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Planning Commission Staff Report 
Item # 3, October 3, 2024 

Administrative Use Permit No. PA-2300166 
Prepared by: Nancy Arroyo 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  San Joaquin River Club Inc. 
Project Applicant:  Vertical Bridge and Assurance Development (c/o Adrian Culici)  
 
Project Site Information 
Project Address:  30000 S. Kasson Road, Tracy 
Project Location: Located at the San Joaquin River Club property on the northeast side of 

S. Kasson Road, at the southern terminus with E. Durham Ferry Road/S. 
Airport Way, east of Tracy. 

 
Parcel Number (APN): 241-150-01 Water Supply: Private (Well) 
General Plan Designation: OS/RC and A/G Sewage Disposal: Private (Septic System) 
Zoning Designation: AG-40 Storm Drainage: Private 

Project Size: 2,046 square feet 100-Year Flood: 
Yes (Portions AE,  
X (500), and X) 

Parcel Size: 411.96 acres Williamson Act: No 
Community: None Supervisorial District: 5 
 
Environmental Review Information 
CEQA Determination: Exempt from CEQA pursuant to Section 15303, (Class 3) 
 

 
Project Description 
 
This project is an Administrative Use Permit application to construct a 100-foot-tall monopole 
telecommunications tower with related equipment within a 2,046 square foot lease area on an existing parcel 
developed with residential uses known as the San Joaquin River Club. 
 
Recommendation 
 
1. Adopt the Findings for Administrative Use Permit (Attachment H) and approve Administrative Use Permit 

No. PA-2300166 with recommended Conditions of Approval (Attachment I) contained in the Staff Report.  
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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: September 23, 2024. 
Number of Public Hearing notices: 543 
Date of Public Hearing notice mailing: September 20, 2024. 
 
Referrals and Responses 
 

• Project Referral with Environmental 
Determination Date: August 7, 2023 

 

 

Agency Referrals Response Date - Referral 

County Departments  

SJC Supervisor: District 
5 

 

SJC Agricultural 
Commissioner 

 

Assessor  

Building Division  

Environmental Health August 31, 2023 

Fire Prevention Bureau  

Mosquito Abatement  

Public Works October 24, 2023 

Sheriff Office  

SJC Sheriff 
Communications 
Director 

 

Tracy Rural Fire District   

New Jerusalem 
Elementary 

 

Tracy Unified School 
District 

 

State Agencies  

CA Fish & Wildlife 
Region:2 

 

Air Pollution Control 
District 

 

CA Division of 
Aeronautics 

 

CA Native American 
Heritage Commission  

 

Federal Agencies  

Federal Aviation 
Administration 

August 23, 2023 

Federal Emergency 
Management Agency 

 
 

Agency Referrals Response Date - Referral 

Local Agencies  

S.J.C.O.G. August 8, 2023 

Airport Land Use 
Commission  

August 8 2023 & September 
29, 2023 

Mosquito & Vector 
Control 

 

San Joaquin Farm 
Bureau 

August 8, 2023 

2085 Kasson 
Reclamation District  

 

New Jerusalem Airport 
Services 

 

Miscellaneous  

Buena Vista Rancheria  

Haley Flying Service  

North Valley Yokuts 
Tribe 

 

United Auburn Indian 
Community 

August 7, 2023 

Precissi Flying Services  

Sierra Club  

AT&T   

PG&E 
August 8, 2023, 

& August 28, 2023 
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ANALYSIS 
 
Background 
 
The subject parcel, located east of Tracy, is known as the San Joaquin River Club, a 411.96-acre legal lot 
currently developed with approximately 430 residences in the AG-40 (General Agriculture, 40-acre minimum) 
zone.  
 
On July 21, 2023, Vertical Bridge applied for a cell tower to be developed within a 2,046-square-foot lease 
area. Access to the site is proposed through a new 20-foot-wide, non-exclusive access and utility easement on 
the east side of Kasson Road, approximately 320 feet north of E. Durham Ferry Road and approximately 2,005 
feet south of existing access driveway for the community. This proposed easement will not impact the existing 
developed areas or roadways.  
 
Alternative Site Review 
 
The applicant reviewed five alternative sites prior to submitting this application. (See Attachment B.) Two 
alternative locations within the San Joaquin River Club property were not sufficient based on a lack of 
adequate space, access to power, or access to telecommunication utilities necessary to establish a 
telecommunication tower and related equipment. Three off-site alternatives were not viable for development 
based on site conditions or the inability to obtain a lease agreement. As a result, Vertical Bridge selected 
the subject location as the most viable site. 
 
Telecommunications Act of 1996 
 
Pursuant to the Telecommunications Act of 1996, T-Mobile USA Inc. v. City of Anacortes, 572 F.3d 987, 
and a related line of cases, the County shall not deny an application for a wireless communication facility, 
such as a cell tower, if the applicant has shown that there is a significant gap in cellular coverage and that 
the proposed location is the least intrusive means to close that gap unless the County can show the 
“existence of a potentially available and technologically feasible alternative to the proposed location.” With 
this application the applicant provided coverage maps, depicting limited service in the tower area, as well 
as projected service maps with the tower in operation, which show increased coverage throughout the area. 
As a result, the proposed location will be able to adequately fill the existing radio frequency service gap.  
 
Pursuant to the Telecommunications Act of 1996 and T-Mobile USA Inc. v. City of Anacortes, 572 F.3d 
987, and a related line of cases, the County has no discretion to deny the application. 
 
Opposition Letters 
 
The Community Development Department received opposition letters from 18 resident members of the San 
Joaquin River Club and a support letter from 1 resident member of the San Joaquin River Club.  
 
The opposition stated concerns regarding the application and impacts on habitat, aesthetics, health, and 
property taxes.  
 
Application:  

The opposition stated concern regarding the signee of the application's authority to sign on behalf of the 

San Joaquin River Club.  

Staff and counsel reviewed the statement of information for the San Joaquin River Club, which was signed by 

the Chief Executive Officer for the San Joaquin River Club. Staff determined that the application was 

complete and sufficient to move forward with processing the application.  Additionally, there is a lease 

agreement in place between the San Joaquin River Club and Vertical Bridge, which provided Vertical Bridge 

permission to apply to permit the cell tower in the proposed location. 
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Habitat:  

The opposition states concern regarding potential impacts to existing habitat, the tower was exempt from 

California Environment Quality Act (CEQA) review under Section 15303 (Class 3 Categorical Exemption) 

that allows for the construction of small structures without environmental review (see Attachment G). 

Although the project is exempt from CEQA, the San Joaquin Council of Governments determined that the 

project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan 

(SJMSCP). Participation in the SJMSCP is included as a recommended Condition of Approval.  

Aesthetics:  

The opposition has concerns that the proposed cell tower would impose upon the California Historic Landmark 

#777, Rainbow Lake views, and the Altamont Hills. The California Historic Landmark #777 is a plaque 

commemorating a river town that was established in 1849, which is located on the east side of Kasson Road 

approximately 2,800 feet from the proposed project site. Pursuant to General Plan Table 12-2, the proposed 

project is not located along a Local Scenic Roadway.  

The applicant proposes to paint the telecommunication tower green, so that it can blend into the surrounding 

environment. All facilities must be designed to visually blend into the surrounding area pursuant to Development 

Title Section 9-411.050(a)(6) and the concealment of the telecommunication tower is included as 

recommended Condition of Approval, and the applicant proposes to paint the telecommunication tower 

green to blend into the surrounding environment, which includes many trees. Since the tower will be 

concealed and is not directly adjacent to the California Historic Landmark #777, it is not anticipated to have 

any significant impacts on aesthetics, scenic views, or historic landmarks.  

Health:  

Regarding potential health impacts from radio frequency emissions, pursuant to Section 704 (a) of the 
Telecommunications Act 47 U.S.C Section 332(c)(7)(iv), “No State or local government or instrumentality 
thereof may regulate the placement, construction, and modification of personal wireless service facilities 
on the basis of the environmental effects of radio frequency emissions to the extent that such facilities 
comply with the Commission’s regulations concerning such emissions.” The development project will be 
required to comply with Federal Communications Commission (FCC) regulations regarding radio frequency 
emissions and the Community Development Department is preempted from basing any decision on the 
environmental effects of radio frequency and electromagnetic waves related to installation of the proposed 
telecommunication tower. Vertical Bridge contracted an independent consultant, Hammett & Edison, Inc., 
Consulting Engineers to ensure the Telecommunication Tower will comply with the Federal 
Communications Commission (FCC) guidelines limiting public exposure to radio frequency energy 
(Attachment C). The consultants determined the tower proposed will emit radio frequency lower than FCC 
standards.  
 
Property Taxes:  
 
Regarding potential impacts to property taxes from the proposed tower, property taxes are outside the 

purview of the Development Title and the Community Development Department. As a result, property taxes 

were not considered by Community Development Department staff.  

CEQA Exemptions 
 
The Community Development Department determined that the proposed project is exempt from the 
California Environmental Quality Act (CEQA) pursuant to Section 15303 (Class 3, Categorical Exemptions) 
apply to the projects consisting of construction and location of limited numbers of new, small facilities or 
structures that have been determined to not have a significant impact on the environment. The proposed 
telecommunications tower is a small structure consistent with this exemption. As a result, if the project is 
approved, a Notice of Exemption will be filed. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Adopt the Findings for Administrative Use Permit (Attachment H) and approved Administrative Use 
Permit No. PA-2300166 with recommended Conditions of Approval (Attachment I) contained in the 
Staff Report.  

 

 

Attachments: 
 
Attachment A – Site Plan 

Attachment B – Alternative Site  

Attachment C – Agency Response Letters 

Attachment D – Support and Opposition Letters 

Attachment E – Telecommunication Coverage 

Attachment F – Radio Frequency Exposure Report 

Attachment G – Notice of Exemption 

Attachment H – Findings 

Attachment I – Conditions of Approval 
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FINDINGS FOR ADMINISTRATIVE USE PERMIT 
PA-2300166 

SAN JOAQUIN RIVER CLUB INC / VERTICAL BRIDGE 
 
 
1. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan, 

any applicable Master Plan, Special Purpose Plan, Specific Plan, and Planned Development zone; 
and any other applicable plan adopted by the County.   

 

• This finding can be made because the proposed telecommunications tower and ancillary 
equipment may be conditionally permitted in the AG-40 (General Agriculture, 40 acre 
minimum) zone with an approved Administrative Use Permit application subject to the 
provisions of the Development Title (Title 9). The project site has a General Plan designation 
of OS/RC (Open Space Resource Conservation), and the AG-40 zone is an implementing 
zone for this designation. Pursuant to Development Title regulations, the proposed 
telecommunication tower will be concealed to blend into the surrounding area and will be 
is setback a minimum of 100 feet (equivalent to the height of the tower) from all property 
lines. Therefore, the proposed telecommunication tower facility is consistent with the goals, 
policies, standards and maps of the General Plan, and there are no Master Plans, Specific 
Plans, and/or Special Purpose Plans in the project vicinity.  

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

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

 

• This finding can be made because the proposed project will be accessed along a non-
exclusive easement from the eastside of S. Kasson Road located 1,970 feet south from the 
roadway used by the San Joaquin County River Club. A telecommunications tower is an 
unmanned facility and will not impact existing public utilities. An encroachment permit shall 
be required by the Department of Public Works and will be subject to compliance with their 
requirements. This project will not require services for water, sewage, and all storm water 
will be retained on site.  
 

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

• This finding can be made because the 411.96-acre project site is of adequate size and is 
relatively flat to accommodate the proposed use. Pursuant to Development Title Section 9-
411.050(c)(1), freestanding towers and associated antennas shall be setback from the 
property line a distance that is at least equal to the maximum height of the tower and 
associated antennas. The Site Plan shows that all setbacks, and other requirements of the 
Development Title can be met.   
 

4. The location, size, design, and operating characteristics of the proposed use will be compatible 
with and will not adversely affect the livability or appropriate development of abutting properties 
and the surrounding neighborhood.  

 

• This finding can be made because the proposed telecommunications tower encompasses 
a small area and is exempt from environmental review pursuant to Section 15303 Class 3. 
The proposed project is a compatible use in the AG-40 zone and is not anticipated to 
adversely affect the livability or appropriate development of abutting properties and the 
surrounding neighborhood.  
 

5. The proposed use will not create any nuisances arising from the emission of odor, dust, gas, noise, 
vibration, smoke, heat, or glare at a level exceeding ambient conditions. 

 

• This finding can be made because the proposed use is not anticipated to create any 
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nuisances related to the emission of odor, dust, gas, noise, vibration, smoke, heat, or glare 
at a level exceeding ambient conditions with the inclusion of the proposed Conditions of 
Approval. Requirements from the Planning and Building Divisions will address noise, 
vibration, and glare, while the Fire Prevention Bureau has provided conditions to prevent 
smoke and heat.  

 
6. The site of the proposed use is adequately served by highways, streets, water, sewer, storm 

drainage, and other public facilities and services. 
 

• The project proposes a new access from East Kasson Road. The Department of Public 
Works has provided Conditions of Approval for an encroachment permit that will ensure the 
proposed use is adequately served by highways and streets. The proposed use does not 
require water or sewer, and all storm water will be retained on site.  
 

7. The proposed use complies with all applicable provisions of this title. 
 

• The proposed use is classified under the Communication Facility - Tower use type, which 

may be conditionally permitted in the AG-40 (Agricultural General- 40 acre minimum) zone 

subject to an Administrative Use Permit. The proposed use will be consistent with the 

Development Title if the project is approved with the proposed Conditions of Approval 

provided by the reviewing departments and agencies. 
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CONDITIONS OF APPROVAL 
PA-2300166 

SAN JOAQUIIN RIVER CLUB INC. / VERTICAL BRIDGE  
 
Administrative Use Permit Application No. PA-2300166 was approved by the Planning Commission on 
__. The effective date of approval is ___. This approval will expire on___ , which is 36 months from the 
effective date of approval, unless (1) all Conditions of Approval have been complied with, (2) all 
necessary building permits have been issued and remain in force, and (3) all necessary permits from 
other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits.  Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application.  Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 
 

a. BUILDING PERMIT: Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT".  The Site 
Plan required as a part of the building permit must be prepared by a registered civil engineer or 
licensed architect.  This Plan must show drainage, driveway access details including gates, on-site 
parking, landscaping, signs, existing and proposed utility services, and grading (refer to the "SITE 
PLAN CHECK LIST" for details). Foundation and soils investigation shall be conducted in 
conformance with Chapter 18 of the California Building Code at the time of permit application.  A 
fee is required for the Site Plan review.  (Development Title Section 9-802.110(a)(2)) 
 

b. APPROVED USE: This approval is for a 100-foot-tall monopole telecommunications facility as shown 
on the Site Plan dated July 21, 2023. The project also includes the installation of ancillary equipment 
within a 2,046-square-foot leased area. (Use Type- Communications Facility – Tower) 
 

c. CAPITAL FACILITY FEE: This project may be subject to the Capital Facility Fee.  If the Capital 
Facility Fee is applicable, the County shall collect the fees before the issuance of any building 
permits. (Development Title Section 9-610.070) 

 
d. SETBACKS: The structure shall comply with the following setback requirements; 

 
1. The freestanding tower, and associated antennas, shall be setback a minimum of 100 feet from 

property lines. (Development Title Section 9-411.050(c)(1)) 
 

e. CONCEALMENT: All facilities must be designed to visually blend into the surrounding area. 
(Development Title Section 9-411.050(a)(6)) 
 

f. LIGHTS: Unless otherwise required under FAA or FCC regulations, applicants may install only 
timed or motion-sensitive light controllers and fully-shielded lights such that the light source is not 
directly visible from any adjacent residential land uses. All aircraft warning lighting must use lighting 
enclosures that avoid illumination impacts on residential land uses to the maximum extent feasible. 
(Development Title Section 9-411.050(a)(1)) 

 
g. FENCES, ENCLOSURES AND SECURITY: The facility must comply with the following standards. 

(Development Title Section 9-411.050(a)(6)) 
 
1. No barbed wire, razor ribbon, electrified fences or any similar measures shall be allowed to 

secure a wireless facility, unless the applicant demonstrates to the satisfaction of the Approval 
Authority that the need for such measures significantly outweighs the potential danger to the 
public.  

 
2. Anti-climbing measures, such as a ladder guard or removable ladder rungs, to prevent 

unauthorized access, vandalism and other attractive nuisances must be incorporated. 
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h. GROUND MOUNTED EQUIPMENT: All ground-mounted equipment must be concealed within an 

existing or new structure, opaque fences, or other enclosures subject to the Approval Authority’s 
approval. (Development Title Section 9-411.050(c)(3)) 

 
i. PERMITTEE’S CONTACT INFORMATION: The applicant shall at all times maintain accurate 

contact information for all parties responsible for the facility, which shall include a phone number, 
street mailing address and email address for at least one specific person. All such contact 
information for responsible parties shall be provided to the Zoning Administrator. (Development 
Title Section 9-411.100(e)) 
 

j. MAINTENANCE: The facility, must be maintained in a neat and clean manner and in accordance 
with all approved plans and Conditions of Approval. (Development Title Section 9-411.100(g)) 
 

k. REMOVAL OF FACILITIES: Freestanding structures, antennas, and supporting equipment 
associated with wireless communication shall be removed by the provider of such facilities and the 
site restored if the facilities have not been operational for 6 consecutive months. (Development 
Title 9-411.130) 
 

j. TREE PRESERVATION: Future development on the underdeveloped portion shall be consistent with 
the requirements of the County’s Tree Preservation Ordinance (Development Title Section 9-400-080 

 
2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000, see memo dated October 24, 2023) 

  
a. A County encroachment permit shall be required for all work within the County road right-of-way. (Note: 

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

 
b. Prior to issuance of the building permit, the driveway approach shall be improved in accordance with 

the requirements of San Joaquin County Improvement Standards Drawing No. R-17 [return radii for 
truck-trailer egress shall be designed to prevent encroachment onto opposing lanes of traffic]. 
(Development Title Section 9-607.040)  

 
c. The Traffic Impact Mitigation Fee shall be required for this application. The fee is due and payable at 

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

 
d. The Regional Transportation Impact Fee shall be required for this application. The fee is due and 

payable at the time of building permit application. The fee will be based on the current schedule at the 
time of payment. (Resolution R-06-38)  

 
e. A copy of the Final Site Plan shall be submitted prior to release of building permit.  
 
f. The developer shall provide drainage facilities in accordance with the San Joaquin County 

Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or 
equal when the maximum design depth is 18 inches or more. Required retention basin capacity shall 
be calculated and submitted along with a drainage plan for review and approval, prior to release of 
building permit. (Development Title Section 9-606)  

 
3. ENVIROMENTAL HEALTH DEPARTMENT (Contact: [209] 616-3032, see memo dated August 31, 2023) 
 

a. Any existing wells or septic systems to be abandoned shall be destroyed under permit and 
inspection by the EHD. (San Joaquin County Development Title, Section 9-605.010 & 9-601.020) 

 
b. Any geotechnical drilling shall be conducted under permit and inspection by The Environmental 

Health Department. (San Joaquin County Development Title, Section 9-601.010(b) and 9-
601.020(i)) 
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4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600, see memo dated August 8, 

2023) 
 
a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open 

Space Plan (SJMSCP) must provide a Certificate of Payment prior to issuance of any grading or 
building permits. 
 

5. AIRPORT LAND USE COMMISSION (Contact: [209] 235-0452, see memo dated September 26, 2023) 
a. This project is subject to the rules and regulations of the Airport Land Use Commission's 2018 San 

Joaquin County Airport Land Use Compatibility Plan (ALUCP) and must provide confirmation of 
compliance prior to issuance of any grading or building permits. 

*** 
 
 


