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Planning Commission Staff Report 
Item # 1, August 15, 2024 

Conditional Use Permit No. PA-2300274 
Prepared by: Sol Jobrack 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Sri Mathrudrudevi Vishwashanthi Ashram Trust 
Project Applicant:  Vinjay Mamidi  
   
Project Site Information 
Project Address:  6001 Stanley Road, Stockton, CA 95215 
Project Location: On the west side of South Stanley Road, 350 feet south of South Mobley 

Road, Stockton. 
 
Parcel Number (APN): 187-060-29 Water Supply:  Private (Well) 
General Plan Designation: A/G Sewage Disposal:   Private (Septic) 

Zoning Designation:  AG-40 Storm Drainage:   
Private (Natural or 
Retention Pond)  

Project Size:    1.50 acres 100-Year Flood:   No 
Parcel Size:    2.83 acres Williamson Act:   No 
Community:     None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption pursuant to Section 15303 Class 3 (Attachment D) 
 

 
Project Description 
 
This project is a Conditional Use Permit to establish a 1,936 square-foot religious assembly facility for a 
maximum of 49 attendees. (Use Type: Assembly- Religious) The project proposal includes: 
 

• Conversion of a 1,776-square-foot detached garage into a prayer hall for prayer and 
meditation. 
 

• Construction of a 240-square-foot accessible restroom building. 
 

• Construction of a 400-square foot patio. 
 
Recommendation  

 
1. Adopt the Findings for Conditional Use Permit No. 2300274 (Attachment E); and 
 
2. Approve Conditional Use Permit No. PA-2300274 with the attached recommended Conditions of Approval 

(Attachment F) 
  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 

 



Planning Commission Staff Report, PA-2300274 (C)   2 
 

This page intentionally left blank. 
  



Planning Commission Staff Report, PA-2300274 (C)   3 
 

NOTIFICATION & RESPONSES 
(See Attachment B, Agency Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  July 8, 2024. 
Number of Public Hearing notices:  2 
Date of Public Hearing notice mailing:  July 5, 2024. 
 
Referrals and Responses 

• Early Referral Date:  January 29, 2024 • Negative Declaration Posting Date:  N/A 
 

• Project Referral with Environmental 
Determination Date:  May 23, 2024 
 

• OPR State Clearinghouse #: N/A 

Agency Referrals 
Early 

Consultation  
Public 

Hearing 

County Departments   

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

  

Public Works 2/28/2024  

Environmental Health 2/20/2024  

Sheriff’s Office   

Supervisor: District 4   

State Agencies   

Fish & Wildlife, 
Division:  2 

  

Native American 
Heritage Commission 

  

Federal Agencies   

FAA   

Local Agencies   

Farmington Fire 
District 

  

Mosquito & Vector 
Control 

  

S.J.C.O.G. 1/30/2024 5/23/2024 

Escalon School 
District 

  

San Joaquin Air 
Pollution Control 
District 

10/11/2023  

 

Agency Referrals 
Early 

Consultation 
Public 

Hearing 

Miscellaneous   

CSJWCD 
Reclamation District 

  

Haley Flying Service   

P.G.&E. 
1/29/2023 & 
2/23/2024 

 

Precissi Flying 
Service 

  

Sierra Club   

CA Tribal TANF 
Partnership 

  

United Auburn Indian 
Community 

1/31/2024 5/23/2024 

CA Valley Miwok 
Tribe 

  

CA North Valley 
Yokuts Tribe 

  

Buena Vista Tribe 
Rancheria 

  

Builders Exchange   

Building Industry 
Association 

  

Farm Bureau   

PG&E   
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ANALYSIS 
 
Background 
 
The project site is developed with an existing single-family residence, a detached garage, a metal storage 
building, a pool, and an agricultural barn.  
 
Operations 
 
The religious assembly is proposed to operate 7 days per week from 8:00 a.m. to 12:00 p.m. and 5:00 p.m. 
to 9:00 p.m. The project is for a maximum of 49 attendees on site at any given time; however, the applicant 
proposes services for no more than 20 attendees.   
 
Public Response 
 
The Community Development Department received 6 letters of support and 3 letters of opposition from 
neighbors and members of the community regarding the proposed project (Attachment C). The letters listed 
concerns related to increased traffic, zoning, future use, number of driveways, and parking. These concerns 
are discussed below.   
 

Traffic: The letters stated the proposed project would result in increased traffic which would disrupt the 
neighborhood and put the safety of children and animals at risk. The project was referred to the 
Department of Public Works for review and it was determined that the number of proposed trips 
generated did not warrant any additional safety or roadway improvements. Additionally, the number of 
proposed trips generated by the project did not meet the threshold for a Vehicle Miles Traveled analysis.   

  
Zoning and Future Use: A letter stated that there was concern a zoning deviation would allow  
potential further expansion of the site or a different use to be established. The proposed project site is  
zoned AG-40 (General Agriculture, 40 acre minimum), and the proposed Assembly – Religious use 
may be conditionally permitted in the AG-40 zone with a Conditional Use Permit. No zone change is 
required if the project is approved. Future expansions that are 25% or greater in size or proposals to 
change the use will require a new land use permit.  
 
Driveways: The letters stated that the southern driveway depicted on the site plan as existing was not 
at the site or could not be seen and requested a separate public access to proposed religious assembly. 
The site plan depicts 2 existing driveways. The existing southern driveway depicted on the site plan is 
not proposed to be used as access for the religious assembly. Pursuant to Development Title Section 
9-406.060 (n)(1), access driveways shall have a width of no less than 25 feet for two-way aisles and 
sixteen feet for one-way aisles. The existing driveway at the north end of the project is proposed to 
provide access to the religious assembly and is being widened to accommodate the Development Title 
requirements and is included in the recommended Conditions of Approval. There are no additional 
driveways being proposed as a part of the project. 

 
Parking: The opposition requested that the number of parking stalls be reduced. The site plan depicts 
36 parking spaces, 20 feet in length by 9 feet in width. Pursuant to Development Title Table 9-406.040, 
the Assembly – Religious use type requires 1 parking space per 4 fixed seats or 1 parking space per 50 
square feet of area used for assembly. As no fixed seating is proposed, a minimum of 36 parking spaces 
are required for the proposed 1,800s square foot religious assembly based on square footage. The 36 
parking spaces depicted on the Site Plan meet this requirements and are included in the recommended 
Conditions of Approval. 

 
CEQA Exemption 
 
This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines Section 
15303. Class 3 Categorical Exemptions includes a list of classes of projects that have been determined not 
to have a significant effect on the environment and that are, therefore, exempt from the provisions of CEQA. 
Section 15303 lists Class 3 projects, which include “the conversion of existing small structures from one use 
to another where only minor modifications are made to the exterior of the structure.” The proposed religious 
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assembly will be converted from an existing residence with a minor addition to add accessible restrooms, 
and existing accessory buildings. This project is not expected to have a significant effect on the environment. 
Therefore, the project is exempt from CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission:  

 
1. Adopt the Findings for Conditional Use Permit (Attachment E); and 
 
2. Approve Conditional Use Permit No. PA-2300274 with the attached Conditions of Approval            

(Attachment F) 
 

Attachments: 

Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Public Response Letters 
Attachment D – Environmental Review 
Attachment E – Findings for Conditional Use Permit 
Attachment F – Conditions of Approval 
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FINDINGS FOR CONDITIONAL USE PERMIT 

PA-2300274 (C) 
SRI MATHRUDEVI VISHWASHANTHI ASHRAM TRUST / VINJAY MAMIDI 

 
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 use type Assembly – Religious may be conditionally 
permitted in the AG-40 (General Agriculture, 40 acre minimum) zone with an approved 
Conditional 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, sanitation, drainage, 
and other necessary facilities are proposed or have been provided and the proposed 
improvements are properly related to existing and proposed streets and highways. The 
project site is already served by on-site well, wastewater treatment system. The existing well 
and septic system must be maintained and be consistent with the rules and regulations of 
the San Joaquin County Environmental Health Department. The applicant will be required 
to keep all storm drainage on site and follow all San Joaquin County Public Works rules and 
requirements pertaining to storm drainage, which has been included in the recommended 
Conditions of Approval. 
 

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

• This finding can be made because the 2.83-acre parcel is of adequate size and shape to 
accommodate the proposed and existing uses along with all yard requirements, building 
coverage, setbacks, parking areas and other requirements of the Development Title. The site 
is of adequate size to accommodate the 2 proposed additional structures and prosed 36 
parking stalls which meet the 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 the project has been conditioned to meet San Joaquin 
County Development Title regulations that protect public health, safety, and welfare and 
ensure the project is not injurious to adjacent properties. The proposed project is located 
approximately 250 feet west of a residential use. Residential uses are considered a sensitive 
receptor and as a condition of approval the proposed project is subject to the provisions of 
the San Joaquin County noise ordinance (Development Title Section 9-404.030) and will 
have to comply with sound level limitations and prevent noise levels from exceeding the 
standards specified in Development Title Table 9-404.040. 
 

5. The use is compatible with adjoining land uses. 
 

• This finding can be made because the proposed use will not result in the need to rezone the 
project site, nor will it interfere with surrounding agricultural uses and scattered residences. 
The subject property is zoned AG-40 (General Agriculture, 40-acre minimum), as is the 
surrounding area. The proposed religious assembly is primarily a conversion of existing 
structures and may be conditionally permitted in the AG-40 zone with an approved 
Conditional Use Permit. There is a residence located on APN: 187-070-23 directly south of 
the project parcel.  A patio cover is proposed as part of the religious assembly facility and 
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is within 50 feet of the southern property line. Pursuant to Development Title section 9-
400.040 [d][3][ii], screening is required where the proposed use is within 50 feet of a property 
that has a residential use. As a result, screening along the southern property line abutting 
APN: 187-070-23 will be required as a condition of approval. This requirement and the other 
recommended Conditions of Approval will ensure that the use is compatible with adjoining 
land uses. 
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CONDITIONS OF APPROVAL 
 

 

PA-2300274 (C) 
SRI MATHRUDEVI VISHWASHANTHI ASHRAM TRUST / VINJAY MAMIDI 

 
Conditional Use Permit Application No. PA-2300274 was approved by the Planning Commission on . 
The effective date of approval is . This approval will expire on , which is thirty-six (36) 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] 468-8477) 
 

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 9-802.110[a][2]) 
 

b. APPROVED USE: This approval is for a 2,416 square-foot religious assembly with a maximum 
capacity of 49 attendees as shown on the revised site plan dated April 18, 2024. (Use Type: 
Assembly – Religious). The project proposal includes: 

 

• Conversion of a 1,776-square-foot detached garage into a prayer hall for prayer and 
meditation. 

 

• Construction of a 240-square-foot accessible restroom building. 
 

• Construction of a 400-square foot patio. 
 

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 9-610.070) 
 

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

1. All driveways and maneuvering areas shall be surfaced and permanently maintained with 
asphalt concrete or Portland cement to provide a durable, dust free surface. Bumper guards 
shall be provided when necessary to protect adjacent structures or properties. (Development 
Title Section 9-406.060 [i]) 
 

2. A minimum of 36 parking spaces measuring 9 feet by 20 feet shall be provided. (1 parking 
space per 4 fixed seats) (Development Title Section 9-406.040) 

 
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 25 feet for two-way aisles and 16 feet for one-

way aisles, except that in no case shall driveways designated as fire department access be less 
than 20 feet wide. (Development Title Section 9-406.060 [n][1]) 
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2. Vehicle access gates shall be recessed from the property line a minimum of 10 feet unless 
there are at least 16 feet between the property line and the edge of the travelled roadway, in 
which case the setback is waived. (Development Title Section 9-400.040 [a][4]) 

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

 
1. The equivalent of one foot of candle illumination shall be provided throughout the parking area.  

(Development Title Section 9-9-406.060 [m][1]) 
 

2. All lighting shall be on a time clock or photo-sensor so as to be turned off during daylight hours 
and during any hours when the parking area is not in use. This requirement does not apply to 
security lighting. ((Development Title Section 9-406.0609[m][2]) 

 
All lighting shall be designed to confine direct rays to the premises. No spillover beyond the 
property lines shall be permitted, except onto public roads, provided, however, that such light shall 
not cause a hazard to motorists. (Development Title Section 9-406.0609[m][3]) 

 
g. SIGNS: Sign details shall be consistent with Chapter 9-408 of the Development Title and be 

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

2. COUNTY COUNSEL 
 
a. HOLD HARMLESS PROVISION:  Pursuant to Section 66474.9 of the Government Code, the 

subdivider shall defend, indemnify, and hold harmless the local agency or its agents, officers, and 
employees from any claim, action, or proceeding against the local agency or its agents, officers, or 
employees to attack, set aside, void, or annul an approval of the local agency, advisory agency, appeal 
board, or legislative body concerning a subdivision, which action is brought within the time provided 
for in Section 66499.37 of the Government Code. 

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

 
a. An encroachment permit shall be required for all work within road right-of-way. (Note: Driveway 

encroachment permits are for flatwork only – all vertical features, including but not limited to 
fences, walls, private light standards, rocks, landscaping and cobbles are not allowed in the right-
of-way.) (Development Title Sections 9-607.020 and 9-607.040)  

 
b. Prior to issuance of the occupancy permit, the driveway approach shall be improved in 

accordance with the requirements of San Joaquin County Improvement Standards Drawing No. 
R-17. (Development Title Section 9-607.040)  

 
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 shall be automatically adjusted July 1 
of each year by the Engineering Construction Cost Index as published by the Engineering News 
Record. (Resolution R-00-433)  

 
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 9-803.020 and Resolutions R-91-
327, R-94-185 and R-97-5)  

 
f. A copy of the Final Site Plan shall be submitted prior to release of building permit.  
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g. 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 9-606).  

 
Informational Notes: 

 
i. Wastewater shall not be allowed into the storm drainage system.  

 
ii. The project will enact appropriate source control BMPs to prevent the discharge of 

trash offsite.  
 

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

a. A soil suitability and nitrate loading study incorporating proposed staff and customer use shall be 
submitted to the Environmental Health Department, indicating that the area is suitable for septic 
system usage. The studies must be approved by the Environmental Health Department prior to 
issuance of building permit(s). (San Joaquin County Development Title, Section 9-604.010(d)). The 
fee will be based on the current schedule at the time of payment. 
 

The sewage disposal system shall comply with the onsite wastewater treatment systems standards 

of San Joaquin County prior to approval. A percolation test conducted in accordance with the E.P.A. 

Design Manual - Onsite Wastewater and Disposal Systems is required for each parcel. The fee will 

be based on the current schedule at the time of payment. 

 

b. Construction of an individual sewage disposal system(s) under permit and inspection by the 
Environmental Health Department is required at the time of development based on the Soil 
Suitability/ Nitrate Loading Study findings (San Joaquin County Development Title, Section 9-
605.010). 
 

c. Prior to issuance of building permit, submit to the Environmental Health Department revised site 
plans showing the location and configuration of any existing and proposed sewage disposal 
systems, along with the area required to be reserved for future sewage disposal repair/replacement 
(area for 100% sewage disposal replacement). The plans shall include the design calculations, 
including the maximum number of persons the sewage disposal system is proposed to serve.  
 

In addition, show on revised plans that the disposal field area will be barricaded so it cannot be 

driven over, parked on, or used as a storage area. This disposal field area must be used for that 

specific purpose only, and it cannot contain any underground utility lines (San Joaquin County 

Development Title, Section 9-605.010(c)(3)(5)). 

 

d. Applicant shall contact Natalia Subbotnikova, Program Coordinator, Small Public Water System 
Program, at (209) 468-0338, to determine if the existing well can be permitted as a public water 
system prior to issuance of building permits. If a public water system is required, applicant shall 
submit a Small Public Water System preliminary technical report to the California State Water 
Resources Control Board, Division of Drinking Water (Water Board) at least six months before 
initiating construction of any water related improvement, as defined. The issuance of a permit to 
operate a small public water system by the local primacy agency (EHD) is prohibited without the 
concurrence of the Water Board. Please contact Gena Farley with the SWRCB Division of Drinking 
Water at Gena.Farley@waterboards.ca.gov or 209-948-7488, concerning the requirements for 
preliminary technical report submittal prior to issuance of building permits. 
 

If the Water Board determines that an onsite well shall be used as the potable water source, a 

permit application to operate Small Public Water System shall be submitted to the EHD for approval 

prior to issuance of building permits. To issue a permit to operate, concurrence from the Water 

Board is required. A yearly permit to operate a public water system will be required by the EHD 

mailto:Gena.Farley@waterboards.ca.gov
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prior to sign off of the certificate of final occupancy (San Joaquin County Development Title, Section 

9-602.010 and 9-601.030.) 

 

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

delivery of pure, wholesome, and potable drinking water in accordance with San Joaquin County 

Development Title, Sections 9-602.010 and 9-601.030 and C.C.R., Title 22, and Health and Safety 

Code, Section 116525 116570. 

 

e. The existing private water wells shall be tested for the chemical Dibromochloropropane (DBCP) 
and nitrates with the results submitted to the Environmental Health Department prior to issuance 
of building permit(s). Samples are to be taken and analyzed by a State-approved laboratory (San 
Joaquin County Development Title, Section 9-601.020(j)). 
 

f. Any geotechnical drilling shall be conducted under permit and inspection by The Environmental 
Health Department (San Joaquin County Development Title, Section 9-601.010(b) and 9-
601.020(i)). 
 

5. 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).  At the time of development, any structures that require ground disturbance 
on this or subsequent divided parcels will be subject to participate in the SJMSCP and should be 
resubmitted to the San Joaquin Council of Governments to ensure biological and mitigation 
obligations are satisfied.   

 
*** 
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Development Title Text Amendment No. PA-2400269 
Prepared by: Megan Aguirre 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  San Joaquin County  
 
Project Site Information 
Project Location: Countywide 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment B; Environmental Document) 
 

 
Project Description 
 
This project is a Development Title Text Amendment to add Section 9-400.090 Design Guidelines with design 
criteria for new commercial and industrial development related to: 
 

• Site Design 

• Building Location/Orientation 

• Building Design 
 

The proposed text amendment would primarily impact new development 10,000 square feet or larger in size, 
with limited applicability to smaller or existing developments.  
 
Recommendation 
 
1. Forward Findings for Development Title Text Amendment (Attachment C) to the Board of Supervisors with 

a recommendation to adopt, and 
  

2. Forward Development Title Text Amendment No. PA-2400269 (Attachment A) to the Board of Supervisors 
with a recommendation to approve. 

  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 
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NOTIFICATION & RESPONSES 
 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: August 5, 2024 
Date of Public Hearing notice mailing: August 5, 2024. 
 
Referrals and Responses 

• Project Referral with Environmental 
Determination Date: July 30, 2024 

 

Agency Referrals 

Response 
Date – 

Environmental 
Determination 

County Departments  

Assessor  

Community 
Development 

 

Building Division  

Fire Prevention Bureau  

Code Enforcement  

County Counsel  

General Services  

Public Works  

Environmental Health  

 Stockton Metropolitan 
Airport 

 

State Agencies  

Air Resources Board  

Department of 
Business, 
Transportation, and 
Housing Agency 

 

Department of Real 
Estate 

 
 

Agency Referrals 

Response 
Date – 

Environmental 
Determination 

Federal Agencies  

Local Agencies  

All Municipal Advisory 
Councils 

 

Airport Land Use 
Commission 

 

S.J.C.O.G.  

Miscellaneous  

Builders Exchange of 
Stockton 

 

Building Industry 
Association of the 
Delta 

 

Carpenters Union  

Morada Area 
Association 

 

Port of Stockton  

University of the 
Pacific 
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ANALYSIS 
 
Background 
 
On February 1, 2024, the Planning Commission considered the topic of creating design guidelines for 
industrial projects in San Joaquin County. A resident and member of the Municipal Advisory Council (MAC) 
for the Community of Thornton spoke in favor of creating design guidelines that would also be applicable 
to existing commercial sites, including a building where a new business had recently been established in 
that community with a business license and no exterior improvements to the site. . The MAC member stated 
concerns related to lack of signage identifying the new use, use of the building without updating a 
dilapidated façade, and utilizing a building painted in a non-neutral color. The Planning Commission 
discussed the potential for creating industrial design guidelines, as well as commercial development in the 
Community of Thornton. Ultimately, the Planning Commission decided not to forward this item to the Board 
of Supervisors but asked CDD staff to separately address the concerns of the Community of Thornton. 
After this item was discussed at the Planning Commission, CDD staff was requested by a Board member 
to still schedule the topic as a discussion for the Board of Supervisors. 
 
On May 14, 2024, the Board of Supervisors considered the potential creation of design guidelines for 
industrial and commercial developments pertaining to site design, building location/orientation, and building 
design. After discussion of the topic, the Board of Supervisors directed staff to process a Development Title 
Text Amendment to include design guidelines for industrial and commercial developments.  
 
Text Amendment 
 
Elements 
 
Based on discussions with the Planning Commission and the Board of Supervisors, staff drafted design 
guidelines that address the following topics: 
 

• Site Design: Structures on the same site or development area would be consistent and compatible 
with each other, accommodate pedestrians, include public spaces, and provide landscaping. 
 

• Building Location/Orientation: Buildings would be oriented towards roadways, allow for outdoor 
public spaces, and main entries would open onto these public spaces or courtyards. 
 

• Building Design: Building design would consider scale, and include articulation, façade 
treatments, complementary and consistent colors, combinations of material and finished, and roof 
design that considers variation, scale, and heat reduction. 

 
Applicability 
 
The Planning Commission and Board of Supervisors both discussed concerns regarding when design 
criteria might apply. As such, the design criteria is proposed to apply as discussed below: 
 

• Existing Development: The Site Design criteria would apply when constructing new structures or 
additions greater than 25% of the total floor area. All other criteria should be considered with any 
updates to a site but are not required. 
 

• New Development: All design criteria would apply to new construction resulting in 10,000 square 
feet or more of floor area. New construction is considered to be for a new use and/or vacant site 
that results in new structures. Site Design criteria would apply to all new development regardless 
of size.  

 
In order to allow flexibility and accommodate a variety of projects, staff also included Section 9-400.040 (e) 
Modification of Requirements, which allows the Zoning Administrator to modify any of the requirements in 
the design guidelines that are insufficient or excessive for a particular project. 
  
Public Input 
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On July 22, 2024, the Community Development Department held a meeting with interested parties. During 

the meeting staff summarized the amendments and requested questions and comments from those in 

attendance. Of the approximately 200 agencies and individuals invited, five people attended the meeting, 

and only a few had questions or comments. Questions primarily pertained to infrastructure, which is not 

addressed in the proposed text amendment. Staff clarified that the proposed text amendment addresses 

site design and buildings, not infrastructure. Staff also noted that the Zoning Administrator could consider 

any modification requests if a project applicant requested a review of specific requirements within the design 

guidelines. 

Aside from the public meeting, staff also heard separately from the same constituent representing the 

Thorton MAC that had spoken at the Planning Commission. They were concerned that the proposed design 

guidelines would not apply to the smaller existing structures in the Community of Thornton. On July 24, 

2024, staff met with the constituent and a representative from the Board of Supervisors’ office regarding 

this matter and provided steps for potentially creating community-specific guidelines that would consider 

the uniqueness of the Community of Thornton.  

Findings 
 
To approve a Development Title Text Amendment, the Planning Commission and Board of Supervisors 
shall determine that the proposed amendments are consistent with the General Plan and any applicable 
plans; necessary for public health, safety, and general welfare or will be of benefit to the public; and has 
been reviewed in compliance with the California Environmental Quality Act (CEQA). Staff is recommending 
that these findings can be made in the affirmative, as discussed in Attachment C, Findings. 
 
Notice of Exemption 
 
California Environmental Quality Act (CEQA) Section 15061(b)(3) states that a project is exempt from 

CEQA if the local agency determines that the activity has no 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 

cause a significant effect on the environment, the activity is not subject to CEQA and, therefore, exempt 

from CEQA. The Community Development Department has determined that the proposed Development 

Title Text Amendment has no potential for causing a significant effect on the environment because the 

proposed design guidelines would be applied to projects during review processes already in place, and 

therefore, the proposed Text Amendment is not subject to CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Forward Findings for Development Title Text Amendment (Attachment C) to the Board of Supervisors 

with a recommendation to adopt, and 

 

2. Forward Development Title Text Amendment No. PA-2400269 (Attachment A) to the Board of 

Supervisors with a recommendation to approve. 

 
Attachments: 

Attachment A – Draft Ordinance 

Attachment B – Notice of Exemption 

Attachment C – Findings 
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Attachment A 
Draft Ordinance 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN JOAQUIN, 

STATE OF CALIFORNIA 

 

ORDINANCE NO.  
[ORDINANCE TITLE] 

 

The Board of Supervisors of the County of San Joaquin ordains as follows: 

 

Section 1. Section 9-400.090, Chapter 9-400, Series 400, Title 9 of the San Joaquin 

County Ordinance Code is hereby amended to read as follows: 

 

9-400.090 DESIGN GUIDELINES 
This Section establishes standards for commercial and industrial design. 

 

(a) Applicability. The following standards apply to all commercial zones, industrial zones, and 

the Public Facilities zone or when commercial, industrial, or public facilities uses are 

constructed within the Mixed-Use Zone, as designated below: 

(1) Existing Development. 

(A) Section 9-400.090(b) Site Design applies when constructing: 

(i) New structures. 

(ii) Additions totaling greater than 25% of the existing floor area. 

(B) The remaining design standards should be considered when updating existing 

development but are not required. 

(2) New Development. New development is considered to be for a new use and/or vacant site that 
results in new structures. 

(A) All design guidelines apply when constructing: 

(i) 10,000 square feet or more in floor area, cumulatively. 

(B) Section 9-400.090(b) Site Design applies when constructing: 

(i) Less than 10,000 square feet in floor area.  

(C) Sections 9-400.090(c) and (d) may be applied to smaller developments at the 

discretion of the Zoning Administrator. 

(b) Site Design. 

(1) Consistency. All structures on the same site shall be designed to be compatible with 

each other and, when feasible and reasonable, with adjacent sites. Site design should 

consider scale and incorporate similar landscaping and building materials or paint 

colors. 

(2) Pedestrian Access. Awnings and similar coverings shall be designed to accommodate 

and encourage pedestrian access between buildings on the same site and between 

adjacent sites. Connections to existing sidewalks in the public right-of-way are 

encouraged for commercial uses. 

(3) Public Spaces. Site design shall allow for the inclusion of inviting public spaces with 

features like water fountains, well-lit walkways, and outdoor seating. 
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(4) Landscaping. Site landscaping shall conform to Chapter 9-402, Landscaping, unless 

otherwise specified, and details shall be provided during project review.  

(c) Building Location/Orientation. 

(1) Orientation. Buildings shall be oriented towards roadways and include sufficient 

setbacks for useable outdoor public spaces where appropriate. 

(2) Entries. Main building entries shall open onto courtyards or public spaces when feasible. 

(d) Building Design. 

(1) Scale. Building design shall include using similar scale structures within a single 

development complex, as well as the incorporation of intentional roof design and 

building articulation for visual interest. 

(2) Building Articulation. Building facades shall be articulated, and may include: 

(A) Changes in wall directions 

(B) Stepping back upper floors 

(C) The number and size of windows 

(D) Projecting trellises, canopies, or awnings 

(E) Recessed entrances 

(F) Other unique design features at building entrances and corners 

(3) Façades. Building design shall include façade treatments, such as canopies over 

walkways along commercial storefronts. 

(4) Colors. Contrasting, but complementary colors are encouraged for specific design 

elements, such as window trim. However, color choices shall be limited for consistency 

among buildings within a community or complex. 

(5) Materials/Finishes. Building design shall include the use of multiple types of materials and 

finishes such as a combination of wood and stone. 

(6) Roof Design.  

(A) Roof designs that use a combination of pitched and flat articulation are 

encouraged. 

(B) Roof overhangs shall be appropriately proportioned to the overall frame of the 

building. 

(C) Roofing shall be of light color and incorporate other design elements to reduce 

heat. 

(e) Modification of Requirements. The requirements of this Chapter may be modified by the 

Zoning Administrator in cases in which, due to the unusual nature of the proposed use(s), 

specific location, or the site plan submitted, the requirements set forth in this Chapter are 

judged insufficient or excessive. Decisions of the Zoning Administrator pursuant to this Section 

may be appealed to the Planning Commission under Chapter 9- 802, Common Procedures. 

Section 2. This Ordinance shall take effect and be in force thirty (30) days after its 

adoption, and prior to the expiration of fifteen (15) days from the passage thereof, shall be 
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published once (1) in the Stockton Record, a newspaper of general circulation published in the 

County of San Joaquin, State of California, with the names of the members of the Board of 

Supervisors voting for and against the same. 

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the 

County of San Joaquin, State of California, on this  of   to wit: 

AYES:     

NOES:   

ABSENT:  

ABSTAIN:  

 

        

                                                          _______________________ 

 MIGUEL A. VILLAPUDUA 

 Chairman, Board of Supervisors 

 County of San Joaquin 

 State of California 

 

 

ATTEST: RACHÉL DeBORD 

Clerk of the Board of Supervisors 

County of San Joaquin 

State of California 

 

 

By:      __________________ 

     Deputy Clerk 
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Attachment B 
Notice of Exemption 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 

 



 

Planning Commission Staff Report, PA-2400269 (TA) 7 
 

This page intentionally left blank. 
  



 

Planning Commission Staff Report, PA-2400269 (TA) 8 
 

  



 

Planning Commission Staff Report, PA-2400269 (TA) 9 
 

This page intentionally left blank. 
  



 

Planning Commission Staff Report, PA-2400269 (TA) 10 
 

 
  

Attachment C 
Findings 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 
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Findings for Development Title Text Amendment 

PA-2400269 

1. The proposed amendment is consistent with the General Plan and any applicable Master Plan.  

 

• This Finding can be made because the proposed changes to add design guidelines for 

commercial and industrial development, which can be modified if insufficient or excessive, 

is consistent with the General Plan and any applicable Master Plans. Specifically, the 

proposed changes are consistent with the following Land Use Goals, which discuss 

architectural design, site design, and pedestrian facilities: 

 

o Land Use Goals LU-5.4 Commercial Conflicts and Visual Impact:  

 

The County shall require new commercial development to address potential land 

use conflicts and visual impacts through site specific performance standards 

related to landscaping, screening, lighting, access, signage, setbacks, and 

architectural design.  

o Land Use Goal LU-5.11 Freeway Commercial Development 

 

The County shall require that Freeway Service developments are designed in an 

attractive manner that creates a favorable impression of the County by considering 

the relationship to adjacent uses, site design and scale of development, building 

architecture, landscaping, signage, and circulation and parking. 

 

o Land Use Goal LU-5.11 Mixed-Use Development: 

 

The County shall require new mixed-use developments to be developed under a 

single plan that details the full buildout of the development and any associated 

phasing for construction and includes specific design guidelines and standards that 

address the overall site design, scale of development, relationship to adjacent uses, 

circulation and parking, architecture, infrastructure, and landscaping. 

 

o Land Use Goal LU-6.7 Industrial Development: 

The County shall require new industrial development provide adequate access, 

parking, landscaping, loading and storage areas, and buffers. The County shall 

ensure that industrial uses and employment center developments include 

appropriate transit, bicycle, and pedestrian facilities. 

2. The proposed amendment is necessary for public health, safety, and general welfare or will be of benefit 

to the public.  

 

• This Finding can be made because the proposed design guidelines would benefit the public 

by promoting pedestrian access and consideration of aesthetics in development projects. 

 

3. The proposed amendment has been reviewed in compliance with the requirements of the California 

Environmental Quality Act (CEQA).  

 

• Pursuant to CEQA Guidelines Section 15061(b)(3), this project is not subject to CEQA 

because the proposed Development Title Text Amendment would not have a significant 

effect on the environment. The proposed design guidelines would be applied to projects 

during review processes already in place, which would include environmental review of 

projects on an individual basis. 
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