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General Plan Text Amendment & Development Title Text Amendment, 
General Plan Map Amendment, and Zone Reclassification Nos. PA-

2100196, 197, & 198 
Prepared by: Jennifer Jolley 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Various 
Project Applicant:  San Joaquin County Community Development Department  
 
Project Site Information 
Project Location: Various (See Attachments A & B for list of potential sites) 
    
Supervisorial District: Countywide   
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Environmental Determination, Attachment G) 
 

 
Project Description 
 
The project is a combination of three applications to address the shortage of truck parking and truck sales 
locations currently available within San Joaquin County. The project applications are as follows: 
 
General Plan Text Amendment & Development Title Text Amendment (PA-2100196) 
 
 Create a new General Plan designation of Agriculture-Industrial (A/I) with policies related to locational 

criteria, permitted uses, and development standards. 
 

 Create a new zone of Agriculture-Industrial (AI) for consistency with the new General Plan designation. 
Development Title Section 9-600.1 and Table 9-605.2 will be amended to include the new Agriculture-
Industrial (AI) zone, and will permit all uses currently permitted in the General Agriculture (AG) zone, as 
well as the following Truck Sales & Services use types: Parking and Sales. These additional uses will be 
subject to a Site Improvement Plan or Site Approval based on specific criteria. 

 
 Permit additional truck-related uses in the General Commercial (C-G) zone. Development Title Table 9-

405.2 will be updated to permit the following Truck Sales & Services use types in the General Commercial 
(C-G) zone: Parking, Cleaning, Repairs and Sales. These truck-related uses will be subject to an approved 
Site Approval, and specific locational criteria will be added to Development Title Section 9-405.5[h]. 

 
o The Community Development Department has identified approximately 39 additional parcels that 

are currently zoned General Commercial (C-G) with the potential to meet the locational criteria 
specified in the Development Title Text Amendment that would permit a variety of truck related 
uses (See Attachment B). Currently, the only truck related use permitted in the C-G zone is Truck 
Sales & Services: Sales.  
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General Plan Map Amendment (PA-2100197) 
 
 Amend the General Plan designation of 40 pre-selected parcels to Agriculture-Industrial (A/I).  
 
Zone Reclassification (PA-2100198): 
 
 Change the zoning of the same 40 pre-selected parcels to Agriculture-Industrial (AI) for consistency (See 

Attachment A).  
 
The parcels identified by the County as potential sites for the Agriculture-Industrial (A/I) General Plan 
designation and Agriculture-Industrial (AI) zone are consistent with specific policies and meet the ocational 
criteria outlined in the General Plan Text Amendment and Development Title Text Amendment applications.   
 
Recommendation 
 
1. Forward General Plan Text Amendment and Development Title Text Amendment No. PA-2100196 to the 

Board of Supervisors with a recommendation of approval based on the ability to make the required Basis 
for a General Plan Text Amendment and Development Title Text Amendment (See Attachment D);  
 

2. Forward General Plan Map Amendment No. PA-2100197 to the Board of Supervisors with a 
recommendation of intent to approve based on the ability to make the required Basis for a General Plan 
Map Amendment (See Attachment D), and; 

 
3. Forward Zone Reclassification No. PA-2100198 to the Board of Supervisors with a recommendation of 

intent to approve based on the ability to make the required Bases for a Zone Reclassification (See 
Attachment D) 
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NOTIFICATION & RESPONSES 
(See Attachment C, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: November 8, 2021. 
Number of Public Hearing notices: 1784 
Date of Public Hearing notice mailing: November 5, 2021. 
 
Referrals and Responses 

Project Referral with Environmental Determination Date: September 20, 2021 and September 28, 
2021 

 

Agency Referrals 

Response 
Date – 

Neighborhood 
Referral 

Response 
Date - 

Referral 

County 
Departments 

  

Ag 
Commissioner 

  

Community 
Development 

  

Building 
Division 

  

Fire Prevention 
Bureau 

  

Code 
Enforcement 

  

County Counsel   
Environmental 
Health 

10/6/21  

Public Works 10/13/21  

Sheriff Office   

State Agencies   

Department of 
Transportation 

  

District 10   

C.H.P.   

Delta 
Stewardship 
Council 

  

CA Dept. of 
Boating and 
Water 

  

CA Dept. of 
Motor Vehicles 

  

Fish & Wildlife, 
Division: 2 & 3 

  

CA Native 
American 
Heritage 
Commission 

  

 

Agency Referrals 

Response 
Date – 

Neighborhood 
Referral 

Response 
Date - 

Referral 

Local Agencies   

San Joaquin Air 
Pollution Control 
District 

  

S.J.C.O.G.   

San Joaquin 
Farm Bureau 

  

All Cities   

All Fire Districts   

All Municipal 
Advisory 
Councils 

  

Buena Vista 
Rancheria 

  

CA Tribal TANF 
Partnership 

  

CA Valley Miwok 
Tribe 

  

North Valley 
Yokuts Tribe 

  

United Auburn 
Indian 
Community 
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ANALYSIS 
 
Grand Jury Report 2017-2018 
 
On September 11, 2018, the San Joaquin County Board of Supervisors approved a Board Order (B-18-
561) to accept a report that included responses from the Community Development Department 
(“Department”) regarding a 2017-2018 Civil Grand Jury Report entitled “Code Enforcement Departments of 
San Joaquin County” (Case No. 0117). This report included the following: 
 

 Finding F8.1: The County actively pursues the illegal parking of commercial trucks in 
unincorporated areas but, due to the large amount of undeveloped land, it is difficult to 
enforce the code. This has led to complaints. 

 
A recommendation was also made by the Civil Grand Jury as follows: 
 

 Recommendation R8.1: San Joaquin County continue to expand its enforcement efforts to 
prohibit illegal commercial truck parking. 

 
The Community Development Department provided the following response: 
 

 The San Joaquin County Community Development Department will take the following 
actions to help resolve the issue. Under the Department’s 2018-2019 budget, one new Code 
Enforcement Officer has been approved. The Department is currently working with the 
Human Resources Department to hire the new Officer. Once the Officer has been hired, a 
portion of their time will be allocated to enforcement efforts to prohibit illegal commercial 
truck parking. This will supplement the time already spent by existing Code Enforcement 
Officers on this issue.  

 
This Code Enforcement Officer position was filled during the 2018-2019 budget. Since then, the Department 
has hired one Senior Code Enforcement Officer and three additional Code Enforcement Officers to work 
within the Substandard Housing and Dangerous Buildings program. The hiring of additional Code 
Enforcement staff did not provide resolution to the ongoing illegal truck parking problem, but rather provided 
additional staff to cite those in violation. The General Plan Amendment, Zone Reclassification and Text 
Amendments as proposed are expected to provide a significant number of new truck parking and truck 
sales opportunities in the County. 
 
Warehousing & Logistics  
 
In January of 2019, the San Joaquin Council of Governments released a report regarding San Joaquin 
County Transportation and Warehousing Trends. This report supported the conclusions of the Grand Jury 
Report and also offered additional findings: 
 

 San Joaquin County is expanding its reputation as the premier setting for corporate warehouse and 
logistics, especially in Lathrop and Tracy.  

 The presence of a deep-water port and cargo-centric airport in Stockton help make San Joaquin 
County attractive for this industry.  

 The industry alone employs more than 20,000 workers in San Joaquin County. 
 The industry sector has grown 74.3% in the past 5 years, nearly twice the rate as the next highest 

industry which is construction.  
 Fulfillment centers in Tracy and Stockton and delivery centers in Manteca provide residents in 

Stockton, Tracy, Manteca, Modesto, Lathrop, and Ripon same-day shipping on some items. 
 These types of facilities have greatly contributed to Stockton Metropolitan Airport’s growth as an 

air cargo center and is now one of the San Joaquin County’s top private employers. 
 
The Department receives inquiries from the public regarding potential truck parking locations on a daily 
basis. The Department also has received and approved multiple large-scale warehouse and logistics project 
applications in the past 3 years. The facilities depend on the trucking industry to deliver the stored goods. 
In an effort to satisfy this demand, trucking operations are continually searching for locations that permit 
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legalized truck parking. Because there is a shortage of appropriately zoned locations, many trucks park on 
unpermitted properties throughout the County. As a result, the Department has a large number of open 
enforcement cases regarding illegal truck parking. There are currently 35 open enforcement cases 
regarding the illegal parking of trucks and/or trailers.  
 
Truck Parking and Sales Study Sessions 
 
In 2021, the Community Development Department held two study sessions with the Planning Commission 
(March 4th and June 3rd) to discuss potential policies related to truck parking and sales. Over 200 notices 
were sent to existing trucking companies within San Joaquin County prior to these meetings seeking 
feedback from the logistics community. After conducting the study sessions and reviewing comments 
received from the public, the Department was able to establish new policies, create development standards 
and identify potential sites for future truck parking and truck sales operations. The uses permitted in the AI 
zone will be the same as uses permitted in the AG (General Agriculture) zone but also permit the parking 
and sales of trucks. Property owners of identified parcels were notified of the proposed changes prior to 
review and notification of the public.  
 
Parcel Selection 
 
Potential parcels were identified using locational parameters, reviewing historical use of the property, and 
looking at current site conditions. By using the following parameters the Department was able to identify 40 
potential parcels (some parcels are located next to each other) that meet the following criteria: 
 

 Located within a ½ mile radius of an interchange along State Route 99, Interstate 5, Interstate 205, 
Interstate 580 or other highway 

 Not classified as Important Farmland; which includes Prime Farmland and Farmland of Statewide 
Importance as designated by California’s Department of Conservation 

 Have a minimum lot size of 1 acre and a maximum lot size of 20 acres  
 Not be under Williamson Act or Farmland Security Act Contract 
 Located outside of the Primary or Secondary Zone of the Delta 

 
Notes:  
 
 The majority of the parcels identified do not contain residences on-site, although residences are 

not prohibited.  
 One parcel that is included as a potential location is classified as Prime Farmland. However, due 

to its size (3 acres), odd configuration and lack of active farming on-site for over 20 years, it is 
recommended as an appropriate site for truck parking or truck sales.  

 
Permitted Uses, Thresholds and Development Standards 
 
Truck parking and truck sales may be permitted in the AI zone subject to either a ministerial application 
(such as an Improvement Plan); or when set thresholds are exceeded, a discretionary application (such as 
a Site Approval) will be required. The thresholds are as follows: 
 

 Truck Parking may be permitted with an approved Improvement Plan if there are 25 or less 
combined truck and trailers on site, and when less than 1,000 square feet of building space is 
proposed. Any project that exceeds these thresholds will require an approved discretionary Site 
Approval application. 
 

 Truck Sales may be permitted with an approved Improvement Plan if the building space utilized by 
the operation is 12,500 square feet or less. There is no limit on the number of trucks that may be 
displayed for sale on-site at any given time. Any project that exceeds this threshold will require an 
approved discretionary Site Approval application.  
 

In addition to these thresholds, the Development Title Text Amendment proposes minimum development 
standards for ministerial truck parking and truck sales projects. The standards include minimum setback 
requirements from property lines that are increased if there is a residence on an adjacent property. In 
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addition, there are minimum surfacing and screening requirements required to alleviate concerns about 
dust and ensure land use compatibility with adjoining parcels. The purpose of these development standards 
is to create a streamlined approach for operations that have minimal impacts and to allow a more in depth 
review process for operations on a case by case basis that may have potential impacts.  
 
Commercial Zones and Truck-Related Uses  
 
The Department receives weekly requests to establish truck related uses such as parking, sales, repair and 
washing on commercially zoned properties throughout the County. In an effort to provide additional 
opportunities for truck parking locations the Department is also proposing a Development Title Text 
Amendment to permit a variety of truck related operations on parcels with a zoning designation of General 
Commercial (C-G) when located within a ½ mile radius of an interchange with an interstate or highway. 
With these amendments, if approved, an additional 39 parcels could potentially be utilized for truck related 
uses throughout the County.  
 
CEQA Analysis 
 
This project is exempt from the California Environmental Quality Act (CEQA) pursuant to Section 
15061(b)(3), and a Notice of Exemption will be filed if the project is approved. This project will change the 
General Plan designation and Zoning of a limited (specific) number of parcels to an Agriculture-Industrial 
(A/I) General Plan designation and the corresponding Agriculture Industrial (AI) zoning. In addition to the 
permitted uses in the General Agriculture zone, the change in General Plan designation and zoning will 
expand the permitted uses to include truck parking and truck sales subject to a land use permit. Ministerial 
approval of a truck parking and/or truck sales project is limited to truck parking projects with a maximum 
number of 25 permitted trucks, trailers or combination thereof, and truck sales projects with a maximum 
total square footage of less than 1,000 square feet. Any project that exceeds these thresholds will require 
a discretionary application that is subject to CEQA. For ministerial approval, the maximum square footage 
of building space utilized for truck sales is 12,500 square feet. Any project exceeding this threshold would 
also require a discretionary application subject to CEQA. Because the ministerial projects will not create a 
significant impact on the environment, the project is exempt from CEQA.  
 
Public Notice 
 
Property owners of parcels under consideration for reclassification to the AI zone were notified prior to 
sending out public notification of the project, and were given the opportunity to “opt out” of the rezone. 
Ultimately, no property owners contacted the Department to opt out of the reclassification process. Pursuant 
to Development Title Section 9-220 (Public Hearing Review Procedures), a notice of public hearing, for 
property-specific applications only, shall be mailed to all owners of real property as shown on the latest tax 
rolls. The notification distance is based on the General Plan designation of the property involved. In 
agricultural, freeway service, and industrial areas outside of communities, all owners of property within 
1,400 feet of the perimeter of the property are to be notified. However, property owners of no more than 
5 parcels in any direction need to be notified, provided all owners within 300 feet are notified. In an effort 
to provide transparency to the project and encourage public participation, the Department opted to notify 
property owners within the 1,400 foot radius for all parcels being considered for rezoning. Over 2,000 
notices were sent to surrounding property owners. 
 
Public Comments 
 
There are 3 locations in the County that have been identified by staff as being of significant concern to 
the public based on responses received. Each location has multiple parcels proposed for the AI zone 
reclassification as follows: 
 

 Eight Mile Road and State Route 99 East Frontage Road (see site plans labeled Locations 19, 
20 & 21 in Attachment A) 

o Three parcels totaling approximately 17 acres of land on the northeast corner of Eight 
Mile Road and State Route 99 East Frontage Road 

o Current zone of AU-20 (Agriculture Urban Reserve-20 acre minimum) since 1992 
o Current General Plan designation of C/FS (Commercial-Freeway Service) since 1992 
o Fallow undeveloped land 
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o Surrounded by AG-40 zoning to the north and east, C-G (Commercial-General) zoning 
to the west across the State Route 99 East Frontage Road, and R-R (Rural Residential) 
zoning to the south across Eight Mile Road 

o Public opposition includes concerns about traffic, noise, and proximity to a new fire 
station 
 

 Arch Road and State Route 99 East Frontage Road (see site plans labeled Locations 23, 24 & 
25 in Attachment A) 

o Four parcels totaling approximately 16 acres of land on the southeast corner of Arch 
Road and State Route 99 East Frontage Road 

o Current zone of AG-40 (General Agriculture-40 acre minimum) since 1992 
o Current General Plan designation of A/UR (Agriculture-Urban Reserve) since 2016 
o Fallow undeveloped land 
o Surrounded by the City of Stockton (commercial development) to the north and west and 

AG-40 (General Agriculture-40 acre minimum) zoning to the south and east 
o Public opposition includes concerns about traffic and impacts on an existing residential 

subdivision located 650 feet south of closest potential AI parcel 
 

 French Camp Road and Interstate 5 (see site plans labeled Locations 27, 28, 29 & 30 in 
Attachment) 

o Four parcels totaling approximately 30 acres of land on the south side of French Camp 
Road, west of Interstate 5 

o Current zone of AG-40 (General Agriculture-40 acre minimum) since 1992 
o Current General plan designation of A/UR since 2016 
o Fallow undeveloped land 
o Surrounded by the city of Stockton to the north (developed with a mixture of residential 

and planned commercial development), Interstate 5 to the east, agricultural zoning to the 
west and south. 

o Public opposition includes concerns about traffic and impacts on existing residential 
development to the north and residences in the agricultural zone to the south.  

 
As previously noted, all of the locations selected for the AI zone reclassification were identified based on 
their close proximity to existing freeways and highways as well as access to existing interchanges where 
additional roadway improvements are not anticipated. The roadways affected by this application are 
designed to accommodate a range of uses including traffic from large trucks.  Prior to establishment of any 
truck parking facility or truck sales facility, access will be reviewed by the Department of Public Works to 
ensure that trucks can safely enter and exit the facility. The purpose of locating these sites within a ½ 
mile radius of existing interchanges is to minimize the distance traveled between parking and sales 
establishments and the freeways and highways. The proposed AI zones are located within a short 
distance of a highway or freeway by design and the majority of sites are currently located within higher 
noise contour areas that are currently subject to transportation noise from the freeways and highways. 
Any additional transportation noise from the trucks is considered minimal. Often truck parking facilities 
are unmanned and generate very little stationary noise. In conclusion, any impacts from operations 
permitted with a ministerial application are considered to be minor and will not significantly impact 
surrounding uses. Projects that require discretionary applications will be reviewed on an individual basis 
to determine any potential impacts that would require mitigation.  
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Forward General Plan Text Amendment and Development Title Text Amendment No. PA-2100196 to 
the Board of Supervisors with a recommendation of approval based on the ability to make the required 
Basis for a General Plan Text Amendment and Development Title Text Amendment (See Attachment 
D);  

 
2. Forward General Plan Map Amendment No. PA-2100197 to the Board of Supervisors with a 

recommendation of intent to approve based on the ability to make the required Basis for a General 
Plan Map Amendment (See Attachment D), and; 

 
3. Forward Zone Reclassification No. PA-2100198 to the Board of Supervisors with a recommendation 

of intent to approve based on the ability to make the required Bases for a Zone Reclassification (See 
Attachment D) 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 



 

Planning Commission Staff Report, PA-2100196, 197, & 198 (TA, GP, ZR) 22 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered Potential AI (Agriculture-Industrial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Site Plans Showing Numbered C-G (General Commercial) Zone Locations 
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Findings for General Plan Text Amendment & Development Title Text 
Amendment, General Plan Map Amendment, and Zone 

Reclassification 
 
General Plan Text Amendment & Development Title Text Amendment (PA-2100196) 
 
1. The proposed Text Amendment is consistent with the General Plan and any applicable Master Plan. 

 
 This finding can be made because the General Plan is being amended to include policies 

regarding a new General Plan designation and zone classification called A/I (Agriculture-
Industrial) and AI (Agriculture-Industrial), respectively. The amendments to the text 
contained in the General Plan and Development Title will be consistent. In addition, the 
development standards and permitted uses specifically identified for the AI zone 
classification are consistent with policy goals for the A/I General Plan designation.   
Permitting additional truck related uses in the C-G (General Commercial) zone on specific 
parcels subject to locational criteria that requires that the property is located within a ½ mile 
of an interchange will also provide additional opportunities for businesses in San Joaquin 
County while maintaining the intent of the C/G (General Commercial) goals and policies.   

 
General Plan Map Amendment (PA-2100197) 
 
1. The internal consistency of the General Plan is maintained in adoption of the Map Amendment. 

 
 This finding can be made because the locations proposed for a General Plan Map 

Amendment to the A/I (Agriculture-Industrial) designation are consistent with the goals and 
locational criteria outlined in the General Plan with the adoption of application PA-2100196.   

 
Zone Reclassifications (PA-2100198) 
 
 
1. The proposed zone is consistent with the General Plan, any applicable Master Plans, and any 

applicable Specific Plan; 
 
 The proposed AI (Agriculture-Industrial) zone is an implementing zone for the A/I 

(Agriculture-Industrial) General Plan designation. There are no applicable Master Plans or 
Specific Plans in the various vicinities.  

 
2. The proposed zone district is reasonable and beneficial at the time. 

 
 The proposed Zone Reclassification is reasonable and beneficial at this time because there 

is a great need to provide additional locations for truck parking and truck sales operations 
due to the demand generated by the increase in warehousing and farming operations in San 
Joaquin County. The AI (Agriculture-Industrial) zone is intended to continue to permit 
agriculture and agriculturally related activities, in addition to a limited number of industrial 
type uses, such as Truck Sales & Services-Parking and Sales on parcels that may no longer 
be considered ideal for commercial farming.  
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Draft General Plan Text Amendment 
 
Agriculture-Industrial (A/I) 
 
This designation provides for limited dry uses that complement both agricultural and industrial business, 
and will not generate a significant amount of waste or utilize a large amount of water. Other agricultural 
uses may also be permitted where feasible; however, the Agriculture - Industrial designation generally 
applies to parcels that are not ideal for large-scale or small-scale farming operations due to size, location, 
irregular shape or classification of farmland, and are not likely to develop during the planning period of the 
General Plan (i.e.,2035) due to a lack of available public services. Typical uses include truck parking, truck 
sales, and other limited dry uses not dependent on public services. Parcels considered for this designation 
shall be located within a one-half (1/2) mile radius from the centerline of an interchange along Interstate 5, 
Interstate 205, I-580, State Route 99, or other state highway. Parcels must also have access to a publically 
maintained roadway and be located outside of the primary and secondary zones of the Delta.  
 
Allowed Uses 
 
This designation provides for the following uses that complement both agricultural and industrial 
businesses: 

 
 Single family detached dwellings 

 
 Farm-employee housing and farm labor camps 

 
 Compatible uses with agriculture 

 
 Agricultural uses that are permitted in the General Agriculture designation and zone. 

 
 Dry uses benefitting from direct access to major interstates and highways 

 
 Truck parking 

 
 Truck sales 

 
 Warehousing operations  

 
 Uses that require minimal infrastructure improvements 

 
Development Standards 
 
Development within this designation is subject to the following standards: 

 
 Minimum Density: N/A 

 
 Maximum Density: 0.05 Dwelling Units/Acre 

 
 Minimum FAR: N/A 

 
 Maximum FAR: 0.01 

 
 Minimum Lot Size: 1.0 acre 

 
 Maximum Lot Size: 20.0 acres 
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Draft AI Zone Ordinance 
 

DIVISION 6. AGRICULTURAL ZONES 
 

CHAPTER 9-600 AGRICULTURAL ZONES: INTENT AND 
ORGANIZATION 

 
9-600.1 TITLE AND INTENT. 

 
Division 6 constitutes the agricultural zones. The intent of this Division is to prescribe use, lot, and 

structure regulations for agricultural zones within San Joaquin County, consistent with the Land Use portion 
of the General Plan. The names and intents of the agricultural zones are as follows:  

 
(a) AG Zone. The General Agriculture (AG) Zone is established to preserve agricultural lands for 

the continuation of commercial agricultural enterprises. This zone is intended to implement the 
General Agriculture land use category of the General Plan.  
 

(b) AI Zone. The Agriculture-Industrial zone is established to provide limited dry uses that 
complement both agricultural and industrial businesses on parcels not considered ideal locations 
for farming due to size, location, irregular shape, or classification of farmland.  This zone is 
intended to implement the Agriculture-Industrial land use category of the General Plan.  

 
(bc) AL Zone. The Limited Agriculture (AL) Zone is intended to recognize and preserve areas that 

contain existing concentrations of small-scale agricultural operations and dwellings. This zone 
is intended to implement the Limited Agriculture land use category of the General Plan.  

 
(cd) AU Zone. The Agriculture-Urban Reserve (AU) Zone is intended to retain in agriculture those 

areas planned for future urban development in order to facilitate compact, orderly urban 
development and to assure the proper timing and economical provision of services and utilities. 
This zone also is intended to implement the Agriculture-Urban Reserve land use category of the 
General Plan.  

 
(d) ARM Zone. The goal of the Agricultural Resource Management (ARM) zone is to assure the 

long-term viability of commercial agricultural properties. This zone is intended to provide areas 
for the continued practice of commercial agriculture and to protect lands that are best suited for 
permanent agriculture from encroachment by incompatible land uses. The ARM zone is also 
intended to implement General Plan policies relating the preservation of agricultural land and 
the principles of compatibility found in the Williamson Act statute.  

 
One of the primary objectives of the ARM zone is to permit only those uses and activities that will not 

compromise the viability of surrounding agricultural operations. The magnitude of any compatible, 
accessory recreational activities shall be proportionate to the size of the parcel. Any nature preserve buffer 
area needed to separate or reduce conflicting activities shall be located on-site. The Agricultural Resource 
Management (ARM) zone shall be applied to land that is under Williamson Act, land that is under Farmland 
Security zone contract and land in the primary delta.  
 
(Ord. 3675; Ord. 4106, § 4, 2001)  
 
9-600.2 ORGANIZATION. 

 
Division 6 consists of the following chapters:  
 
(a) 9-600 Agricultural Zones: Intent and Organization;  
 
(b) 9-605 Agricultural Zones: Use Regulations; and  
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(c) 9-610 Agricultural Zones: Lot and Structure Regulations.  
 
(Ord. 3675)  
 

CHAPTER 9-605 AGRICULTURAL ZONES: USE REGULATIONS 
 
Tables: 
 
9-605.1 INTENT. 

 
The intent of this Chapter is to specify the range of uses and structures allowed within agricultural 

zones, consistent with the policies and principles of the General Plan.  
 
(Ord. 3675) 
 
9-605.2 PERMITTED USE TYPES. 

 
Permitted, not permitted, and conditionally permitted use types are set forth in Table 9-605.2. Use 

types are described in Chapter 9-115.  
 
(Ord. 3675) 
 
9-605.3 EXPANSION OF USES AND STRUCTURES. 

 
Uses or structures that require discretionary review may be expanded with an Improvement Plan, 

provided the following conditions are met:  
 
(a) The proposed expansion of a structure involves less than a twenty-five percent (25%) increase 

in floor area covered by the existing use; and  
 
(b) The proposed expansion involves less than a ten percent (10%) increase in the overall site area 

covered by the existing use; and  
 
(c) The proposed expansion,  by interpretation of the Director, will not have a substantial, adverse 

effect on adjacent property; and  
 
(d) The proposed expansion will comply with existing requirements of agencies having jurisdiction 

and any other appropriate regulatory agency; or  
 
(e) Where conditions in Subsections (a) through (d) of this Section are not met, the level of review 

for the expansion shall be the same as the level of review required in Table 9-605.2.  
 
(Ord. 3675; Ord. 3872, § 19, 1996) 
 
9-605.4 ACCESSORY USES AND STRUCTURES. 

 
Accessory uses and structures permitted, not permitted, and conditionally permitted are set forth in 

Table 9-605.3. Accessory uses and structures not specifically listed in Table 9-605.3 may be allowed by 
the Director, subject to approval of an Improvement Plan pursuant to Chapter 9-884 or a discretionary 
application, as specified by the Director.  
 
(Ord. 3938, § 5, 1997) 
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9-605.5 TEMPORARY USES AND STRUCTURES. 
 
Permitted, not permitted, and conditionally permitted temporary uses and structures are set forth in 

Table 9-605.4. Temporary uses and structures not specifically listed in Table 9-605.4 may be allowed, 
subject to approval of an Improvement Plan pursuant to Chapter 9-884.  
 
(Ord. 3675; 3739; Ord. 3938, § 6, 1997) 
 
9-605.6 SPECIAL USE REGULATIONS. 

 
In addition to the provisions of Sections 9-605.2 through 9-605.5, the following Special Use 

Regulations shall apply to the uses or use types specified below:  
 
 (bb) Truck Parking and Truck Sales Uses in the A-I Zone. The following special use regulations shall 
apply: 

(1) Truck Sales and Services-Parking and Sales may be permitted in the A-I zone subject to the 
following standards: 
 

a. Truck Parking may be permitted with an Improvement Plan provided the number of 
combined truck and trailers is twenty- five (25) or less and any proposed office space 
is less than 1,000 square feet in size. For projects exceeding either of these limits, a 
Site Approval application shall be required.  
 

b. Truck Sales may be permitted with an Improvement Plan provided the maximum 
building space proposed with the facility is 12,500 square feet or less. For projects 
exceeding this limit, a Site Approval application shall be required.  

 
c. When both Truck Parking and Truck Sales uses are proposed on the same site, the 

level of review shall be determined by the Zoning Administrator and Director of Public 
Works or his/her designee.  

 
d. A minimum ten (10) foot wide setback shall be maintained between the project parcel 

and adjacent properties. If a residence is located on an adjacent parcel within 100 feet 
of the project site property line, the setback distance shall be increased to twenty (20) 
feet from the property line. 
 

e. A minimum six (6) to eight (8) foot tall screen shall be installed along the property line 
adjacent to truck or trailer parking.  Screening may consist of a masonry wall or any 
solid fencing approved by the Zoning Administrator.  
 

f. All maneuvering areas shall be surfaced with all- weather material, as defined and 
approved by the San Joaquin County Fire Chief’s Association. Storage areas for trucks 
and trailers may be surfaced with gravel or a higher classification surfacing material.  

 
g. The first twenty (20) feet of any project driveway shall be surfaced with asphalt 

concrete or Portland cement concrete to ensure public roadways will be free from 
debris.  

 
h. Traffic Impact Mitigation Fees and Regional Transportation Fees shall be required. 

This fee is due and payable prior to issuance of a grading or building permit and prior 
to operation. 

 
i. Water Supply Facilities Impact Mitigation Fees shall be required if the project is located 

within the established Area of Benefit. This fee is due and payable prior to issuance of 
a grading or building permit and prior to operation.  

 
j. An encroachment permit shall be required for all work within the County, City, or 

Caltrans right of way. The driveway approach shall be improved in accordance with 
the requirements of the County, City or Caltrans standards prior to operating.  
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k. Storm drainage facilities shall be in accordance with San Joaquin County Development 

Standards. 
 

l. If the project site falls within a NPDES Phase 1 or Phase 2 regulated area, the project 
shall comply with the National Pollutant Discharge Elimination System requirements. 
Calculations shall be submitted and approved by the Department of Public Works – 
Water Resources Division prior to issuance of a building permit, grading permit, and 
improvements shall be completed prior to operating.  

 
 
(Ord. 3675; 3697; 3715; 3739; 3756; Ord. 3891, § 2, 1996; Ord. 3911, § 5, 1997; amended during 8/97 
supplement; Ord. 3970, § 1, 1998; Ord. 3998, § 2, 1998; Ord. 3399, § 5, 1998; Ord. 4106, § 8, 2001; Ord. 
4181, § 2, 2002; Ord. 4255, § 5, 2005; Ord. No. 4385, § 11, 1-12-2010; Ord. No. 4399, § 5, 9-14-2010; Ord. 
No. 4404, § 1, 12-14-2010; Ord. No. 4486, § 3, 9-13-2016; Ord. No. 4508, § 2, 6-6-2018; Ord. No. 4531, § 
4, 5-21-2019; Ord. No. 4531, § 4, 5-21-2019; Ord. No. 4568 , § 4, 1-26-2021) 
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TABLE 9-605.2 USES IN AGRICULTURAL ZONES 

Legend: 
P Permitted Use 
PI Permitted Use With Improvement Plan 
QX Use Permitted Subject to Quarry Excavation Permit 
S Use Permitted Subject to Site Approval 
U Use Permitted Subject to Use Permit 
- Use Not Permitted 
Note: In areas designated as Open Space/Resource Conservation on the General Plan, all uses 
or use types shall require Site Approval, unless another discretionary approval is specified by 
this Title. 
*See Sections 9-605.6(c)(h)(k)(t)(u)(w)(x) and (z) for Special Use Regulations in an Agricultural 
Zone 
Use Types Agricultural Zones  

AG AL AU ARM AI 
Residential Use Types      

Family Residential       

Single-Family  P  P  P  P  P 
Two-Family  -  -  -  -   
Small Multi-Family  -  -  -  -   
Large Multi-Family  -  -  -  -   
Farm Employee Housing  -  -  -  -   
 Small  P  P  P  P  P 
 Large  U  U  -  U  U 
Group Care       

Small  P  P  P  -   
Large  -  -  -  -   
Adult Day Care  -  -  -  -   
Farm Related  U  -  -  -  U 
Group Residential  -  -  -  -   
Mobile Home Park  -  -  -  -   
Emergency Shelters       

Small  P  P  P  -  P 
Large  -  -  -  -   
Single-Room Occupancy  -  -  -  -   
Veterans Supportive Housing  -  -  -  -   
Nonresidential Use Types      

Administrative Offices  -  -  -  -   
Administrative Support Services  -  -  -  -   
Adult Entertainment  -  -  -  -   
Aerial Services       

Farm  S  -  -  S  S 
Heliport  S  -  -  -  S 
Agricultural Organizations  U  U  -  -  U 
Nonresidential Use Types      

Agricultural Processing       

 Preparation Services  S  U  -  S  S 
 Food Manufacturing  U  -  -  U  U 
Agricultural Sales       

 Feed and Grain  S  U  -  S  S 



 

Planning Commission Staff Report, PA-2100196, 197, & 198 (TA, GP, ZR) 8 
Draft Development Title Text Amendments (AI and C-G Zones) 
 

 Agricultural Chemicals  S  U  -  S  S 
Agricultural Warehousing  S  S  -  S  S 
Agricultural Wastes  S  -  -  S  S 
Animal Feeding and Sales  S  -  -  S  S 
Animal Raising       

 Exotic Animals  S  U  S  S  S 
 General  P  P  P  P  P 
 Hogs  U  U  U  U  U 
 Small Animals  S  U  S  S  S 
 Family Food Production  P  P  P  P  P 
 Educational Animal Project  P  P  P  P  P 
 Zoo  -  -  -  -  - 
 Petting Zoo  U  U  U  -  U 
Animal Specialty Services       

 Farm  PI  S  -  PI  PI 
 Pet  -  -  -  -  - 
 Kennel  U  U  -  U  U 
 Kennels, Small Breeding  S  S  S  S  S 
Auction Sales       

 Indoor  -  -  -  -  - 
 Outdoor  -  -  -  -  - 
Automotive Sales and Services      - 

 Automotive Rentals  -  -  -  -  - 
 Automotive Repairs, Light  -  -  -  -  - 
 Automotive Repairs, Heavy  -  -  -  -  - 
 Automotive Sales  -  -  -  -  - 
 Cleaning  -  -  -  -  - 
 Inoperable Vehicle Storage  -  -  -  -  - 
 Operable Vehicle Storage  -  -  -  -  - 
 Parking  -  -  -  -  - 
Building Maintenance Services  -  -  -  -  - 
Child Care Services       

 Family Day Care Homes  P  P  P  P  P 
- S  S  S  -  S 
Commercial Cannabis       

 Cultivation*  U/SP  -  -  -  U/SP 
 Distribution*  U/SP  -  -  -  U/SP 
 Manufacturing*  U/SP  -  -  -  U/SP 
 Retail Sales  -  -  -  -  - 
 Laboratory Testing  -  -  -  -  - 
Communication Services       

 Type I  PI  PI  PI  PI  PI 
 Type II  S  S  S  S  S 
 Type III  S  S  -  S  S 
 Type IV  S  -  -  -  S 
Community Assembly  -  -  -  -  - 
Construction Sales  -  -  -  -  - 
Construction Services       

 Light  -  -  -  -  - 
 Heavy  -  -  -  -  - 
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Crop Production  P  P  P  P  P 
Cultural & Library Services  -  -  -  -  - 
Custom Agricultural Manufacturing  S  -  -  -  SS 
Custom Manufacturing  -  -  -  -  - 
Dairies*  S  S  S  S  S 
Eating Establishments       

 Convenience  -  -  -  -  - 
 Full Service  -  -  -  -  - 
Educational Services       

 Commercial  -  -  -  -  - 
 General  S  S  S  -  S 
Equipment Sales & Repair       

 Farm Machinery, Sales*  S  -  -  -  S 
 Farm Machinery, Repair  S  S  -  S  S 
 Heavy Equipment  -  -  -  -  - 
 Leisure  -  -  -  -  - 
 Aircraft  -  -  -  -  - 
Explosives Handling*  U  -  -  -  U 
Farm Services  S  S  S  S  S 
Funeral & Interment Services       

 Cemeteries  U  -  U  -  U 
 Interring & Cremating  U  -  -  -  U 
 Undertaking  -  -  -  -  - 
Gasoline Sales       

 Service  -  -  -  -  - 
 Combination  -  -  -  -  - 
General Industrial       

 Limited  -  -  -  -  - 
 Intermediate  -  -  -  -  - 
 Heavy  -  -  -  -  - 
Hazardous Industrial  -  -  -  -  - 
High Technology Industry  -  -  -  -  - 
Laundry Services  -  -  -  -  - 
Liquor Sales       

 On-Premises  -  -  -  -  - 
 Off-Premises  -  -  -  -  - 
Lodging Services       

 Bed & Breakfast  S  S  S  -  S 
 Motel  -  -  -  -  - 
Major Impact Services  U  -  -  -  U 
Medical Services  -  -  -  -  - 
Nursery Sales & Services       

 Wholesale  PI  PI  PI  PI  PI 
 Retail  -  -  -  -  - 
 Landscaping Services  S  S  S  -  S 
Personal Storage  -  -  -  -  - 
Petroleum & Gas Extraction  PI  PI  S  PI  PI 
Produce Sales       

 Farm Produce Stands  P  P  P  P  P 
 Agricultural Store, Small  S  S  S  S  S 
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 Agricultural Store, Large  U  U  U  U  U 
Professional Services  -  -  -  -  - 
Public Services       

 Administrative  -  -  -  -  - 
 Essential  S  S  S  -  - 
Quarry Operations  QX  -  QX  QX  QX 
Recreation       

 Nature Preserve  U  U  -  U  U 
 Campgrounds  U  U  U  -  U 
 Indoor Participant  -  -  -  -  - 
 Indoor Spectator  -  -  -  -  - 
 Marinas  U  -  -  -  U 
 Outdoor Entertainment  -  -  -  -  - 
 Outdoor Sports Clubs  S  -  -  S  S 
 Parks  U  U  U  -  U 
 Resorts  S  S  -  -  S 
Recycling Services       

 Consumer  -  -  -  -  - 
 Scrap Operations  -  -  -  -  - 
 Limited Agricultural Recycling  SA  -  -  -  S 
Religious Assembly       

 Neighborhood  U  U  U  -  U 
 Community  U  U  U  -  U 
 Regional  U  U  U  -  U 
Research & Laboratory Services  -  -  -  -  - 
Retail Sales & Services       

 Primary  -  -  -  -  - 
 Intermediate  -  -  -  -  - 
 General  -  -  -  -  - 
Signs, Off-Premises, *see special use 
regulations for Off-premises directional 
signs  

P  P  P  -  P 

Stables       

 Neighborhood  S  U  S  S  S 
 Commercial  U  U  U  -  U 
Transportation Services  -  -  -  -  - 
Truck Sales and Services       

 Parking*  -  U  -  -  PI/S* 
 Cleaning  -  -  -  -  - 
 Stops  -  -  -  -  - 
 Repairs  -  -  -  -  - 
 Sales  -  -  -  -  PI/S* 
 Terminals  -  -  -  -  - 
 LNG truck fueling stations  -  -  -  -  - 
Utility Services       

 Minor  P  P  P  P  P 
 Major  S  S  S  S  S 
Veterans Organizations*  S  S  S  -  S 
Water Storage  U  -  -  U  U 
Wholesaling & Distribution       
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 Light  -  -  -  -  - 
 Heavy  -  -  -  -  - 
Wineries and Wine Cellars       

 Wine Cellar, Off-Site  S  -  -  S  S 
 Winery, Large and Medium*  U*  -  -  U  U 
 Winery, Boutique and Small  S  S  -  S  S 

 
(Ord. 3675; 3697; 3715; 3756; Ord. 3843, § 5, 1995; Ord. 3872, § 11, 1996; Ord. 3911, § 6, 1997; Ord. 
3931, § 7, 1997; Ord. 3399, § 6, 1998; Ord. 4013, § 6, 1999; Ord. 4059, § 10, 2000; Ord. 4106, § 5, 2001; 
Ord. 4115, § 6, 2001; Ord. 4127, § 5, 2001; Ord. 4134, § 5, 2002; Ord. 4155, § 5, 2002; Ord. 4181, § 5, 
2002; Ord. 4255, § 4, 2005; Ord. 4367, § 1, 2009; Ord. 4368, §§ 15, 16, 2009; Ord. No. 4385, § 10, 1-12-
2010; Ord. No. 4404, § 2, 12-14-2010; Ord. No. 4420, § 2, 12-13-2011; Ord. No. 4440, § 6, 8-13-2013; 
Ord. No. 4471, § 17, 12-15-2015; Ord. No. 4531, § 4, 5-21-2019; Ord. No. 4540, § 5, 10-8-2019) 

TABLE; 9-605.3 ACCESSORY USES & STRUCTURES IN AGRICULTURAL ZONES 

Legend: 
P Permitted Use 
PI Permitted Use With Improvement Plan 
S Use Permitted Subject to Site Approval 
U Use Permitted Subject to Use Permit 
- Use Not Permitted 
Accessory Use or Structure  Agricultural Zones  

AG AL AU ARM AI 
Accessory Dwelling Unit  P  P  P  -  P 
Antennae, Radio/TV Dish  P  P  P  P  P 
Barn  P  P  P  P  P 
Biomass Energy Production For Use 
On Premises  

S  S  S  S  S 

Boathouse, Private: One per Lot  P  P  P  P  P 
Commercial Coach  P  P  P  -  P 
Coop  P  P  P  P  P 
Distilled Spirits Storage, Large 
Winery  

P  -  -  -  P 

Dock, Private: One per Lot  P  P  P  P  P 
Firewood Sales: Grown On-site or 
Within a Five (5) Mile Radius of the 
Premises  

P  P  P  P  P 

Garage, Private: For up to Three (3) 
Vehicles  

P  P  P  P  P 

Greenhouse, Private  P  P  P  P  P 
Guesthouse  P  P  P  P  P 
Horse Raising  P  P  P  P  P 
Packing Shed, Private  P  P  P  P  P 
Pet Grooming  PI  PI  -  -  PI 
Pet Training  P  P  -  P  P 
Pump/Pumphouse  P  P  P  P  P 
Second Unit Dwelling  P  P  P  P  P 
Silo  P  P  P  P  P 
Stable, Private  P  P  P  P  P 
Storage Building, Private  P  P  P  P  P 
Swimming Pool & Equipment  P  P  P  P  P 



 

Planning Commission Staff Report, PA-2100196, 197, & 198 (TA, GP, ZR) 12 
Draft Development Title Text Amendments (AI and C-G Zones) 
 

Truck Parking, Agricultural  S  S  S  S  S 
Water Storage Facility  P  P  P  P  P 
Wind Machine, Private  P  P  P  P  P 
Wine Tasting Room at a Wine Cellar, 
Off-Site  

P  -  -  P  P 

Wine Tasting Room at a Winery, All 
Sizes  

P  -  -  P  P 

Workshop/Hobby Shop  P  P  P  P  P 
 
(Ord. 3675; 3697; Ord. 3998, § 1, 1998; Ord. No. 3999, § 6, 10-27-1998; Ord. 4106 § 6, 2001; Ord. 4115 
§ 7, 2001; Ord. 4368, § 17, 2009; Ord. No. 4385, § 12, 1-12-2010; Ord. No. 4486, § 2, 9-13-2016; Ord. 
No. 4568, § 5, 1-26-2021) 

TABLE 9-605.4 

TEMPORARY USES & STRUCTURES IN AGRICULTURAL ZONES 

Legend:  
AX Permitted Subject to Agricultural Excavation Permit  
P Permitted Use  
PI Permitted Use With Improvement Plan  
S Use Permitted Subject to Site Approval  
U Use Permitted Subject to Use Permit  
- Use Not Permitted  
MP Permitted Subject to Mobile Home Permit  
(M) Permit Type Unique to Mountain House Community  
Temporary Use or Structure  Agricultural Zone  

AG  AL  AU  ARM  AI  
Auction, Agricultural Machinery  PI  PI  PI  PI  PI  
Auction, Livestock  S  S  S  S  S  
Batch Plant  U  -  -  -  U  
Boutique Sales (Limit: 2 consecutive days, 
twice per year)  

P  P  P  P  P  

Carnival/Circus  U  U  U  -  U  
Caretaker Mobile Home  -  -  -  -  -  
Christmas Tree Sales  PI  PI  PI  PI  PI  
Commercial Coach  PI  PI  PI  PI  PI  
Corporation Yard  PI  PI  PI S(M)  -  PI  
Farmer's Market  S  S  S  -  S  
Garage Sale (Limit: 2 consecutive days, twice 
per year)  

P  P  P  P  P  

Halloween Pumpkin Sales  PI  PI  PI  PI  PI  
Motion Picture Filming  P  P  P  P  P  
Public Display of Fireworks*  IP  IP  IP  IP  IP  
Special Outdoor Event  PI  PI  PI  PI  PI  
Special Indoor Event  PI  PI  PI  PI  PI  
Subdivision Sales Office  -  -  -  -  -  
Temporary Building Incidental to Construction 
Works  

P  P  P  P  P  

Temporary Farm Employee Housing  PI  -  -  PI  PI  
Temporary Mobile Home  MP  MP  MP  MP  MP  
Tent Revival  U  U  U  -  U  

 
(Ord. 3675; 3697; 3715; Ord. 3832, § 14, 1995; Ord. 3843, § 15, 1995; Ord. 4059, § 11, 2000; Ord. 4106, 
§ 7, 2001; Ord. No. 4385, § 13, 1-12-2010; Ord. No. 4508, § 2, 6-6-2018) 
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Draft C-G Zone Ordinance 
 

CHAPTER 9-405 COMMERCIAL ZONES: USE REGULATIONS 
 

Tables: 
 
9-405.1 INTENT. 

 
The intent of this Chapter is to specify the range of uses and structures allowed in the 

commercial zones, consistent with the policies of the General Plan. 
 
(Ord. 3675) 
 
9-405.2 PERMITTED USE TYPES. 

 
Permitted, not permitted, and conditionally permitted use types are set forth in Table 9-405.2. 

Additional uses may be permitted as set forth in Section 9-405.5. Use types are described in Chapter 
9-115. 
 
(Ord. 3675; 3790) 
 
9-405.3 EXPANSION OF USES AND STRUCTURES. 

 
Uses or structures that require discretionary review may be expanded with an Improvement Plan, 

provided the following conditions are met: 
 

(a) The proposed expansion of a structure involves less than a twenty-five percent (25%) 
increase in floor area covered by the existing use; and 

 
(b) The proposed expansion involves less than a ten percent (10%) increase in the overall site 

area covered by the existing use; and 
 
(c) The proposed expansion, in the opinion of the Director, will not have a substantial, adverse 

effect on adjacent property; and 
 
(d) The proposed expansion will comply with existing requirements of agencies having jurisdiction 

and any other appropriate regulatory agency; or 
 
(e) Where conditions in Subsections (a) through (d) of this Section are not met, the level of 

review for the expansion shall be the same as the level of review required in Table 9-405.2. 
 

(Ord. 3675; Ord. 3872, § 17, 1996) 
 
9-405.4 TEMPORARY USES AND STRUCTURES. 

 
Permitted, not permitted, and conditionally permitted temporary uses and structures are set forth 

in Table 9-405.4. Temporary uses or structures not specifically listed in Table 9-405.4 may be allowed, 
subject to approval of an Improvement Plan pursuant to Chapter 9-884. 
 
(Ord. 3675; 3739) 
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9-405.5 SPECIAL USE REGULATIONS IN COMMERCIAL ZONES. 
 

In addition to the provisions of Sections 9-405.2 through 9-405.4, the following regulations 
shall apply to commercial zones: 

 
(a) Unless the use type is more restrictive, a Site Approval (Section 9-818) is required for any 

commercial use that is: 
 

(1) Six thousand (6,000) square feet or greater in ground floor area; 
 
(2) Occupies ten (10) or more acres of site area; or 
 
(3) Not served by a public wastewater treatment plant, public water system, and a 

public drainage system. 
 

(b) Outdoor goods displays or storage of greater than one-hundred (100) square feet in area 
shall require a Site Approval, unless a more restrictive review method is required for the 
use type. Outdoor goods displays of one-hundred (100) square feet or less shall be 
permitted provided the following provisions are met: 

 
(1) The display shall be on private property; 

 
(2) No pedestrian, handicapped, or vehicle access shall be blocked; 

 
(3) No required parking space shall be used or blocked; 

 
(4) No part of the display shall consist of moving parts, flashing lights, or other elements 

that could pose a traffic safety distraction; and 
 

(5) An outdoor goods display shall only be on display during the business hours of the 
establishment. 

 
(c) Any change in an existing use to a new use which requires either a Use Permit, a Site 

Approval, or an Improvement Plan shall be permitted without a Use Permit, Site Approval, 
or Improvement Plan, provided the Review Authority finds that the proposed use is less 
detrimental to, or will have no greater impact in, the zone than the existing use. 
 

(d) Uses allowed in the Limited Industrial (I-L) and General Industrial (I-G) zones may be 
allowed in Commercial zones, excluding Neighborhood Commercial (C-N) and Commercial 
Recreation (C-R) zones, under the following conditions: 

 
(1) The Commercial zone is immediately adjacent to the Industrial zone; 

 
(2) The uses are located in a "transition area" between the two (2) zones that is 

designated in an adopted Special Purpose Plan; 
 

(3) The specific uses that may be allowed in the "transition area" must conform with the 
use regulations of the particular Industrial and Commercial zones that are located 
adjacent to each other; 
 

(4) The specific uses that may be allowed must be based upon land use plans and criteria 
included in an adopted special purpose plan; 
 

(5) A full range of public services is provided to all of the properties. 
 

(e) In the C-N, C-C, C-O and C-RS zones, residential development may be conditionally 
permitted with an approved Site Approval application if accessory to the commercial use, 
such as a caretaker residence or apartments above a commercial use. Such residential uses 
shall meet General Plan density requirements. 
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(f) Truck Sales in the C-FS zone shall be limited to areas where there are both existing truck 

fuel sales and existing significant ancillary truck service related establishments and shall 
be further limited to used commercial trucks five (5) tons or larger (new commercial truck 
sales prohibited) and a maximum of ten (10) commercial trucks shall be in inventory and/or 
displayed at any given time. 
 

(g) Public Displays of Fireworks. An Improvement Plan shall be required for all public displays 
of fireworks and are subject to the following regulations: 

 
(1) An Improvement Plan shall be approved a minimum of two (2) weeks prior to the 

proposed public display of fireworks. An approved Operational Fire permit shall be 
submitted with every Improvement Plan. 
 

(2) All property owners of parcels adjacent to the parcel(s) approved by the Improvement 
Plan shall be notified of the details of the public display of fireworks which shall include 
the date of the event, time of event, and length of time for the fireworks display. The 
Community Development Department shall notify property owners in writing a 
minimum of one (1) week prior to the public display of fireworks date. 
 

(3) The Community Development Department shall notify the appropriate Municipal 
Advisory Council in writing a minimum of one (1) week prior to the public display of 
fireworks date if a public display of fireworks is proposed on a parcel located within 
a Municipal Advisory Council district. 

 
(h) Truck Sales and Services. The following Truck Sales and Services uses; Parking, 

Cleaning, Repairs, and Sales may be conditionally permitted in the C-G zone subject to 
the following criteria: 

 
(1) Parcels utilized for any of the Truck Sales and Services uses identified above shall 

be located within a ½ mile radius of an interchange that includes an interstate or 
state highway. 

 
(Ord. 3703, 3756, 3790; Ord. 4301, § 2, 2006; Ord. 4317, § 1, 2007; Ord. No. 4399, § 3, 9-14-2010; Ord. 
No. 4508, §2, 6-6-2018) 

 
9-405.6 ENTERPRISE ZONES. 

Applications for commercial development projects located in an Enterprise Zone, as designated 
by the State of California, normally processed under the Public Hearing Review Procedure in Chapter 
9-220, shall be processed under the Staff Review with Notice Procedure in Chapter 9-215. 
 
(Ord. 3715) 

 
9-405.7 CROSSROADS COMMERCIAL ZONE. 

 
A Site Approval application shall be required for the Equipment Sales and Repair, Leisure use 

type in the Crossroads Commercial (C-X) zone. All Site Approval applications for Boat and 
Recreational Vehicle storage facilities shall be located within a one mile radius of a navigable 
waterway situated within the San Joaquin County Delta region. 
 
(Ord. 4047, § 5, 1999) 
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TABLE 9-405.2 USES IN COMMERCIAL ZONES 
 

- Use Not Permitted 
Note: 
See Section 9-405.5 for Special Use Regulations in a Commercial Zone. 

Use Types C-L C-N C-C C-O C-G C-FS C-RS C-R C-X 
Residential Use Types          

Family Residential          

Single-Family - - - - - - - - - 
Two-Family - - - - - - - - - 
Small Multi-Family - - - - - - - - - 
Large Multi-Family - - - - - - - - - 
Farm Employee Housing - - - - - - - - - 
Small - - - - - - - - - 
Large - - - - - - - - - 

Group Care          

Small P P P P P P P P P 
Large PI - PI PI PI - - - - 
Adult Day Care - U U - U - U SP - 
Farm Related - - - - - - - - - 

Group Residential - - - - - - - - - 
Mobile Home Park - - - - - - - - - 
Emergency Shelters          

Small - - - P P - P - - 
Large - - - PI PI - - - - 
Single-Room Occupancy - - - - - - - - - 

Veterans Supportive Housing - - - - - - - - - 
Nonresidential Use Types          

Administrative Offices - PI PI PI PI - PI - - 
Administrative Support Services - S PI PI PI - PI - - 
Adult Entertainment - - - - PI - - - - 
Aerial Services          

Farm - - - - - - - - - 
Heliport - - - - U - - SP - 

Agricultural Organizations - PI PI PI PI - PI - - 
Agricultural Processing          

Preparation Services - - - - - - - - - 
Food Manufacturing - - - - - - - - - 
Agricultural Sales          

Feed and Grain - - - - U - U - U 
Agricultural Chemicals - - - - - - - - - 
Agricultural Warehousing - - - - - - S - S 
Agricultural Wastes - - - - - - - - - 
Animal Feeding and Sales - - - - - - - - - 

Legend: 
P Permitted Use, Except as Specified by Note 
PI Permitted Use With Improvement Plan, Except as Specified 
by Note S Use Permitted Subject to Site Approval 
SP Use Permitted Subject to Special 
Purpose Plan U Use Permitted Subject to 
Use Permit 
QX Use Permitted Subject to Quarry Excavation Permit 
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Animal Raising          

Exotic Animals - - - - - - - - - 
General - - - - - - - - - 
Hogs - - - - - - - - - 
Small Animals - - - - - - - - - 
Family Food Production - - - - - - - - - 
Educational Animal Project - - - - - - - - - 
Zoo - - - - - - - U - 
Petting Zoo - - - - - - - U - 
Animal Specialty Services          

Farm - - - - - - U - S 
Pet - S S - S - S - - 
Kennels - - - - U - U - - 
Kennels, Small Breeding - - - - S - S - - 
Auction Sales          

Indoor - - S S S - S - - 
Outdoor - - S - S - S - - 
Automotive Sales and Services          

Automotive Rentals - - S - S S - - - 
Automotive Repairs, Light - - S - S - S - - 
Automotive Repairs, Heavy - - - - S - S - - 
Automotive Sales - - S - S - S - - 

 
 

Legend: 
P Permitted Use, Except as Specified by Note 
PI Permitted Use With Improvement Plan, Except as Specified 
by Note S Use Permitted Subject to Site Approval 
SP Use Permitted Subject to Special 
Purpose Plan U Use Permitted Subject to 
Use Permit 
QX Use Permitted Subject to Quarry Excavation Permit 
- Use Not Permitted 
Note: 
See Section 9-405.5 for Special Use Regulations in a Commercial Zone. 

Use Types C-L C-N C-C C-O C-G C-FS C-RS C-R C-X 
Cleaning - S S - S S S - - 
Inoperable Vehicle Storage - - - - - - - - - 
Operable Vehicle Storage - - - - S - - - - 
Parking - S S S S S S SP - 
Building Maintenance Services - - PI - PI - PI - - 
Child Care Services          

Family Day Care Homes P P P P P P P P P 
Child Care Centers - S S S S - S SP - 
Commercial Cannabis          

Cultivation - - - - - - - - - 
Distribution - - - - - - - - - 
Manufacturing  - - - - - - - - 
Retail Sales  - U/SP - U/SP - - - - 
Laboratory Testing S/SP S/SP S/SP S/SP S/SP - S/SP S/SP - 

Communication Services          

Type I PI PI PI PI PI PI PI PI PI 
Type II S S S S S S S S S 
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Type III - - - - - - - - - 
Type IV - - S S PI - - - - 
Community Assembly - S S S S - S SP - 
Construction Sales - - U - PI - S - - 
Construction Services          

Light - - - - S - S - - 
Heavy - - - - - - - - - 

Crop Production P P P P P P P P P 
Cultural & Library Services - PI PI PI PI - PI - PI 
Custom Agricultural
Manufacturing 

- - - - - - - - - 

Custom Manufacturing - - PI - PI - PI SP - 
Dairies - - - - - - - - - 
Eating Establishments          

Convenience S PI PI PI PI S PI SP S 
Full Service - PI PI PI PI S PI SP S 

Educational Services          

Commercial - S S S S - S - - 
General - S S S S - S - S 

Equipment Sales & Repair          

Farm Machinery, Sales - - - - S - S - S 
Farm Machinery, Repair - - - - - - S - S 
Heavy Equipment - - - - - - - - - 
Leisure - - S - S S S SP S 
Aircraft - - - - - - - - - 

Explosives Handling - - - - - - - - - 
Farm Services - - - - - - S - S 
Funeral & Interment Services          

Cemeteries - - - - - - - - - 
Interring & Cremating - - - - S - S - - 
Undertaking - - PI - PI - S - - 

Gasoline Sales          

Service - S S - S S S SP S 
Combination U S S - S S S SP S 

General Industrial          

Limited - - - - - - - - - 
Intermediate - - - - - - - - - 
Heavy - - - - - - - - - 

Hazardous Industrial - - - - - - - - - 
High Technology Industry - - - - - - - - - 
Laundry Services - - - - S - - - - 
Liquor Sales          

On-Premises S S S S S S S SP S 
Off-Premises S S S - S - S SP S 

Lodging Services          

Bed & Breakfast - - S - S S S S - 
Motel - - S - S S S SP - 

Major Impact Services - - - - - - - - - 
Medical Services - S PI PI PI - PI - - 
Nursery Sales & Services          

Wholesale - - - - S - S - - 
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Retail - S PI - PI - PI - S 
Landscaping Services - - S - S - S - - 

Personal Storage - - S - PI - S - S 
Petroleum & Gas Extraction U U U U U U U U U 
Produce Sales          

Produce Stand - - - - - - - - - 
Agricultural Store, Small S S S S S S S S S 
Agricultural Store, Large U U U U U U U U U 

Professional Services S PI PI PI PI - PI - - 
Public Services          

Administrative - PI PI PI PI PI PI - - 
Essential S S S S S S S S S 

Quarry Operations - - - - - - - QX - 
Recreation          

Campgrounds - - - - - U - SP - 
Indoor Participant - S S - S - S SP - 
Indoor Spectator - - U - U - - SP - 
Marinas - - U - U - - SP - 
Outdoor Entertainment - - U - U - - SP - 
Outdoor Sports Clubs - - - - - - - SP - 
Parks - - S S S S S SP - 
Resorts - - - - - - - SP - 

Recycling Services          

Consumer - PI PI - PI PI PI PI - 
Scrap Operations - - - - - - - - - 
Limited Agricultural Recycling - - - - - - - - - 

Religious Assembly          

Neighborhood - S S S S - S - S 
Community - - U U U - U - U 
Regional - - U U U - - - - 

Research & Laboratory Services - - - - S - - - - 
Retail Sales & Services          

Primary PI PI PI PI PI S PI SP S 
Intermediate - PI PI - PI - PI - S 
General - - S - S - U - - 

Signs, Off-Premises - - S - S S S - - 
Stables          

Neighborhood - - - - - - U - - 
Commercial - - - - - - U SP - 

Transportation Services - - - - S - S - - 
Truck Sales and Services          

Parking - - - S - - - - - 
Cleaning - - - S - S - - - 
Stops - - - - - U - - - 
Repairs - - - S - - - - - 

 
 
 

Sales* - - - S S U - - - 
Terminals - - - - - - - - - 
LNG Truck Fueling Stations - - - - - - - - - 

Utility Services          



 

Planning Commission Staff Report, PA-2100196, 197, & 198 (TA, GP, ZR) 20 
Draft Development Title Text Amendments (AI and C-G Zones) 
 

Minor P P P P P P P P P 
Major S S S S S S S S S 

Veterans Organizations - S S S S - S SP - 
Water Storage - - - - - - - - - 
Wholesaling & Distribution          

Light - - - - S - S - - 
Heavy - - - - - - - - - 

Wineries and Wine Cellars          

Wine Cellar, Off-Site - - S - S - S - - 
Winery, All Sizes - - - - - - - - - 

 
(Ord. 3675; 3697; 3703; 3715; 3756; Ord. 3843, § 3, 1995; Ord. 3863, § 1, 1996; Ord. 3872, §§ 3, 15, 
1996; Ord.3877, § 1 (part), 1996; Ord. 3878, § 1 (part), 1996; Ord. 3911, § 3, 1997; Ord. 3931, § 5, 1997; 
Ord. 3399, § 3, 1998;Ord. 4013, § 4, 1999; Ord. 4047, § 4, 1999; Ord. 4059, § 6, 2000; Ord. 4115, § 4, 
2001; Ord. 4120, § 1, 2001; Ord.4127, § 3, 2001; Ord. 4134, § 3, 2002; Ord. 4155, § 3, 2002; Ord. 4181, 
§ 4, 2002; Ord. 4301, § 1, 2006; Ord. 4317, §2, 2007; Ord. 4368, §§ 7, 8, 2009; Ord. No. 4385, § 6, 1-12-
2010; Ord. No. 4440, § 3, 8-13-2013; Ord. No. 4471, §15, 12-15-2015; Ord. No. 4531, § 4, 5-21-2019; 
Ord. No. 4540 , § 3, 10-8-2019) 
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Attachment G 
Environmental Determination 

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