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Planning Commission Staff Report 
Item # 2, May 20, 2021 

Use Permit No. PA-1800206 
Prepared by: Frank Girardi 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Alice L. Kidd Trust 
Project Applicant:  Mark Kid  
 
Project Site Information 
Project Address:  706 West Lucas Road, Lodi 
Project Location:  On the south side of Lucas Road, 1,800 feet east of Davis Road, northeast 
  of Lodi. 
 
Parcel Number (APN): 015-040-67 Water Supply: Private (Well) 
General Plan Designation: A/G; OS/RC Sewage Disposal: Private (Septic) 

Zoning Designation: AG-40 Storm Drainage: 
Private (On-site 
drainage) 

Project Size: 30.41 100-Year Flood: Yes ([x] 500) 
Parcel Size: 30.41 Williamson Act: No 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (see Attachment C, Environmental 

Review) 
 
 
Project Description 
 
This project is a Use Permit application for a 20,036-square-foot commercial stable on a 30.41-acre parcel. 
(Use Type: Stables-Commercial). The project will include a maximum of 90 horses and the utilization of the 
following structures: 
 
As-built structures requiring building permits: 

 Horse shelters totaling 9,676 square-feet: 
 480-square-foot tack building 
 480-square-foot storage building 
 624-square-foot tack shed 
 836-square-foot tack up area 
 1,160-square-foot barn 

 
Existing structures to remain in use: 

 1,300-square-foot farm labor apartment 
 900-square-foot carport 
 2,040-square-foot hay barn 
 2,400-square-foot horse barn 

 
New Structures: 

 A proposed 140-square-foot restroom. 
 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 
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The project will also utilize 5 existing open arenas and existing pastures for grazing. The commercial stable 
will operate 7 days per week from 7 a.m. to 9 p.m. with 3 employees and an average of 18 customers per 
day. This project also includes equine-related ancillary activities hosted by the facility which include, but 
are not limited to: clinics, customer appreciation events, and dressage shows with an average of 70 
participants.  
 
Recommendation 
 
1. Adopt the Mitigated Negative Declaration and Mitigation Monitoring Reporting Plan (Attachment C, 

Environmental Review);  
2. Adopt the Findings for Use Permit (Attachment D, Findings for Use Permit); and 
3. Approve Use Permit No. PA-1800206 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: May 10, 2021. 
Number of Public Hearing notices: 179 
Date of Public Hearing notice mailing: May 7, 2021. 
 
Referrals and Responses 
 Early Consultation Date: November 30, 2018  Mitigated Negative Declaration Posting 

Date: February 2, 2021 
 Project Referral with Environmental 

Determination Date: February 2, 2021 
 OPR State Clearinghouse #: 

2021020030 
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
County Departments   

Ag Commissioner   

Assessor   

CDD   

Building Division 1/16/19  

Fire Prevention 
Bureau 

12/7/18  

Public Works 1/17/19 3/2/21 

Environmental Health 2/7/20 2/25/21 

General Services   

Sheriff Office   

Surveyor   

State Agencies   

A.B.C.   

Department of 
Transportation 

  

District 10   

Division of 
Aeronautics 

  

C.H.P.   

C.R.W.Q.C.B. 12/20/18 3/3/21 

C.V.F.P.B.   

Fish & Wildlife, 
Division: 

  

CA Food & Ag   

CA Native AHC   

Federal Agencies   

F.A.A.   

F.E.M.A. 12/18/18  

Army Corps of 
Engineers 

  

US Fish & Wildlife   
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 
Local Agencies   

A.L.U.C.   

CalWater   

City of Stockton   

Woodbridge Fire District   

Mosquito & Vector 
Control 

  

S.J.C.O.G. 12/14/18 2/3/21 
San Joaquin Farm 
Bureau 

  

San Joaquin APCD   

W.I.D   

Lodi Unified School 
District 

  

Miscellaneous   

A.T.&T.   

B.I.A.   

Buena Vista Rancheria  2/2/21 

Builders Exchange   

Carpenters Union   

CA Tribal TANF 
Partnership 

  

Haley Flying Service   

Kathy Perez   

Lodi Grape Growers 
Association 

  

North Valley Yokuts Tribe   

P.G.&E.   

Precissi Flying Service   

Sierra Club   

UAIC  2/2/21 
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ANALYSIS 
 
Background 
 
On May 29, 2018, Enforcement Case No. EN-1800188 was opened for operating a commercial stable without 
a proper land use permit. On August 3, 2018, the applicant applied for Use Permit No. PA-1800206 for a 
commercial stable for a maximum of 90 horses that would include the utilization of 20,036 square-feet of 
existing structures.  
 
The proposed project will primarily utilize existing structures, which were built without permits for private 
use and will need to be converted for commercial use with a building permit. Because this application is a 
result of an ongoing open enforcement case, the project will continue to be monitored by the Planning and 
Code Enforcement Divisions in order to ensure the project site either complies with the Use Permit 
requirements or otherwise ceases operation. 
 
Facility Operations and Activities 
 
The proposed project is a commercial stable for a maximum of 90 horses utilizing a combination of existing 
structures totaling 20,036 square-feet, and a proposed 140-square-foot restroom. The accessory activities are 
hosted by the facility and include equine demonstrations, horse shows, customer appreciation events, and 
four dressage show events annually1.  
 
Surfacing Modification 
 
The site plan depicts a parking area surfaced with aggregate base. Pursuant to Development Title Section 
9-1015.5(e), 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. 
However, 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 applicant submitted a modification request dated April 24, 2019, to utilize Class 2 
Aggregate Base as the surfacing material for the parking areas. The applicant proposes to use Class 2 
Aggregate Base because it is better suited and safer for horses, as it provides better traction than asphalt. 
The Community Development Department has reviewed the request and is recommends that the Planning 
Commission approve the surfacing modification for the parking areas. 
 
Neighborhood Response  
 
The Community Development Department has received 1 email in support for the project; 1 letter in 
opposition from a neighboring property owner; and 5 emails with concerns regarding vectors, manure 
management, traffic safety, manure, trespassing, and the compatibility of horses with the agricultural 
zoning.  
 
Manure management and vectors: Individuals in the neighborhood expressed concerns regarding 
potential fly nuisances by the commercial horse stable and the impacts to surrounding residences. There 
are scattered residences along the perimeter of the subject parcel. The nearest residence is located 50 feet 
north of the project site on the adjacent parcel to the north located on the south side of W. Lucas Road.  
 
Pursuant to Development Title Section 9-1045.4(b), “All animal enclosures, including but not limited to pens, 
cages, and feed areas, shall be maintained free from litter, garbage, and excessive accumulation of manure, 
so as to discourage the proliferation of flies, other disease vectors, and offensive odors. Premises shall be 
maintained in a neat and sanitary manner.” The proposed commercial horse stable will be subject to this 
Development Title requirement regarding waste and maintenance as a recommended Condition of Approval. 
A Manure Management Plan (MMP) dated June 8, 2020 was prepared by Mar Val Stables (Attachment F, 
Approved Manure Management Plan) and was approved by the Environmental Health Department on June 
30, 2020. The project will average about 80 horses onsite which is consistent with the number of animals 
per acre to promote appropriate waste management practices. The barn stalls and pens will be hand 
cleaned daily. The manure will be stock piled on the south side of the property and/or spread onsite with a 
manure spreader.    
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The Manure Management Plan is in compliance with the San Joaquin County Development Title 5, and the 
California Code of Regulations, Title 23, Division 3, Chapter 15, Article 6. As a Condition of Approval, a 
Mitigation Monitoring Reporting Plan (MMRP) (Attachment E, Conditions of Approval) will be required to 
ensure compliance with the Manure Management Plan.    
 
Traffic: Neighbors also expressed concerns regarding traffic impacts. The application states that the 
proposed facility will operate 7 days a week: Monday through Sunday from 7:00 a.m. to 9:00 p.m. The 
applicant estimates an average of 18 customers per day and will have a maximum of 3 employees per day.  

 Traffic impacts on roadways will be less than significant based the determination that this project will 
generate less than 110 automobile trips per day, and therefore, is considered a small project according 
to the Technical Advisory on Evaluating Transportation Impacts in CEQA, as published by the California 
Office of Planning and Research (OPR) in December 2018.  According to this OPR guidance, a small 
project that generates or attracts “fewer than 110 trips per day generally may be assumed to cause a 
less-than-significant transportation impact” with regards to Vehicle Miles Traveled (VMT).  

 The Department of Public Works determined that a traffic study is not required because the proposed 
project is not expected to exceed 50 vehicle trips during any hour and would have a less than significant 
impact on traffic.” 
 

Trespassing: One neighbor expressed concern about the facility’s boarders trespassing onto other private 
properties. The approval of the project shall only apply to the project activities that occur on-site. Any off-
site activities are not considered as a part of the project approval.   
 
Land Use Compatibility: Individuals in the neighborhood expressed concerns regarding compatibility of 
horses with the agricultural zoning. The applicant has applied for (use type Stable – Commercial) which is 
a conditionally permitted use in the AG-40 (General Agriculture, 40-acre minimum) zone with an approved 
Use Permit application. Stables are conditionally permitted in all agricultural zones. There are only two other 
zones in the county where a commercial stable may be permitted including the C-RS (Commercial Rural 
Service) zone, and the C-R (Commercial Recreation) zone. 
 
Right to Farm Ordinance: Individuals in the neighborhood expressed concerns regarding the project 
applicant accepting the inconveniences and discomforts caused by agricultural operations within proximity 
to the project site and 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 Commercial Stable 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.  
 
 
 
 
 
 
 
__________________________________ 
1 Events involving overnight accommodations shall not be a part of this Use Permit application and may be applied for separately 

under a Special Event application.  
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Adopt the Mitigated Negative Declaration and Mitigation Monitoring Reporting Plan (Attachment C, 
Environmental Review); 
 

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

3. Approve Use Permit No. PA-1800206 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 commercial stable use type is consistent policies 

related to the General Plan’s General Agriculture (A/G) designation and in turn may be 
conditionally permitted with a Use Permit application in the General Agriculture, 40-acre 
minimum (AG-40) zone. The proposed commercial stable is consistent with the goals, 
policies, standards, and maps of the General Plan, and there are no Master Plans or Special 
Purpose Plan applicable to this site. 

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

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

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

or proposed. The project site is already served by an on-site well and a septic system. The 
Environmental Health Department is requiring construction of an additional sewage 
disposal system for the project as a Condition of Approval. Also, as a Condition of Approval, 
the Department of Public Works is requiring the developer to provide drainage facilities that 
meet the requirements of San Joaquin County Development Standards for any additional 
runoff attributed to this project development. 

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

 This finding can be made because the project site is over 20 acres and of adequate size and 
shape to accommodate the proposed use and all yards, building coverage, setbacks, parking 
areas and other requirements of this Title.  

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

injurious to the property or improvements of adjacent properties. 
 

 This finding can be made because the Initial Study prepared for the project found no 
potentially significant environmental impacts that could not be mitigated to a less than a 
significant level. With the recommended conditions from the Environmental Health 
Department and the Department of Public Works, the project is expected to have a less than 
significant impact on public health, safety, and welfare. In addition, the project is not 
anticipated to 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 use, a commercial stable, will not interfere 
with nor alter the current land uses on adjacent properties. The adjacent parcels are primarily 
agricultural with scattered residences and the proposed use may be conditionally permitted 
in the AG-40 zone subject to an approved Use Permit application. Additionally, the proposed 
use will not result in the removal of any contracted land on adjacent properties from 
agricultural or open-space use, or negatively impact adjacent noncontracted lands in an 
agricultural preserve. 
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CONDITIONS OF APPROVAL 
PA-1800206 (UP) 

MARK KIDD / ALICE L TRUST  
 
Use Permit Application No. PA-1800206 was approved by the San Joaquin County Planning 
Commission on .  The effective date of approval is .  This approval will expire on , which is 18 months 
from the effective date of approval, unless (1) all Conditions of Approval have been complied with, (2) 
all necessary building permits have been issued and remain in force, and (3) all necessary permits 
from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 
 

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

b. APPROVED USE: This approval is for a commercial stable for a maximum of 90 horses to include a 
conversion of and existing 20,036 square-foot private stable into a commercial stable and the 
construction of a 140-square-foot restroom, as shown on the site plan dated February 5, 2020. This 
project also includes equine-related events and activities accessory to the stable. These events are to 
be hosted by the facility and include equine demonstrations, horse shows, customer appreciation 
events, and 4 dressage show events annually. (Use Type: Stables – Commercial) 

 
As-built structures requiring building permits: 
 Horse shelters totaling 9,676 square-feet: 

o 600-square-foot horse shelter 
o 696-square-foot horse shelter 
o Two 200-square-foot horse shelters 
o Six 264-square-foot horse shelters 
o Six 375-square-foot horse shelters 
o Ten 288-square-foot horse shelters 
o 240-square-foot horse shelter 
o Four 144-square-foot horse shelters 
o 450-square-foot horse shelter 

 480-square-foot tack up building 
 480-square-foot storage building 
 624-square-foot shed 
 836-square-foot tack up building 
 1,160-square-foot barn 

 
Existing structures to remain in use: 
 1,300-square-foot farm labor apartment 
 900-square-foot car port 
 2,040-square-foot hay barn 
 2,400-square-foot horse barn 

 
New Structures: 
 A proposed 140-square-foot restroom 

 



 

Planning Commission Staff Report, PA-1800206 (UP) 4 
Conditions of Approval 

Note: Any activities involving overnight accommodations shall not be a part of this Use Permit 
application and may be applied for separately under a Special Event application. 

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

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

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

1. All driveways and 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]). 
 

2. Parking spaces and maneuvering areas shall be surfaced and permanently maintained with base 
material of appropriate depth (Development Title Section 9-1015.9]).  
 

3. A minimum of 13 parking spaces shall be provided. (Development Title Section 9-1015.3)  
 

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

 
5. Parking spaces for persons with disability shall be provided as required by Chapters 11A and 11B 

of the California Building Code. 
 
e. ACCESS AND CIRCULATION: The following requirements apply and shall be shown on the Site 

Plan: 
 

1. Access driveways shall have a width of no less than 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 9-1015.9]) 
 

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. 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 5 feet from any future right-
of-way line, including any corner cut-off (snipe). (Development Title Section 9-1710.2[g]) 
 

h. ANIMAL REGULATIONS: The following animal regulations apply and shall be provided: 
 
1. All animal enclosures, including but not limited to pens, cages, and feed areas, shall be maintained 

free from litter, garbage, and excessive accumulation of manure, so as to discourage the 
proliferation of flies, other disease vectors, and offensive odors. Premises shall be maintained in 
a neat and sanitary manner. (Development Title Section 9-1045.4[b]) 

 
2. Except for movement on and off the property, animals shall not be kept or maintained in coops, 

pens, corrals, or within barns or similar structures, closer than 40 feet from any rear or side property 
line (Development Title Section 9-1045.3) 

 
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: 
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1. 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. The building identified on the site plan as Office, Restroom, Farm Labor apartment and storage 
will change from private use to a commercial use. This change to commercial use will constitute a 
change of occupancy and 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. 
 

3. For each 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 

 
4. Modifications to existing buildings are required to include upgrades related to disability access 

pursuant to the California Existing Building Code. Plans showing these upgrades must be 
prepared by a registered engineer or licensed architect and shall be submitted for review and 
approval prior to issuance of a building permit. 

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

Chapter 11B of the California Building Code. These parking space(s) shall be located as close as 
possible to the primary entrance to the building. 
 

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

 
j. MITIGATION MONITORING REPORTING PLAN: A Mitigation Monitoring Reporting Plan (MMRP) 

dated May 10, 2021 is approved with this project. Mitigation measures contained in the MMRP shall 
be satisfied prior to issuance of any building permits.  

 
k. CALIFORNIA FIRE CODE REQUIREMENTS: 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. CFC 507 Fire Protection Water Supply - Fire flow and hydrants shall be provided for the 

proposed project by the use of: CFC Appendix B. 
 

2. 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. 
 

3. CFC, Section 503 Fire Apparatus Access Roads - Shall be provided as required by this section. 
503.1.2 - A secondary access may be required. 
 

4. CFC, Section 906 Portable Fire Extinguishers – Provide portable fire extinguishers as required 
by this section. 
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5. CFC, Section 506 Key Box - A Knox® Box shall be installed according to the local fire district’s 
instructions. Make application for the key box at the Woodbridge Fire District. If there is an 
electronically controlled access gate at this site a Knox® key switch will also be required. 
 

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

7. CFC, Section 105 Permits: Operational Permit(s) may be required prior to occupancy. 
 
2. 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 flat work 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 9-1145.4.4 and 9-1145.5) 
 

b. 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) 

 
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) 
 

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 proposed project disturbs less than 1 acre of ground and is not part of a larger plan of common 
development. The construction phase of the proposed project shall follow best management 
practices of the County “Small Site Storm Water Management Plan. 

 
f. 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 infiltrate, 

treat and/or filter the 85th percentile storm drainage as defined in the County’s 2009 “Storm 
Water Quality Control Criteria Plan” (SWQCCP) or in the “California Association of Storm Water 
Quality Agencies” (CASQA) publications and comply with the conditions of the County Phase 
II National Pollutant Discharge Elimination System (NPDES) Permit. Standard “Best 
management Practices” for the type of development proposed shall be incorporated into the 
system design. CASQA documents are available at http://www.casqa.org. Plans and/or 
calculations of the proposed system shall be submitted to the County for review and approval. 
 

2. 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. The example plans are available in the SWQCCP and CASQA handbooks.  
 

3. 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.  
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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. 
 

5. Standard Best Management Practices for the type of development proposed shall be 
incorporated into the site storm drainage design. 
 

6. Wastewater shall NOT be allowed into the storm drainage system. 
  
3. 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 9-1105.2(d)). The 
fee will be based on the current schedule at the time of payment). 
 
The sewage disposal system shall comply with the onsite wastewater treatment systems standards 
of San Joaquin County prior to approval. A percolation test conducted in accordance with the E.P.A. 
Design Manual - Onsite Wastewater and Disposal Systems is required for each parcel. The fee will 
be based on the current schedule at the time of payment. 

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

 
c. The existing private water well shall be tested for the chemical Dibromochloropropane (DBCP) and 

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

 
d. Construction of an individual sewage disposal system(s) under permit and inspection by the EHD 

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

 
e. Should the number of non-resident individuals exceed 24 for at least 60 days per year, or the 

number of service connections exceed four, a yearly permit to operate a public water system will 
be required by the Environmental Health Department (San Joaquin County Development Title, 
Section 9-1120.2 and 9-1115.9.). 
 
The supplier must possess adequate financial, managerial, and technical capability to assure 
delivery of pure, wholesome, and potable drinking water in accordance with San Joaquin County 
Development Title, Sections 9-1120.2 and 9-1115.9 and C.C.R., Title 22, and Health and Safety 
Code, Section 116525 through 116570. 

 
f. Install an approved back-flow prevention device on all spigots with hose attached to prevent 

contamination to the water supply system(s) (California Code of Regulation, Title 17, Section 7603). 
 

g. Any geotechnical drilling shall be conducted under permit and inspection by The Environmental 
Health Department (San Joaquin County Development Title, Section 9-1115.3 and 9-1115.6) 
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h. Environmental Health Department has received a manure management dated June 8, 2020. Any 

modification that would affect the manure management plan should be amended to update the 
document. For any additional questions, the applicant shall contact Robert McClellon, Program 
Coordinator, Solid Waste Program, at (209) 468-0332. 

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

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

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

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

2. Onsite treatment of hazardous waste – Hazardous Waste Treatment Tiered Permitting 
Program (HSC Sections 25404 & 25200 et sec. & California Code of Regulations (CCR), 
Title 22, Section 67450.1 et sec.) 
 

3. Reportable quantities of hazardous materials-reportable quantities are 55 gallons or more of 
liquids, 500 pounds for solids, or 200 cubic feet for compressed gases, with some 
exceptions. Carbon dioxide is a regulated substance and is required to be reported as a 
hazardous material if storing 1,200 cubic feet (137 pounds) or more onsite in San Joaquin 
County – Hazardous Materials Business Plan Program (HSC Sections 25508 & 25500 et 
sec.) 
 

4. Any amount of hazardous material stored in an Underground Storage Tank – Underground 
Storage Tank Program (HSC Sections 25286 & 25280 et sec.) 

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

submitted to, and approved by, the San Joaquin County Environmental Health Department 
(EHD) before any UST installation work can begin. 

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

installed. 
 

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

 
A. Spill Prevention, Countermeasures and Control (SPCC) Plan requirement 

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

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

A. Risk Management Plan requirement for covered processes 
 
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 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. UNITED AUBURN INDIAN COMMUNITY (Contact: [530] 883-2390) 
 

a. If any suspected TCRs are discovered during ground disturbing construction activities, all work 
shall cease within 100 feet of the find, or an agreed upon distance based on the project area and 
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nature of the find. A Tribal Representative from a California Native American tribe that is 
traditionally and culturally affiliated with a geographic area shall be immediately notified and shall 
determine if the find is a TCR (PRC §21074). The Tribal Representative will make 
recommendations for further evaluation and treatment as necessary.  
 
Preservation in place is the preferred alternative under CEQA and UAIC protocols, and every effort 
must be made to preserve the resources in place, including through project redesign. Culturally 
appropriate treatment may be, but is not limited to, processing materials for reburial, minimizing 
handling of cultural objects, leaving objects in place within the landscape, returning objects to a 
location within the project area where they will not be subject to future impacts. The Tribe does not 
consider curation of TCR’s to be appropriate or respectful and request that materials not be 
permanently curated, unless approved by the Tribe. 
 
The contractor shall implement any measures deemed by the CEQA lead agency to be necessary 
and feasible to preserve in place, avoid, or minimize impacts to the resource, including, but not 
limited to, facilitating the appropriate tribal treatment of the find, as necessary. Treatment that 
preserves or restores the cultural character and integrity of a Tribal Cultural Resource may include 
Tribal Monitoring, culturally appropriate recovery of cultural objects, and reburial of cultural objects 
or cultural soil.  
 
Work at the discovery location cannot resume until all necessary investigation and evaluation of 
the discovery under the requirements of the CEQA, including AB 52, has been satisfied. 
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Approved Manure Management Plan 

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