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

 

December 15, 2021 
 
 
Morada Land Company 
3108 Cherryland Ave.  
Stockton, CA  95215 
 
 
Dear Owners: 
 
Re: Special Purpose Plan No. PA-2000070 and Development Agreement No. PA-2000142 of Morada 

Land Company (APN[s]/Address: 143-170-21 / 1555 N. Report Ave., Stockton) 
 
ACTION: On July 13, 2021, the San Joaquin County Board of Supervisors approved Special Purpose Plan 
No. PA-2000070 and Development Agreement No. PA-2000142 subject to the enclosed Conditions of 
Approval. 
 
EXPIRATION: This action requires you to comply with all Conditions of Approval within the next 18 months (by 
January 12, 2023). If you have not complied with the Conditions of Approval by that date, this approval will 
expire, and the project cannot proceed. 
 
NEXT STEP:  Prior to the expiration date, you must comply with all Conditions of Approval, including the 
securing of building permits and any other permits specified in the Conditions of Approval. 
 
Please contact me if you have questions regarding the Community Development Department Conditions 
(Phone: [209] 468-0227, Email: gsanfilippo@sjgov.org). Questions regarding the building permit process 
should be directed to the counter staff (Phone: [209] 468-2098). 
 
Sincerely, 
 
 
 
Giuseppe Sanfilippo  
Associate Planner 
 
 
GS/dm 
Enclosure(s): Board Resolution R-21-104, Conditions, Site Plan, Basis for Recommendation, Development 

Agreement 
 
c: San Joaquin County Building Inspection Division 

San Joaquin County Environmental Health 
San Joaquin County Public Works 
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BOARD RESOLUTION R-21-104 
PA-2000007, 94 (SPP, DA) 

MORADA LAND COMPANY 
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CONDITIONS OF APPROVAL 
PA-2000070, 142 (SPP, DA) 
MORADA LAND COMPANY 

 
Development Agreement No. PA-2000142 and Special Purpose Plan No. PA-2000070 were approved by 
the Board of Supervisors July 13, 2021. The effective date of approval is July 13, 2021. This approval 
will expire on January 12, 2023, 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- COMMERICAL 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 Site 
Plan review. (Development Title 9-884) 

 
b. APPROVED USE: This is an approval is for a Development Agreement and Special Purpose Plan 

to develop a Cannabis Business Park permitting cultivation, distribution, laboratory testing, 
manufacturing, and non-storefront retail sales (delivery only), or any combination of commercial 
cannabis operations by one or more tenant operators. The project includes converting an existing 
12,880 square foot building to a variety of commercial cannabis uses as shown on the site plan 
dated April 20, 2020. 

 
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 issuance of any building permits. 
(Development Title Section 9-1245.2) 
 

d. MERGER OF PARCELS: A Merger of Parcels application for lots 2, 4, 6, 8, 10, 12, 14, 16, 18, 20, 22, 
24, 26, 28, and 30 of the Sutroville Villa Addition Map shall be completed prior to the issuance of any 
Building Permits for the facility. A fee is required for this application. 

 
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 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 36 automobile parking spaces shall be provided. The existing parking meets this 
requirement. 

 
3. Each automobile parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 

feet long. (Development Title Section 9-1015.5[b]) 
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4. All parking stalls and directional arrows must be delineated with paint. (Development Title Section 
9-1015[d]) 

 
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 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 9-1015.5[f][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 the California Code of Regulations, Title 23, Division 2, Chapter 2.7. 
 

2. A minimum 10 foot wide landscaped strip, respecting the ultimate right-of-way width of North 
Report Road shall be installed across the frontage of the project site. (Development Title Section 
9-1020.9) 

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

2. A solid masonry wall 6 to 7 feet in height shall be erected along the  western property line of APN 
143-170-21 (Development Title Section 9-1022.4[e][1]) 

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

 
2. DEPARTMENT OF PUBLIC WORKS: (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 9-1145.4 and 9-1145.5) 

 
b. Prior to issuance of the occupancy permit, he 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) 
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c. All vehicular parking related to the applicant’s cultivation and delivery operation shall be onsite at 
all times. Parking in the County right-of-way shall be prohibited. It is the responsibility of the 
applicant to monitor John Street, Francis Street, and Report Avenue to ensure compliance with this 
requirement. 

 
d. 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) 

 
e. 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) 

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

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

 
a. An approved Commercial Cannabis License shall be issued by EHD prior to obtaining a certificate 

of occupancy for any and all buildings. Applicant shall contact Scott Sangalang, Program 
Coordinator, Commercial Cannabis Licensing Program, at (209) 468-3452. 

 
b. 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). The applicant may contact 
the Program Coordinator of the CUPA program, Melissa Nissim (209) 468-3168, with any 
questions. 

 
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. 
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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. STOCKTON FIRE DEPARTMENT (Contact: [209] 937-8271) 
 

a. Pending further review and with potential change of occupancy, the building may require an 
automatic fire sprinkler system designed and installed per NFPA 13 Standards. 
 

b. Fire sprinkler system monitoring requirements will apply, if the building is subject to meeting Item 
#1. 
 

c. Interior notification will also apply as part of the fire sprinkler monitoring, if building is subject to 
meeting Item #1. 
 

d. Need to identify any chemicals being used for the cultivation process. Also need an inventory of 
other chemicals being stored within the facility. Quantities of each chemical type shall be reported 
as part of this application review. 
 

e. Need to identify if the building will be served with CO2 enrichment processing as part of the 
cultivation process.  
 

f. Mechanical ventilation requirements shall be complied with per the California Building Code. 
 

g. Identify if the building will be served with a back-up power system (generator). 
 

h. Plans will need to reflect security fencing and access gates for emergency vehicles. 
 

i. Vehicle access gates into the property need to be identified as manually operated or motorized. 
 

j. Plans will need to show existing public fire hydrants. Due to depth of lot, private fire hydrants will 
also be required inside the property.  

 
5. CALIFORNIA DEPARTMENT OF FISH AND WILDLIFE (Contact: [916] 932-3279) 

 
a. Commercial Cannabis Licensee must satisfy California Department of Fish and Wildlife 

requirements prior to operation. 
 

6. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT 
 

a. Odor control devices required to be installed must receive an Authority to Construct (ATC) permit 
from the District prior to the installation and operation of any commercial cannabis business. 

 
b. Any generator installation for the project must receive an Authority to Construct (ATC) permit prior 

to the installation and operation of any commercial cannabis business. 
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7. SAN JOAQUIN COUNTY SHERIFF’S OFFICE 
 

A security plan shall be reviewed and approved by the Sheriff’s Office prior to issuance of any building 
permit. 
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SITE PLAN 
PA-2000007, 94 (SPP, DA) 

MORADA LAND COMPANY 
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BASIS FOR RECOMMENDATION 
PA-2000007, 94 (SPP, DA) 

MORADA LAND COMPANY 
 
1. The proposed Special Purpose Plan is consistent with the General Plan, any applicable Master Plan, 

and any Specific Plan. 
 

 This determination can be made because the proposed Special Purpose Plan is consistent 
with the 2035 General Plan policies. The project includes Commercial Cannabis-
Distribution, Commercial Cannabis-Cultivation, Commercial Cannabis-Laboratory Testing, 
Commercial Cannabis-Non Storefront Retail, and Commercial Cannabis-Manufacturing use 
types, which are conditionally permitted with a Special Purpose Plan application. There are 
no Master Plans or Special Purpose Plans applicable to this site. 
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DEVELOPMENT AGREEMENT 
PA-2000007, 94 (SPP, DA) 

MORADA LAND COMPANY 
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