pollutant Discharge Elimination System (NPDES) permit and shall comply with the 
following conditions: 

 
1. A registered professional engineer shall design a system or combination of systems to 

treat, filter or infiltrate the 85th percentile storm as defined in the County's Post-
Construction). 2009 SWQCCP. The system design shall follow standards as outlined 
in the 2009 Storm Water Quality Control Criteria Plan and comply with the conditions 
of the County Phase I NPDES permit. Plans and/or calculations of the proposed 
system shall be submitted to the County for review and approval prior to clearance for 
plan check. 

 
2. Applicant shall submit a "Storm Water Pollution Prevention Plan" (SWPPP) to Public 

Works for review. ASWPPP preparation guide is available at the Department of 
Public Works. A copy of the approved SWPPP and all required records, updates, 
test results and inspection reports shall be maintained on the construction site and 
be available for review upon request. The post construction chapter of the SWPPP 
must identify expected pollutants and how they will be prevented from entering the 
storm system. The chapter shall also contain a maintenance plan, a spill plan, and a 
training plan for all employees on proper use, handling and disposal of potential 
pollutants. 

 
3. Owner shall be responsible for providing the County with an annual permit of operation 

and maintenance of any system. The prope1ty owner shall also be responsible for the 
payment to the County of an annual system inspection fee established by Resolution of 
the Board of Supervisors.. 

 
4. A Maintenance Plan shall be submitted and the execution of a Maintenance Agreement 

with San Joaquin County will be required for the owner/operator of stormwater controls 
prior to the release of the building permit. 
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3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact:  [209] 468-3420) 
 

a. Immediately secure the open abandoned well. 
 

Perform one of the following: 
 

1. Destroy the abandoned well located at mid-west of the parcel under permit and 
inspection by the Environmental Health Department (EHD) as required by San 
Joaquin County Development Title, Section 9-1115.5(e) . 

 
2. Put well back in service under pump permit and inspection by the EHD. 

 
3. Obtain out of service well permit from EHD. 

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

a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and 
Open Space Plan (SJMSCP) and is located within the unmapped land use area. This can 
be up to a ninety (90)-day process and it is recommended that prior to applying for a 
grading permit, the project applicant contact SJMSCP staff as early as possible. It is also 
recommended that the project applicant obtain an information package. 

 
5. SAN JOAQUIN COUNTY AIR POLLUTION CONTROL DISTRICT (Contact:  [209] 557-6400) 

 
a. This project is subject to Rule 9510, and an Air Impact Analysis is required prior to the 

issuance of the first building permit. It is recommended that the project applicant contact 
SJCAPCD as early as possible.  



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

 
 
 
 

Planning Commission Staff Report 
Item # 3, August 6, 2020 

Use Permit No. PA-1900301 
Prepared by:  Teddie Hernandez 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Saima Ahmed 
Project Applicant:  Compassionate Care Congregate Living, LLC  
 
Project Site Information 
Project Address:  1835 South B Street, Stockton 
Project Location: On the west side of South B Street, opposite of the western 

terminus of East Fifth Street, Stockton.  
 

Parcel Number (APN): 169-180-11 Water Supply:   
Public (California 
Water Service) 

General Plan Designation: R/L Sewage Disposal:   
Public (City of 
Stockton) 

Zoning Designation:  R-L Storm Drainage:   Private (On-site) 
Project Size:    0.4 acres 100-Year Flood:   No  
Parcel Size:    0.4 acres Williamson Act:   No 
Community:     Stockton Supervisorial District: 1 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C, Environmental Document) 
 
 
Project Description 
 
A Use Permit application for a large group care facility with a maximum of sixteen (16) beds for 
non-ambulatory patients. The existing 1,200-square-foot house will be demolished and replaced 
with a 5,800-square-foot building. (Use Type: Group Care-Large) 
 
Recommendation 
 
1. Adopt the Findings for Use Permit (Attachment D, Findings); and 
2. Approve Use Permit No. PA-1900182 with the attached Conditions of Approval (Attachment E, 

Conditions of Approval) 
 

  

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

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  July 27, 2020. 
Number of Public Hearing notices:  57 
Date of Public Hearing notice mailing:  July 24, 2020. 
 
Referrals and Responses 
 Early Consultation Date:  December 27, 

2019 
 

 Project Referral with Environmental 
Determination Date:  July 10, 2020 

 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
County Departments   

Supervisor District 1   

Community 
Development 

  

Building Division 12/31/19  

Fire Prevention 
Bureau 

 7/15/20 

Environmental Health 1/30/20  

Mosquito & Vector 
Control 

  

Public Works 2/10/20 7/13/20 

Sheriff Office   

State Agencies   

C.V.F.P.B.   

CA Dept. of Health 
Services 

  

CA Fish & Wildlife, 
Region:  2 

  

CA Native American 
Heritage Commission 

  

Federal Agencies   

F.A.A.   

F.E.M.A. 1/9/20  

US Fish & Wildlife   
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
Local Agencies   

City of Stockton   

Stockton Unified 
School District 

  

Motezuma Fire District   

S.J.C.O.G. 1/10/20  
Stockton East Water 
District 

  

Stockton Sewer 
Service 

  

California Water 
Company 

  

Stockton Municipal 
Airport 

  

A.L.U.C. 2/6/20  

Miscellaneous   

A.T.&T.   

P.G.&E. 1/14/20  

Buena Vista 
Rancheria 

  

California Tribal TANF 
Partnership 

  

California Valley 
Miwok Tribe 

  

North Valley Yokuts 
Tribe 

  

United Auburn Indian 
Community 

  

Haley Flying Service   

Precissi Flying 
Service 
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ANALYSIS 
 
Facility Operations 
 
The proposed application is to construct a large group care facility for sixteen (16) beds, which 
will operate twenty four (24) hours per day, seven (7) days per week. The facility will have a total 
of six (6) employees per eight (8) hour shift.   
 
Social Care Facilities 
 
Development Title Section 9-1030.3 contains standards and guidelines for social care facilities. The 
use type Group Care: Large is considered a social care facility. As a result, the following shall 
apply: 
 

• Outdoor Recreation Area: A minimum of thirty-five (35) square feet of 
outdoor recreation area shall be provided per facility user under two (2) years 
of age and a minimum of seventy-five (75) square feet must be provided per 
user over two (2) years of age. Please designate the areas on the revised 
site plan. 

 
o Areas which may not be included in calculating outdoor recreation 

area include side yards less than ten (10) feet in width and areas 
containing swimming pools, spas, or other water bodies unless 
covered and deemed safe pursuant to state regulations. 

 
o Neighborhood greenbelt and park space may be used to satisfy the 

outdoor recreation area requirement if these alternatives areas are 
located in immediate proximity to the facility, are appropriate for 
recreation, and proper insurance coverage has been obtained for 
them. 
 

• Fencing: All outdoor recreation areas shall be enclosed by walls or fences not 
less than six (6) feet in height. 

 
• Outdoor Activities:  Outdoor activities shall not be permitted before 7:00 a.m. 

or after 10 p.m. 
 

• Public Service Access: The applicant has developed and will implement a 
public service access plan providing or arranging for transportation as 
necessary for group care residents or children. The plan shall specifically 
describe the means by which residents will gain access to bus and other public 
transportation routes, shopping locations, medical, dental, or other health care 
facilities, and government offices. 

 
• Maintenance: The applicant will provide adequate exterior maintenance to the 

facility and surrounding yard and setback areas. This shall include a plan 
demonstrating/ provisions for regular yard and landscape irrigation and 
maintenance and other items of routine maintenance. 

 
The project as proposed meets all of these requirements.  
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CEQA Exemption 
 
This project as described is exempt from the California Environmental Quality Act (CEQA) under 
statutory exemptions for housing related projects pursuant to Public Resources Code 21080.7 
(as amended by SB 1925), and a Notice of Exemption will be filed if the project is approved. 



Planning Commission Staff Report, Item # 3 August 6, 2020 - PA-1900301 (UP) 7 
 

RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

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

2. Approve Use Permit No. PA-1900182 with the attached Conditions of Approval (Attachment 
E, Conditions of Approval) 

 
 
 
  



Planning Commission Staff Report, Item # 3 August 6, 2020 - PA-1900301 (UP) 8 
 

This page intentionally left blank. 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 1 
 

 
 
 
 
  

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation

Attachment A 
Site Plan 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 2 
Site Plan 

This page intentionally left blank.  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 3 
Site Plan 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 4 
Site Plan 

This page intentionally left blank.



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 1 
 

 
 
 
 
  

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation

Attachment B 
Response Letters 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 2 
Response Letters 

 This page intentionally left blank. 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 3 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 4 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 5 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 6 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 7 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 8 
Response Letters 

 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 9 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 10 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 11 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 12 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 13 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 14 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 15 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 16 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 17 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 18 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 19 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 20 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 21 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 22 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 23 
Response Letters 

 

  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 24 
Response Letters 

 

  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 25 
Response Letters 

 

  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 26 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 27 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 28 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 29 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 30 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 31 
Response Letters 

 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 32 
Response Letters 

This page intentionally left blank. 
 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 1 
 

 
 
 
 

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation

Attachment C 
Environmental 

Document 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 2 
Environmental Document 

 This page intentionally left blank. 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 3 
Environmental Document 

 
 

 
 
 
 
 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 4 
Environmental Document 

 
 
This page intentionally left blank.



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301(UP) 1 
 

 
 
 
 
  

Community Development Department
Planning ∙ Building ∙ Neighborhood Preservation

Attachment D 
Findings 



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 2 
Findings 

 This page intentionally left blank. 
  



 

Planning Commission Staff Report, Item #3 August 6, 2020 - PA-1900301 (UP) 3 
Findings 

 

FINDINGS FOR USE PERMIT 
 

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

 
 This finding can be made because the group care facility (Use Type: Group Care – 

Large) may be conditionally permitted in the Low Density Residential (R-L) zone 
with an approved Use Permit application. The project site has a General Plan 
designation of R/L (Low Density Residential), and the R-L zone is an implementing 
zone for this designation. There are no Master Plans, Specific Plans, or Special 
Purpose Plans in the vicinity. 

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

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

 
 This finding can be made because adequate utilities, access roads, sanitation, 

drainage, and other necessary facilities have been provided and the proposed 
improvements are properly related to existing and proposed streets and highways. 
The project site is currently served by California Water Services and City of 
Stockton for sewer services.  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. 
 

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

 This finding can be made because the 0.4-acre parcel is of adequate size and shape 
to accommodate the proposed group care home. 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 project is compatible with surrounding uses 

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

 
5. The use is compatible with adjoining land uses. 
 

 This finding can be made because the proposed group care facility is a residential 
use which will enable the parcel to retain its residential character and continue to 
be compatible with the adjoining land uses, which are residential uses. The parcels 
to the north, east, south, and west are residential.  
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CONDITIONS OF APPROVAL 
PA-1900301 

SAIMA AHMED / COMPASSIONATE CARE CONGREGATE LIVING, LLC 
 
Use Permit Application No. PA-1900301 was approved by the Planning Commission on .  The 
effective date of approval is .  This approval will expire on , which is eighteen (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. APPROVED USE:  The approval is for a 5,800 square foot large group care facility with a 

maximum of sixteen (16) beds as shown on the Site Plan dated March 18, 2020. (Use 
Type: Group Care-Large). 
 

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

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

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

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

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

2. A minimum of 6 parking spaces shall be provided. (0.33 spaces are required per bed 
provided.) (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]). Pursuant to Development 
Title 9-1015.5(b)(2), where a concrete curb around a planter in a parking lot functions 
as a wheel stop, the required length of a parking space abutting such curb may be 
reduced by a maximum of two (2) feet provided the planter is at least five (5) feet wide.  
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4. Parking spaces for persons with disability shall be provided as required by Chapters 11A 

and 11B of the California Building Code. 
 

e. LANDSCAPING:  Pursuant to Development Title section 9-1020.5(c), a ten (10) foot wide 
landscaped strip shall be installed along adjacent public streets. A ten (10) foot wide 
landscaping strip is required along the frontage of South B Street. 

 
f. 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]). 
 

g. LIGHTING: Pursuant to Development Title Section 9-1015.5(g), parking lot lighting must be 
installed if the parking area is to be used at night and all lighting must be designed to confine 
direct rays to the premises with no spill over. 
 

h. SOCIAL CARE FACILITIES: Development Title Section 9-1030.3 contains standards and 
guidelines for social care facilities. The use type Group Care: Large is considered a 
social care facility. As a result, the following shall apply: 

 
 Outdoor Recreation Area:  A minimum of thirty-five (35) square feet of outdoor 

recreation area shall be provided per facility user under two (2) years of age and a 
minimum of seventy-five (75) square feet must be provided per user over two (2) years 
of age. Please designate the areas on the revised site plan. 

 
o Areas which may not be included in calculating outdoor recreation area include 

side yards less than ten (10) feet in width and areas containing swimming pools, 
spas, or other water bodies unless covered and deemed safe pursuant to state 
regulations. 
 
Neighborhood greenbelt and park space may be used to satisfy the outdoor 
recreation area requirement if these alternatives areas are located in immediate 
proximity to the facility, are appropriate for recreation, and proper insurance 
coverage has been obtained for them. 

 
 Fencing:  All outdoor recreation areas shall be enclosed by walls or fences not less 

than six (6) feet in height. 
 

 Outdoor Activities:  Outdoor activities shall not be permitted before 7:00 a.m. or after 
10 p.m. 

 
 Public Service Access:  The applicant has developed and will implement a public 

service access plan providing or arranging for transportation as necessary for group 
care residents or children. The plan shall specifically describe the means by which 
residents will gain access to bus and other public transportation routes, shopping 
locations, medical, dental, or other health care facilities, and government offices. 
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 Maintenance:  The applicant will provide adequate exterior maintenance to the facility 
and surrounding yard and setback areas. This shall include a plan demonstrating/ 
provisions for regular yard and landscape irrigation and maintenance and other items 
of routine maintenance. 

 
i. 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 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. 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: 

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

 
6. Accessible routes shall be provided per CBC § 11B-206. At least one (1) 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 (1) 
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route is provided, all routes must be accessible. §11B- 206.2.1  
 

7. At least one (1) accessible route shall connect accessible buildings, accessible 
facilities, accessible elements and accessible spaces that are on the same site. §11B-
206.2.2  

 
8. At least one (1) 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  

 
9. 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. 

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

Chapter 4 of the California Plumbing Code. 
 

11. 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 

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

 
a. 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 I of each year by the Engineering Construction 
Cost Index as published by the Engineering News Record. (Resolutions R- 00-433) 

 
b. 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) 

 
c. 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. Refer 
to the San Joaquin County Improvement Standards section 3-4.06(2) for requirements 
pe1taining to underground retention systems. (Development Title Section 9-1135) 
 

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

e. The owner shall execute an Irrevocable Offer to Dedicate Road to result in a forty (40) 
foot wide right-of- way from the centerline of B Street to the property line across the 
parcel's frontage. (A fee based on the current fee schedule is required for processing 
per Development Title Table 9-240.2 in addition to a copy of the Grant Deed and a 
legal description of the parcel to be offered for dedication.) (Development Title Section 
9-1150.5) 

 
f. The Water Supply Facilities Impact Mitigation Fee shall be required for this 

development. The fee is due and payable prior to issuance of the building permit. The 
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fee will be based on the current schedule at the time of payment. (Development Title 
Section 9-818.4 and Resolutions R-91-327, R-94-185 and R-97-5) 

 
g. This project falls within the definition of a Regulated Project as defined in either the 

County Post-Construction Standards Manual or the County Phase I National Pollutant 
Discharge Elimination System (NPDES) pe1mit and shall comply with the following 
conditions: 

 
1. A registered professional engineer shall design a system or combination of 

systems to treat, filter or infiltrate the 85th percentile storm as defined in the 
County's 2009 SWQCCP. The system design shall follow standards as outlined in 
the 2009 Storm Water Quality Control Criteria Plan and comply with the conditions 
of the County Phase I NPDES permit. Plans and/or calculations of the proposed 
system shall be submitted to the County for review and approval prior to clearance 
for plan check. 

 
2. All Priority New Development and Significant Redevelopment Projects must meet 

the volume reduction requirement outlined in the County's SWQCCP. 
 

3. The proposed project disturbs less than one (1) acre of ground and is not part of 
a larger plan of comment development. The construction phase of the proposed 
project shall follow best management practices of the Country "Small Site Storm 
Water Management Plan". 

 
4. Owner shall be responsible for providing the County with an annual rep01t of 

operation and maintenance of any system. The property owner shall also be 
responsible for the payment to the County of at1 annual system inspection fee 
established by Resolution of the Board of Supervisors. 

 
5. A Maintenance Plan shall be submitted and the execution of a Maintenance 

Agreement with San Joaquin County will be required for the owner/operator of 
stormwater controls prior to the release of the building permit. 

 
6. Standard Best Management Practices, for the type of development proposed, 

shall be incorporated into the site design. 
 

7. Wastewater shall not be allowed into the storm drainage system. 
 
3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact:  [209] 468-3420) 

 
a. 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). 

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

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

Open Space Plan (SJMSCP) and is located within the unmapped land use area. This can 
be up to a ninety (90)-day process and it is recommended that prior to applying for a 
building permit, the project applicant contact SJMSCP staff as early as possible. It is also 
recommended that the project applicant obtain an information package. Participation in 
the SJMSCP will be required prior to issuance of a Building Permit.  
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Planning Commission Staff Report 
Item # 4, August 6, 2020 

Use Permit No. PA-1900036 
Prepared by:  Frank Girardi 

 

PROJECT SUMMARY 
Applicant Information 
Property Owner:  Innjoy the Journey, LLC 
Project Applicant:  Mike Smith Engineering, Inc.  
 
Project Site Information 
Project Address:  19960 North Elliott Road, Lockeford 
Project Location: On the north side of North Elliott Road, 140 feet north of East Laird 

Street, Lockeford 
 

Parcel Number (APN): 
051-210-13 & 
-70 

Water Supply:   
Public (Lockeford 
CSD) 

General Plan Designation: R/L Sewage Disposal:   
Public (Lockeford 
CSD) 

Zoning Designation:  AG-40;R/L Storm Drainage:   Private (On-Site) 
Project Size:    0.23 acres 100-Year Flood:   Yes (Partial AE) 
Parcel Size:    2.15 acres Williamson Act:   No 
Community:     Lockeford Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (Attachment D, Environmental Review) 
 
 
Project Description 
 
This project is a Use Permit application to change the use of a historical resource pursuant to 
Development Title Section 9-1053.5 which states that a Use Permit shall be required prior to any 
change in the use of an historical resource. The 2,937 square foot historical resource building 
(the Locke Barn) is listed on the National Register of Historical Places and was originally used as 
an assembly hall.  The project also includes the construction of a 600-square-foot covered patio. 
The project will permit a maximum of twelve (12) events with outdoor amplified sound per year 
(maximum one (1) time per month) that would end by 9 p.m. (Use Type: Community Assembly).  
 
Recommendation 
 
1. Adopt the Mitigated Negative Declaration (Attachment D, Environmental Review);  
2. Adopt the Findings for Use Permit and Additional Findings for Historical Resources (Attachment 

F, Findings for Use Permit and Additional Findings for Historical Resources); and 
3. Approve Use Permit No. PA-1900036 with the attached Conditions of Approval (Attachment G, 

Conditions of Approval) 
 
  

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

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  July 27, 2020. 
Number of Public Hearing notices:  74 
Date of Public Hearing notice mailing:  July 24, 2020. 
 
Referrals and Responses 
 Early Consultation Date:  May 16, 2019  Mitigated Negative Declaration Posting 

Date:  March 31, 2020 
 Project Referral with Environmental 

Determination Date:  March 30, 2020 
 OPR State Clearinghouse #: 

2020049005 
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
County Departments   

Assessor   

Community 
Development 

  

Building Division 5/29/19  

Fire Prevention 
Bureau 

5/28/19 4/6/20 

Public Works 6/5/19 3/31/20 

Environmental Health 6/7/19 12/18/19 

Sheriff Office   

State Agencies   

Department of 
Transportation 

  

District 10   

Division of 
Aeronautics 

  

C.R.W.Q.C.B. 5/30/19  

C.V.F.P.B.   

Fish & Wildlife, 
Division: 

  

Federal Agencies   

F.E.M.A. 5/28/19  
Army Corps of 
Engineers 

  
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
Local Agencies   

Lockeford CSD   

Mokelumne Fire 
District 

  

Mosquito & Vector 
Control 

  

S.J.C.O.G. 6/5/19 4/7/20 
San Joaquin Farm 
Bureau 

5/29/19 5/6/20 

San Joaquin Air 
Pollution Control 
District 

  

Lodi Unified School 
District 

  

North SJ Water 
Conservation District 

  

Miscellaneous   

A.T.&T.   
B.I.A.   
Builders Exchange   
Carpenters Union   
Haley Flying Service   
Kathy Perez   
P.G.&E. 5/24/19  
Precissi Flying 
Service 

  

Sierra Club   
UAIC 6/12/19  
Buena Vista 
Rancheria 

 4/16/20 

CCIC 9/20/19  
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ANALYSIS 
 
Background 
 
In 1858, the Locke Barn was built and used for community gatherings and military use. This 
building is currently being used as an agricultural storage building housing agricultural equipment.  
On June 19, 1972, the Locke House and Barn were listed on the National Register of Historic 
Places. The original construction date for the barn was amended from 1852 to 1858 in 1994 (see 
Attachment C, Historical Resource Information).  
 
On April 17, 1997, the Community Development Department approved Site Approval No. SA-97-
0012 for a bed and breakfast inn.  This bed and breakfast utilized the Locke House that was built 
in 1862 (front house) and 1882 (2nd story) which is located southeast of the Locke Barn.  
 
On February 22, 2019, Use Permit No. PA-1900036 was submitted to use the Locke Barn for a 
community assembly pursuant to Development Title Section 9-1053.5.   
 
The original project description proposed to develop the site in two (2) phases. Phase 1 included 
the conversion of the historic Locke House Barn into a community assembly hall. Phase 2 was to 
relocate parking spaces for the Locke House to another location on the property. Over the course 
of reviewing the project, the applicants amended the project description as follows:  
 

 Removed the Phase 2 grading and relocation of seven (7) additional parking spaces for 
the Locke House, due to concerns raised by the neighbor to the south. 
 

 Reduced the number of events with outdoor amplified sound from twenty-five (25) events 
per year to twelve (12) events per year. This was to address concerns about potential 
noise impacts to neighbors.  
 

 Proposed that amplified sound end by 9:00 p.m. during events and to end events by 10:00 
p.m. to reduce potential noise impact to neighbors. 

 
Historical Resource Preservation 
 
Pursuant to Development Title Section 9-1053 – Historic Resource Preservation, it is required 
that the historical resource is identified by a recognized historical organization and that the 
proposed use will not detract from the historical resource and will instead enhance and 
complement the historical resource. Additionally, modifications to historic resource shall be 
consistent with the historic character to be preserved, and to enrich the cultural interest of San 
Joaquin County.  
 
The proposed community assembly for the Locke Barn will preserve the historic use that is 
documented in the National Register of Historic Places for community gatherings. The Locke Barn 
is currently being used as a storage building. The proposed change in use as a community 
assembly will restore the original historic use for community gatherings which will not only 
enhance and complement the Locke Barn, but also the historic Locke House Bed and Breakfast 
that is also located on site.  
 
The structural modifications to Locke Barn shall be consistent with the historic character to be 
preserved. There are no proposed improvements or alterations to the front brick facade of the 
Locke Barn. The proposed modifications to the building, which includes an interior improvement 
for a new restroom, and an addition of a covered patio to the south side exterior, will be required 
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to meet the Historical Building Code to ensure consistency with the historical character of the 
building.  
 
Operations 
 
The community assembly hall will operate between 8 a.m. to 10 p.m. an average of four (4) days 
per week on variable days. The facility will have two (2) employees and a maximum of 100 
attendees at any event.  The community assembly hall proposes to have a maximum of twelve 
(12) outdoor events per year with amplified music and sound on either Fridays, Saturdays, or 
Sundays. The events with amplified sound will occur a maximum one (1) time per month. The 
amplified sound for these events will end at 9 p.m. and all events will end at 10 p.m.  The outdoor 
events will be located adjacent to the community center building to the southeast in an open lawn 
area.  The community assembly hall also proposes an average of 100 events per year that will 
not include amplified music or sound on variable days during the week.  An existing bed and 
breakfast inn is located on-site in the historic Locke House building.  The parcel is served by 
public sewer and water by the Lockeford Community Service District.  A private well exists on-
site for irrigation uses. Stormwater drainage will be retained on-site.  Access to the parcel will be 
from North Elliott Road. (See Attachment A, Site Plan) 
 
Surfacing and Screening 
 
The applicant has requested a surfacing modification request to use pervious pavement in lieu of 
asphalt concrete or Portland cement concrete for all parking and maneuvering areas as required 
by the Development Title.  The applicant is requesting this modification due to the small size of 
the parcel and the limited usable space for the parking and stormwater retention. Development 
Title Section 9-1015.9 states that requirements of the chapter may be modified by the Director in 
cases in which, due to the unusual nature of the establishment proposed or the development 
proposal submitted for it, the requirements set forth in the Development Title may be considered 
insufficient or excessive. The Community Development Department has reviewed this request, 
and recommends that the Planning Commission also grant this modification as proposed. 
 
The Development Title Section 9-1022.4(d)(1) states “if a commercial project abuts a residential 
zone, an area shown on the General Plan for residential use, or a conforming residential use, a 
solid masonry wall six (6) to seven (7) feet in height shall be erected along the abutting property 
line.” An existing solid wood fence is located along the developed area along the northern and 
southern property lines. The Community Development Department had determined that the solid 
wood fence, in conjunction with vegetation along the northern property line, will provide screening 
that is aesthetic to the adjacent neighboring residences and meets the intent of the Development 
Title Section 9-1022.4(d)(1).  The property line to the south is located approximately 80 feet from 
the project area and, therefore does not require screening. As a result, it is recommended that 
the Planning Commission grant this modification as proposed.  
 
Noise 
 
The project site is surrounded by residences, except to the northeast which is actively used for 
farming at the downslope of the bluff.  The nearest residences are located on the neighboring 
parcels located to the southeast, northwest, and southwest across North Elliot Road at 
approximate distances of 140 feet, 230 feet, and 240 feet from any usable outdoor area; and 218 
feet, 140 feet, and 235 feet from the barn, respectively.  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 II states that the maximum sound level for stationary noise sources during the daytime is 
seventy (70) dB and sixty-five (65) dB 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 is subject 
to these Development Title standards.  
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Outdoor amplified sound is being proposed as part of the project between the hours of 11 a.m. 
and 9 p.m., a maximum of one (1) time per month on either Friday, Saturday, or Sunday.  Because 
of the project’s close proximity to residences, a noise study was required to determine any 
potentially significant noise impacts and to identify possible mitigation measures that would 
reduce any noise impacts to a less than a significant level.  A noise study report dated August 19, 
2019 was prepared by Saxelby Acoustics (see Attachment E – Noise Study) which concluded 
that the use of amplified sound will comply with the County of San Joaquin daytime noise level 
standard (7 a.m. to 10 p.m.) if the following mitigation measures are implemented: 
 

1) Reducing average (Leq) noise levels to sixty-five (65) dB at the Outdoor Control location 
(fifty [50] feet from sound system or live band) and eighty (80) dB at the Indoor Control 
location (center of barn interior) as shown in in Figure 1 of the report.  

 
2) The outdoor speakers shall be located in the approximate area shown on Figure 1 of the 

report and oriented facing towards the northwest (away from the closest neighboring 
residence to the southeast).  

 
3) The venue staff should be trained to use a sound level meter for periodic monitoring during 

events and limit noise levels to no more than sixty-five (65) dB Leq for outdoor events and 
eighty (80) dB Leq for indoor events, at their respective control points as shown in Figure 
1 of the report.  

 
4) A maximum of twelve (12) outdoor amplified sound events per year are allowed. The 

events are required to terminate by 10:00 p.m. to meet the County’s daytime exterior noise 
standards.  (However, the applicant proposes to end amplified noise by 9:00 p.m.) 

 
These mitigation measures have been incorporated into the recommended Conditions of 
Approval.  
 
United Auburn Indian Community 
 
The United Auburn Indian Community (UAIC) submitted a letter dated June 12, 2019 requesting 
an AB 52 consultation. The UAIC stated concerns that the proposed project may have the 
potential to impact cultural sites, and requested copies of any archaeological reports. To address 
this concern, the UAIC conducted a record search for the existence of cultural resources. In a 
letter dated September 5, 2019 the UAIC states that no records were found but the project site 
may be located in a sensitive area for cultural resources. As a result, on September 13, 2019 the 
Community Development Department required a records search though the Central California 
Information Center (CCIC).  In a letter dated September 20, 2019, the CCIC also concluded that 
there are no known cultural resources located within the project vicinity. After discussing the 
findings with the UAIC representative, it was determined that the AB 52 consultation request has 
been satisfied and the following Conditions of Approval have been included in the packet:  
 

 A United Auburn Indian Community (UAIC) construction worker tribal cultural resources 
awareness brochure shall be distributed by the project manager to the construction 
workers before construction activities begin on the project site.  

 
San Joaquin Farm Bureau Federation 
 
The Community Development Department received a letter from the San Joaquin Farm Bureau 
Federation dated May 6, 2020, opposing the Community Assembly project because it is not 
agricultural in nature and is disruptive to adjacent agricultural uses due to traffic, parking, proximity 
to agricultural uses, events, as well as concerns about the Right to Farm ordinance.  
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Land Use:  The Community Assembly use type is not a permitted use in the AG-40 (General 
Agriculture 40-acre minimum).  However, this use type may be permitted subject to and approved 
Use Permit application in accordance with the Development title Chapter 9-1053, Historic 
Resource Preservation, to preserve its original use as a community assembly.  Therefore the 
proposed use can be conditionally permitted in the AG-40 zone. Since a Zone Reclassification is 
not a requirement for this project, Agricultural Mitigation is not required.  
 
Traffic and Parking:  A referral was sent to the San Joaquin County Department of Public Works 
on March 31, 2020 and a response letter was received on March 31, 2020.  The letter stated that 
the project will not degrade the level of service along adjacent roadways and/or intersections to 
an unacceptable level.  The project is also conditioned to provide thirty-five (35) parking spaces, 
in addition to the seven (7) previously required parking spaces for the bed and breakfast (SA-97-
0012), to accommodate 100 attendees in accordance the Development Title Section 9-1015.9.  
 
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, including the Locke Barn, are setback more than seventy (70) feet from the nearest 
property line.  Additionally, the site has an existing solid, wood fence and landscaping separating 
the project area from adjacent parcels and providing an additional buffer from surrounding 
agricultural uses. 
 
Right to Farm Ordinance:  Surrounding agricultural properties are protected by the Right to 
Farm Ordinance. Pursuant to the Right-to-Farm Ordinance (Ordinance Code of San Joaquin 
County Section 6-9004[C]), 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 community 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.  
 
Neighborhood Response  
 
The Community Development Department has received two (2) letters and one (1) email from 
neighboring property owner in opposition to the project with concerns regarding traffic, use type, 
land use compatibility, noise, parking, dust, air quality, storm drainage, lighting, and property 
values. 
 
Historical Uses:  The opposition expressed concern regarding the historical use of the Locke 
Barn building and stated that the barn was not previously used as a community assembly.  
According to the National Register of Historic Places, the Locke Barn was originally used as an 
assembly hall for community gatherings and military use during the year 1858.  Pursuant to the 
Development Title Section 9-115.390, the Community Assembly use type refers to recreational, 
social, or multi-purpose uses within buildings including community centers, private clubs, and 
lodges.  The uses described by the National Register of Historic Places, including community 
gatherings, is consistent with the Development Title definition for the Community Assembly use 
type.  
 
Noise:  The opposition expressed concern with the impact of noise from the proposed project.  
Pursuant to Development Title Section 9-1025.9(a)(1), residential uses are noise sensitive land 
uses.  The nearest residence on adjacent parcels is located on the neighboring parcels located to 
the southeast, northwest, and southwest across North Elliot Road at approximate distances of 140 
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feet, 230 feet, and 240 feet from the outdoor area; and 218 feet, 140 feet, and 235 feet from the 
indoor area, respectively.  A noise study report dated August 19, 2019 was prepared by Saxelby 
Acoustics (A) which concluded that the project, even with outdoor amplified sound once per month, 
will comply with the noise standards.   
 
Dust:  The opposition expressed concern regarding dust.  To mitigate the potential impact from 
dust, the parking and circulation areas for the project will be surfaced with pervious cement which 
will eliminate the generation of dust.  Therefore, the impact of dusts generated from the project is 
expected to be less than significant. 
 
Air Quality:  The opposition expressed concern regarding fumes from vehicles associated with 
the project.  A referral was sent to the San Joaquin County Air Pollution Control District (APCD).  
At the time of future development, the applicant will be required to meet the requirements for 
emissions as established by APCD.  As a result, any impacts to air quality will be reduced to less-
than-significant.   
 
Lighting:  The opposition expressed concern regarding lighting from the project.  To mitigate 
glare from parking area lighting, lighting for parking areas shall be designed to confine direct rays 
to the premises. No spillover beyond the property line shall be permitted. Headlights from 
vehicular traffic will be screened by the existing solid wood fence and vegetation located along 
the north and southern property lines. As a result, the effects of light and glare for daytime and 
nighttime view in the area is expected to result in a less than significant impact.  
 
Storm Drainage:  The opposition letters cite concerns related to storm drainage.  If the project is 
approved, the applicant shall provide drainage facilities in accordance with the San Joaquin County 
Development Standards as a Condition of Approval. Storm water drainage will be retained on-site, 
and Department of Public Works will determine the design of this storm water drainage system at 
the time of building permit. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Adopt the Mitigated Negative Declaration (Attachment D, Environmental Review);  
 

2. Adopt the Findings for Use Permit Use Permit and Additional Findings for Historical 
Resources (Attachment F, Use Permit and Additional Findings for Historical Resources); and 

 
3. Approve Use Permit No. PA-1900036 with the attached Conditions of Approval (Attachment 

G, Conditions of Approval) 
 
 
  



Planning Commission Staff Report, Item # 4 August 6, 2020 - PA-1900036 (UP) 12 
 

This page intentionally left blank.  



 

Planning Commission Staff Report, Item #4 August 6, 2020 - PA-1900036 (UP) 1 
 

  
 
 
 
  

Attachment A 
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Planning ∙ Building ∙ Neighborhood Preservation
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FINDINGS FOR USE PERMIT AND HISTORICAL RESOUCE 
PRESERVATION 

 

FINDINGS FOR USE PERMIT 
 

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

 
 This finding can be made because the conversion of a historic resource building 

previously used for assembly into a community assembly establishment (Use 
Types-Community Assembly) may be conditionally permitted in the AG-40 (General 
Agriculture, 40-acre min) zone with an approved Use Permit application in 
accordance with the Development title Chapter 9-1053, Historic Resource 
Preservation. The proposed community assembly use 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 adequate utilities, access roads, sanitation, 

drainage and other necessary facilities have been provided and the proposed 
improvements are properly related to existing streets and highways.  The project 
will be served by a public water system and public sewer system through the 
Lockeford Community Services District.  Storm water drainage will be retained on-
site. The parking and circulation areas will be surfaced with pervious pavement that 
is designed with a permeable surface to accommodate stormwater drainage. The 
Public Works Department is requiring the developer to provide drainage facilities 
and meet the requirements of San Joaquin County Development Standards to 
prevent the increased runoff release rate of storm water from discharging onto 
other properties and to prevent offsite sediment transport.    
 

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

 This finding can be made because the 2.15-acre parcel is of adequate size and 
shape to accommodate the proposed construction of buildings and 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 in compliance with the standards of the Development Title.  Additionally, 
the solid wood fence will provide adequate screening from the residences located 
along the northern and southern property lines. 
 

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 this project found 

no potentially significant environmental impacts that could not be reduced to a less 
than significant level.   
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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 
residential and an existing bed and breakfast. The proposed use to preserve the 
historical resource may be conditionally permitted in the AG-40 zone subject to an 
approved Use Permit application. 
 

ADDITIONAL FINDINGS FOR HISTORICAL RESOURCES 
 

6. Such historical resource has been identified as being significant by a recognized historical or 
architectural organization, or the historical value of the resource can be established by 
historical or architectural literature, publications, or official documents which discuss the 
resource and its place in history. 
 
 This finding can be made because the Locke Barn is identified in the National 

Register of Historic Places established by the United States Department of the 
Interior National Park Service.  

 
7. The proposed use of such historical resource shall not detract from, or otherwise impair, it as 

an historical resource, but instead, the proposed use shall complement, enhance, and be 
compatible with the historical resource.  

 
 This finding can be made because there are no improvements or alterations to the 

front facade of the Locke Barn. Any modifications, including changes to the inside 
of the building, which include a new restroom, and the addition of the covered patio 
to the south side exterior of the building will be consistent with the Historical 
Building Code. The proposed Community Assembly use type will be consistent with 
the historical use of the building as described by the National Register of Historic 
Places.  
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CONDITIONS OF APPROVAL 
PA-1900036 (UP) 

MIKE SMITH ENGINEERING, INC. / INNJOY THE JOURNEY, LLC 
 
Use Permit application No. PA-1900036 was approved by the Planning Commission on .  The 
effective date of approval is . This approval will expire on , which is eighteen (18) months 
from the effective date of approval, unless (1) all Conditions of Approval have been complied 
with, (2) all necessary building permits have been issued and remain in force, and (3) all 
necessary permits from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be 
fulfilled prior to the establishment of the use and the issuance of any building permits. Those 
Conditions followed by a Section Number have been identified as ordinance requirements 
pertinent to this application. Ordinance requirements cannot be modified, and other 
ordinance requirements may apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact:  [209] 468-3121) 
 

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

 
b. APPROVED USE:  This approval is for a change in use of a Historical Resource pursuant to 

Development Title Section 9-1053.5 to include a conversion of an existing 2,937-square-foot 
storage building into a community assembly hall, the construction of a 600-square-foot 
covered patio as shown on the Revised Site Plan dated May 22, 2020. (Use Type: 
Community Assembly)   

 
c. PERMITTED EVENTS: Permitted events shall comply with the following: 

 
1. All events shall end by 10 p.m.  

 
2. A maximum of twelve (12) events with outdoor amplified sound are permitted annually.  

 
A. All outdoor amplified sound shall end by 9 p.m.    
 
B. Outdoor amplified sound shall be permitted a maximum one (1) time per month.  

 
d. 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) 

 
e. 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 pervious 
concrete to provide a durable, dust free surface as shown on Revised Site Plan dated 
May 22, 2020. Bumper guards shall be provided when necessary to protect adjacent 
structures or properties (Development Title Section 9-1015.9).  
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2. A minimum of thirty-five (35) parking spaces, in addition to the seven (7) previously 
required parking spaces (SA-97-0012), shall be provided, including three accessible 
spaces, one (1) of which shall be van accessible.  Accessible spaces shall be located 
as close as possible to the primary entrance (C.C.R., Title 24).(Community Assembly 
use type) 0.67 parking spaces are required for every 1,000 square feet of building area 
and 0.33 parking 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. Parking spaces for persons with disability shall be provided as required by Chapters 11A 

and 11B of the California Building Code. 
 

f. 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]) 

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

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

(Development Title Section 9-1015.5[g]) 
 

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

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

1. This project will be required to comply with the Model Water Efficient Landscape 
Ordinance Requirement per California Code of Regulations, Title 23, Division 2, Chapter 
2.7. 
 

2. The existing vegetation design is permitted and shall be incorporated into the site plan 
review.  This satisfies the landscaping requirement. (Development Title Section 9-
1020.10) 
 

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

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

1. The existing six (6) foot solid wood fence along the southern property line of APN# 
019-090-72, and the solid wood fence in conjunction with planted vegetation along the 
northern property line of APN# 051-210-53 adjacent to proposed development and 
parking areas shall be required.  (Development Title Section 1022.6) 

 
2. All project 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 
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front yards, street side yards, or in front of main buildings. (Development Title Section 
1022.4[d][2]) 

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

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

k. TREE PRESERVATION:  Future development on the parcel(s) shall be consistent with the 
requirements of the County's Tree Preservation Ordinance. (Development Title Section 9-
1505.2). 
 

l. NOISE:  The following noise mitigation measures shall apply pursuant to the noise study 
prepared by Saxelby Acoustics dated August 19, 2019: 

 
1. Reducing average (Leq) noise levels to sixty-five (65) dB at the Outdoor Control 

location (fifty [50] feet from sound system or live band) and eighty (80) dB at the Indoor 
Control location (center of barn interior) as shown in in Figure 1 of the report.  
 

2. The outdoor speakers shall be located in the approximate area shown on Figure 1 of 
the report and oriented facing towards the northwest (away from the closest 
neighboring residence to the south east). 
 

3. The venue staff should be trained to use a sound level meter for periodic monitoring 
during events and limit noise levels to no more than sixty-five (65) dB Leq for outdoor 
events and eighty (80) dB Leq for indoor events, at their respective control points as 
shown in Figure 1 of the report.  

 
4. A maximum of twelve (12) outdoor amplified sound events per year are allowed. The 

events are required to terminate by 9 p.m. to meet the County’s daytime exterior noise 
standards. 
 

5. Stationary noise sources shall be consistent with Chapter 9-1025.9 of the 
Development Title. The maximum sound level is fifty (50) dB Hourly Equivalent Sound 
Level daytime, forty-five (45) dB Hourly Equivalent Sound Level nighttime, seventy 
(70) dB maximum sound daytime, sixty-five (65) dB maximum sound nighttime.  This 
applies to outdoor activity area of receiving use, or applies at lot line if no activity area 
is known.  (Development Title Table 9-1025.9 Part II)   

 
m. 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, Historical Building Code (when 
applicable), Mechanical, Plumbing, Electrical, Energy and Fire Codes as may be 
applicable. Plans for the different buildings or structures may be combined into a single 
set of construction documents. 

 
2. A grading permit will be required for this project. Submit plans and grading 

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

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

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

 
4. A soils report is required pursuant to Section 1803 for foundations and CBC appendix 

Section J104 for grading of the CBC.  All recommendations of the Soils Report shall 
be incorporated into the construction drawings. 

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

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

 
6. For each existing building that is proposed to be converted to a different use, the 

change in use will constitute a change of occupancy.  A change of occupancy will 
require a code analysis report and necessary plans prepared by an architect or 
engineer in accordance with the California Existing Building Code.  The report and 
plans shall identify existing conditions, propose alterations necessary to bring the 
building in compliance with the current code and include the following: 
 
A. Description of proposed use 
B. Existing and proposed Occupancy Groups 
C. Type of construction 
D. Sprinklers (Yes or No) 
E. Number of stories 
F. Building height 
G. Allowable floor area 
H. Proposed floor area 
I. Occupant load based on the CBC for the new use 
J. Occupant load based on the CPC for the new use 
K. Risk Category analysis. (Agricultural Buildings are allowed to be constructed to Risk 

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

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 
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for. 
 
7. Accessible routes shall be provided per CBC § 11B-206.  At least one (1) 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 (1) 
route is provided, all routes must be accessible. §11B-206.2.4 
 

8. At least one (1) accessible route shall connect accessible buildings, accessible 
facilities, accessible elements and accessible spaces that are on the same site. §11B-
206.2.2 
 

9. At least one (1) 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 

 
10. 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. 
 

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

12. 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. 

 
n. CALIFORNIA FIRE CODE:  The following California Fire Code (CFC) 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. The Fire Prevention Division has reviewed this application and there does not appear 

to be any major problems associated with the proposed project as submitted.  
 

2. CFC 507 Fire Protection Water Supply - Fire flow and hydrants shall be provided for the 
proposed project by the use of: CFC Appendix B. 

 
3. If Fire Protection Systems are required they shall be installed according to the CFC, 

Chapter 9 and the appropriate standards and guides adopted in Chapter 35 of the 
California Building Code and the California Electrical Code. 

 
4. CFC, Section 503 Fire Apparatus Access Roads - Shall be provided as required by this 

section. 503.1.2 - A secondary access may be required. 
 

5. CFC, Section 906 Portable Fire Extinguishers – Provide portable fire extinguishers as 
required by this section. 

 
6. CFC, Section 506 Key Box - A Knox® Box shall be installed according to the local fire 

department’s instructions.  Make application for the key box at the fire district having 
jurisdiction of this project.  If there is an electronically controlled access gate at this site a 
Knox® key switch will also be required. 

 
7. CFC, Section 5001.3.3.1 Properties of Hazardous Materials – A complete list of 
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hazardous materials used and or stored at this site shall be provided. 
 

8. A complete review, at building permit submittal, will require compliance with applicable 
codes and ordinances. 

 
9. CFC, Section 105 Permits: Operational Permit(s) may be required prior to occupancy. 
 

2. DEPARTMENT OF PUBLIC WORKS ([209] 468-3000) 
 
a. The developer shall provide drainage facilities in accordance with the San Joaquin County 

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

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

c. All new construction and the substantial improvement of any structure, including 
conversion of existing structures, in the area of special flood hazard shall be elevated or 
flood proofed in accordance to San Joaquin County Ordinance Code Section 9-
1605.12(a), (b), and (c).  
 

d. The owner shall execute an Irrevocable Offer to Dedicate Road to result in a forty-two (42) 
foot wide right-of-way from the centerline of Elliott Road to the property line across the 
parcel’s frontage. (A fee based on the current fee schedule is required for processing per 
Development Title Table 9-240.2 in addition to a copy of the Grant Deed and a legal 
description of the parcel to be offered for dedication.) (Development Title Section 9-
1150.5) 

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

 
a. The conditions requiring a will-serve letter from Lockeford CSD for public water and 

sewage has been satisfied.  The will-serve letter was provided.  
 

b. 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). 

 
4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact:  [209] 235-0600) 

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

Open Space Plan (SJMSCP) and is located within the unmapped land use area.  This can 
be up to a ninety (90) day process prior to issuance of building permits and it is 
recommended that the project applicant contact SJMSCP staff as early as possible.  It is 
also recommended that the project applicant obtain an information package. 

 
5. UNITED AUBURN INDIAN COMMUNITY (Contact:  [530] 883-2390) 

 
a. A United Auburn Indian Community (UAIC) construction worker tribal cultural resources 

awareness brochure shall be distributed by the project manager to the construction 
workers before any construction activities begin on the project site. This brochure will be 
provided by the Community Development Staff at time of issuance of Building Permits. 
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