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Planning Commission Staff Report 
Item # 1  September 4, 2025 

Variance No. PA-2400223 
Major Subdivision No. PA-2300266 

Prepared by: Jacob Pahule 
 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Patrick Estes 
Project Applicant:  Baumbach & Piazza Inc. (c/o Josh Elson)  
 
Project Site Information 
Project Address:  17400 N. Tretheway Road, Lockeford, CA 95237 
Project Location: On the east side of Tretheway Road, 660 feet North of Victor Road, 

Lockeford. 
 
Parcel Number (APN): 051-180-44 Water Supply: Private (None) 
General Plan Designation: A/G Sewage Disposal: Private (None) 
Zoning Designation: AG-40 Storm Drainage: Private (None) 
Project Size: 14.77 acres 100-Year Flood: No (X) 
Parcel Size: 14.77 acres Williamson Act: No 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
 
CEQA Determination: Mitigated Negative Declaration (Attachment C, Environmental Document)  
 
 
Project Description 
 
This project is comprised of two applications:  
 

• Variance No. PA-2400223 to reduce the minimum required parcel size from 40 acres to 2 acres in 
the AG-40 (General Agriculture, 40-acre minimum) zone.  
 

• Major Subdivision No. PA-2300266 to subdivide two legal parcels totaling 14.77 acres into 6 parcels 
and a Designated Remainder, each a minimum of 2 acres. The site currently contains a single-
family residence within the proposed Designated Remainder parcel. While the applicant is not 
proposing to construct any additional dwellings or structures, the resulting subdivision would allow 
for a single-family residence and an accessory dwelling unit on each of the newly created lots. 
Access to the proposed lots will be provided via a private access easement on the east side of N. 
Tretheway Road. 

 
Recommendation 
 

1. Accept the Mitigated Negative Declaration (Attachment C),  
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment D), 
3. Adopt the Findings for Variance (Attachment E), 
4. Approve Variance No. PA-2400223 subject to the recommended Conditions of Approval 

(Attachment F), 
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5. Adopt the Findings for Major Subdivision (Attachment E), and  
6. Approve Major Subdivision No. PA-2300266 subject to the recommended Conditions of Approval 

(Attachment F).  
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: August 22, 2025 
Number of Public Hearing notices: 256 
Date of Public Hearing notice mailing: August 22, 2025. 
 
Referrals and Responses 
• Early Consultation Date: December 12, 2023 • Mitigated Negative Declaration Posting 

Date: July 29, 2025 
• Project Referral with Environmental 

Determination Date: July 29, 2025 
• OPR State Clearinghouse #: 

2025071277 
 
 

•  •  
Agency Referrals Respons

e Date – 
Early  
Consultat
ion 

Response 
Date –

Referral 

Agency Referrals Response Date 
– Early  
Consultation 

Response 
Date –
Referral 

County Departments   Local Agencies   
Ag Commissioner   Mosquito Abatement   
Assessor   S.J.C.O.G.  12/13/2023  10/7/2024 
Community 
Development 

  San Joaquin Air Pollution Control 
District 

  

     Building Division   Lodi United School District   
     Fire Prevention 
Bureau 

  Mokelumne Rural Fire District   

Public Works  11/15/2024 
& 

8/1/2025 

Miscellaneous   

 
Environmental Health 

 11/5/2024 
 & 

8/15/2025 

P.G.& E. 12/13/2023 
& 

10/7/2024 

10/25/2024 

Sheriff Office   Haley Flying Service   
General Services   Precissi Flying Service   
County Counsel   Sierra Club   10/30/2024  
State Agencies   United Auburn Indian Community   
C.R.W.Q.C.B.   CA Valley Miwok Tribe   
Fish & Wildlife, 
Division: 2 

  North Valley Yokuts Tribe   

CA Tribal TANF 
Partnership 

  Buena Vista Rancheria   

Native American 
Heritage Commission 

  Farm Bureau     2/4/2024  

Delta Stewardship 
Council 

     

Federal Agencies      
F.E.M.A.      
U.S Fish and Wildlife      
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ANALYSIS 
 
Background 
 
The project site has historically been farmland and contains a single-family residence.  
 
In 1998, the Development Services Division approved Certificate of Compliance No. CC-98-02 to recognize 
the eastern ½ of the subject property as a separate, legal parcel containing approximately 7.5 acres. As a 
result, the subject property is comprised of two, legal parcels totaling 14.77 acres. 
 
On November 16, 2023, the applicant submitted Major Subdivision No. PA-2300266 as a pre-application 
to reduce the minimum required parcel size from 40 acres to 2 acres in the AG-40 (General Agriculture, 40-
acre minimum) zone and subdivide two legal parcels totaling 14.77-acre parcel into 6 parcels and a 
Designated Remainder each a minimum of 2 acres. On February 22, 2024, the project was reviewed by 
the Development Committee, which includes representatives from the Planning and Building Division, along 
with staff from the Department of Public Works and the Environmental Health Department.  Subsequently, 
on May 30, 2024, the applicant submitted full applications for Major Subdivision No. PA-2300266 and 
Variance No. PA-2400223. These applications were reviewed by the Development Committee on January 
23, 2025. 
 
Variance 
 
Pursuant to Development Title Section 9-805.010, a Variance provides “a means of altering the 
requirements of this Title in specific instances where the strict application of those requirements would 
deprive a property of privileges enjoyed by other properties in the vicinity and under identical zoning, due 
to special circumstances applicable to the property involved.” This provision is consistent with the 
allowances set forth in the California Planning and Zoning Law1, which authorizes cities and counties to 
grant variances when, due to special circumstances, the strict application of zoning requirements would 
deprive a property of rights enjoyed by other properties in the same zoning district.  
 
Pursuant to Development Title Section 9-805.030, the Planning Commission is required to make all four 
findings in the affirmative in order to approve the Variance application. Staff determined that all findings can 
be made in the affirmative, as discussed below and found in Attachment E.  
 
Major Subdivision Findings 
 
Pursuant to Development Title Section 9-501.070, in order to approve the Major Subdivision application, 
the Planning Commission is required to make several findings in the affirmative. Prior to the Environmental 
Review posting, the applicant is required to provide findings for the Major Subdivision. Staff determined that 
all findings can be made in the affirmative, as found in Attachment E.  

Opposition 

The Planning Department received four letters of opposition, from the San Joaquin Farm Bureau 
Federation, the Sierra Club, and two neighboring property owners. (See Attachment B). These letters 
express concerns regarding land use compatibility, consistency with relevant planning documents, 
groundwater, stormwater drainage, septic system requirements, and access road requirements. 

Land Use Compatibility 

The San Joaquin Farm Bureau Federation and the Sierra Club cite concerns about the potential loss of 
agricultural land as a result of the project. The San Joaquin Farm Bureau Federation focuses on the 
assertion that the parcel is “a small, substandard parcel in the AG-40 zone to begin with and it should not 
be divided any further.” However, the characterization of the parcel as small and substandard supports the 
rationale for the variance. Due to its size, the parcel is not suitable for agricultural operations, and therefore, 

 
1 Government Code § 65906 
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as discussed in Variance Finding No. 1, “the strict application of those requirements would deprive a 
property of privileges enjoyed by other properties in the vicinity and under identical zoning,” which aligns 
with the intended purpose of a variance. (See Attachment E.) Additionally, the parcel is designated as 
Farmland of Local Importance (L) and Rural Residential Land (R) by the Department of Conservation’s 
Farmland Mapping and Monitoring Program and is not currently used for agricultural production. The site 
is also surrounded by other parcels that are substandard in size in the AG-40 zone. If the project is 
approved, the creation of additional substandard parcels in this area would not be incompatible with 
surround land uses. 

Consistency with Planning Documents 

The Sierra Club cites potential inconsistencies with California’s Planning and Zoning Law, as well as the 
County’s General Plan and Development Title. Specifically, the Sierra Club indicates that the project would 
allow for a use that is not authorized by the Development Title and General Plan, which would be in violation 
of the variance requirements found in California’s Planning and Zoning Law and the Development Title. 
The Sierra Club asserts that the variance request is inconsistent with the County’s Development Title, 
contending that “jurisdictions in California may not use a variance procedure to reduce parcel size 
regulations, or modify any other requirements, without adopting findings based on substantial evidence.” 
Further, the Sierra Club argues that “pursuant to state law, variances cannot be approved to allow a use 
on property which is not normally permitted.” The Community Development Department is recommending 
approval based on the ability to make the necessary findings in the affirmative. These findings are required 
by both the Development Title and California’s Planning and Zoning Law2. The Department concurs with 
the Sierra Club that variance procedures cannot be used to reduce parcel size regulations or modify other 
requirements without findings supported by substantial evidence. However, as detailed in Attachment E – 
Findings for Variance and Minor Subdivision, such findings have been appropriately made and are 
supported by substantial evidence justifying approval of the variance in this case. As discussed in Variance 
Finding No. 4, the project does not propose any new or unpermitted land uses because the requested 
Variance solely addresses parcel size and width and does not introduce any land use that would be 
inconsistent with the current zoning regulations governing the property. Any lot in the AG-40 zone is 
permitted to be developed with one single-family residence, one accessory dwelling unit, and one junior 
accessory dwelling unit per parcel by-right. 

Groundwater  

The San Joaquin Farm Bureau Federation raised concerns regarding the project’s location in an area 
“known to have elevated nitrate levels in groundwater.” The San Joaquin County Environmental Health 
Department reviewed these concerns and found no evidence supporting the claim of “elevated nitrate 
levels” within the project vicinity. This conclusion is based on water well sample data and the State’s 
Groundwater Ambient Monitoring and Assessment database. Additionally, as recommended by the 
Environmental Health Department in the Conditions of Approval (Attachment F), soil studies are required 
during the permitting process for any proposed septic systems and wells. 

Stormwater Drainage  

A neighboring property owner cited concerns with stormwater retention. As noted in Condition of Approval 
No. 3.h., “Drainage from the improved portion of each parcel shall be retained on-site by a retention basin 
at the time of development of each parcel.” As a result, it is required that if the project is approved and the 
resultant lots are developed, stormwater will be retained on-site. 

Septic System Requirements 

The neighboring property owner also cited concerns about whether the site would be required to meet 
septic system requirements, including soil studies. As noted in Conditions of Approval Nos. 4.b. and c., a 
soil suitability and nitrate loading study must be approved by the Environmental Health Department prior to 
approval of the parcel map and any sewage disposal systems shall comply with the onsite wastewater 

 
2 Government Code §§ 65800-65912; § 65906. 
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treatment systems standards of San Joaquin County prior to approval, which entails permits and 
inspections by the Environmental Health Department. 

Access Road Requirements 

The neighboring property owner indicated concerns about the requirements for the proposed access road. 
As indicated in Conditions of Approval Nos. 3.a.-e., the Department of Public Works is requiring a minimum 
twenty-five-foot-wide proposed private access and utility easement for the benefit of Parcels 1 through 6 to 
be constructed prior to issuance of any non-agricultural building permits. Additionally, a recorded document 
will be required for the funding and maintenance of the roadway improvements, and all improvements shall 
be in conformance with the current Improvement Standards and Specification of the County. An 
encroachment permit will also be required for all work within the County road right-of-way. 

Prior to issuance of a building permit for a non-agricultural structure on Parcels 1-6, an approved Zoning 
Compliance application for a Private Right of Way is required. 

Environmental Document 
 
An initial study dated July 25, 2025, concluded that any impacts associated with the proposed project may 
be reduced to less than significant levels with the incorporation of mitigation measures. The applicant has 
agreed to participate in the San Joaquin Council of Government’s San Joaquin Multi-Species and Habitat 
Conservation Plan (SJMSCP), and participation in the plan was assumed in the initial study. The mitigated 
negative declaration (MND) was posted for review and public comment on July 29, 2025. A Mitigation 
Monitoring and Reporting Program (MMRP) has been drafted (Attachment D), and adoption of the MND 
and MMRP is included in staff’s recommendation. The MMRP includes participation in the SJMSCP. 
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RECOMMENDATION 

 
It is recommended that the Planning Commission: 
 
Recommendation 
 

1. Accept the Mitigated Negative Declaration (Attachment C),  
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment D), 
3. Adopt the Findings for Variance (Attachment E), 
4. Approve Variance No. PA-2400223 subject to the recommended Conditions of Approval 

(Attachment F) 
5. Adopt the Findings for Major Subdivision (Attachment E); and  
6. Approve Major Subdivision No. PA-2300266 subject to the recommended Conditions of Approval 

(Attachment F).  
 
Attachments: 
 
Attachment A – Tentative Map and Site Plan 
Attachment B – Response Letters 
Attachment C – Environmental Document 
Attachment D – Mitigation Monitoring and Reporting Plan 
Attachment E – Findings for Variance and Major Subdivision 
Attachment F – Conditions of Approval 
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FINDINGS 

PA-2400223 & PA-2300266 
PATRICK ESTES / JOSH ELSON 

 
Variance No. PA-2400078 
 
1. Because of the special circumstances applicable to the property, including size, shape, topography, 

location, or surroundings, the strict application of the regulation deprives the property of privileges enjoyed 
by other property in the vicinity and under identical zoning classification. 
 

• This finding can be made because special circumstances applicable to the subject 
property—including its shape, width, and surrounding development pattern—limit its 
capacity for productive agricultural use and distinguish it from other properties in the 
vicinity under the same zoning classification. The subject site’s elongated and narrow 
configuration restricts the ability to perform traditional large-scale agricultural operations. 
The applicant has identified how the geometry of the parcel impedes standard farming 
practices, such as equipment maneuverability, crop rotation, and contiguous field planning. 
These limitations hinder the property's suitability for sustained agricultural productivity, 
thereby depriving the property of agricultural privileges typically enjoyed by conforming 
parcels in the AG-40 zone. 

 

Furthermore, approximately 80% of the surrounding parcels within a ¼-mile radius are rural 
residential in character, with 70% of those parcels less than 2 acres in size. This includes a 
41-unit mobile home park directly across the street. The prevalence of these non-
conforming residential parcels and the associated domestic water demands have 
introduced development pressures and groundwater constraints inconsistent with 
traditional agricultural operations. These adjacent land uses also create practical 
challenges for active farming due to the increased potential for land use conflicts, such as 
drift from pesticide application, dust, and noise. 

 

Given the combination of physical site constraints and the degree of residential 
encroachment in the immediate vicinity, strict application of the AG-40 development 
standards would deprive the subject parcel of reasonable use and development 
opportunities consistent with the prevailing land use pattern in the area. Accordingly, the 
property’s unique characteristics support the conclusion that this finding can be made. 

 

2. The Variance will not be detrimental or injurious to property or improvements in the vicinity of the subject 
property, or the public health, safety or general welfare. 
 

• This finding can be made because the proposed subdivision will not be detrimental or 
injurious to surrounding properties, existing improvements, or to public health, safety, or 
general welfare. The site is currently not utilized for crop production and is surrounded 
predominantly by rural residential uses, many of which are on substandard lots relative to 
the AG-40 zoning designation. The transition of the site from agricultural use to a limited 
residential subdivision aligns with the existing development pattern and is unlikely to 
introduce any new impacts that would be considered incompatible with neighboring uses. 
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Additionally, the subdivision does not propose any immediate structural development, and 
any future development on the new parcels would be subject to the County’s standard 
permitting and environmental review processes. Each parcel would be permitted one single-
family residence and one accessory dwelling unit, which is consistent with allowances in 
the AG-40 zone. 

 

Furthermore, the removal of active agricultural operations from the subject site may be 
beneficial to neighboring properties by reducing typical agricultural externalities, such as 
dust, pesticide drift, and machinery noise, particularly in an area that has already 
transitioned away from large-scale farming. As such, the project is not expected to pose any 
adverse impacts to nearby properties or to the broader public interest. 

 

3. The granting of the Variance will not constitute a grant of special privileges inconsistent with the limitations 
upon other properties in the vicinity and zone in which the property is situated. 

 

• This finding can be made because granting the variance will not constitute a special 
privilege inconsistent with limitations placed on other properties in the vicinity or within the 
AG-40 zoning designation. While the proposed subdivision seeks relief from the standard 
minimum lot size and width requirements, the request is consistent with the established 
character of the surrounding area. Approximately 70% of the parcels within a ¼-mile radius 
are already less than 2 acres in size. These existing parcels, although originally created 
under different zoning standards, represent the prevailing development pattern in the 
vicinity. Granting the requested variance would not introduce a development pattern that is 
out of character with the neighborhood or inconsistent with the broader land use context. 

 

Furthermore, the applicant has indicated that all other zoning standards—such as setbacks, 
height limits, and use restrictions—will be adhered to. The variance request is narrowly 
focused on parcel size and width, aligning with a built environment that has long 
transitioned away from large-scale agricultural operations in this specific area. 

In addition, the proposed subdivision supports broader County and State goals related to 
housing production and rural land use flexibility. The County continues to face significant 
housing challenges, and this project contributes to the provision of additional housing 
opportunities in an area where similar residential development already exists. The project’s 
consistency with both the character of the area and regional housing goals reinforces that 
the granting of this variance does not result in a special privilege, but rather reflects 
evolving planning objectives and responsible land use management. 

 

4. The Variance will not authorize a use or activity which is not otherwise expressly authorized by the 
regulation governing the parcel of property. 

 

• This finding can be made because the granting of the Variance does not authorize any use 
or activity that is not already expressly permitted under the General Plan or the Development 
Title for the AG-40 zone. The applicant is requesting a Variance to allow subdivision of the 
parcel into lots below the 40-acre minimum; however, the intended use of the resulting 
parcels remains consistent with what is permitted by right in the AG-40 zoning district. The 
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proposed lots will continue to be eligible for development with one single-family residence, 
one accessory dwelling unit, and one junior accessory dwelling unit per parcel. No new or 
otherwise unauthorized land uses are proposed as part of this application. Therefore, the 
requested Variance solely addresses parcel size and width and does not introduce any land 
use that would be inconsistent with the current zoning regulations governing the property. 

 

Major Subdivision No. PA-2300266 
 
1. The proposed subdivision, together with the provisions for its design and improvement, is consistent 

with the General Plan, any applicable Specific Plan, pre-existing Special Purpose Plan, or Master 
Plan, the Development Title, and other applicable provisions of the County Code.  
 

• This finding is supported, contingent upon approval of the accompanying Variance 
application, which would bring the proposed subdivision into compliance with applicable 
Development Title standards. The subject property is designated A/G (General Agriculture) 
by the General Plan and is zoned AG-40 (General Agriculture, 40-acre minimum). As 
proposed, the subdivision includes parcels that do not meet the minimum lot size and lot 
width requirements of the AG-40 zone and, therefore, is not consistent with the General Plan 
or Development Title in its current form. However, the applicant has submitted a Variance 
request to allow the creation of parcels below the 40-acre minimum and to reduce the 
minimum lot width. If the Variance is approved by the Planning Commission, the proposed 
subdivision would conform to applicable zoning regulations and align with the General 
Plan’s allowance for agricultural and rural residential land use patterns, particularly in areas 
where similar substandard parcels already exist. There is no applicable Master Plan, 
Specific Plan, or Special Purpose Plan governing the project site. If the Variance is 
approved, the subdivision design and improvements would be consistent with County 
standards and compatible with the surrounding land use pattern. 

 

2. The site is physically suitable for the type of development and the proposed density of the 
development. 
 

• This finding is supported, subject to approval of the associated Variance, which would 
permit the proposed parcel sizes and density within the AG-40 zone. The subject property 
consists of 14.77 acres of relatively flat terrain historically used for agricultural purposes. 
The proposed subdivision would create six new parcels and one remainder parcel, each of 
which would be eligible for development with a single-family residence and accessory 
dwelling units, consistent with the allowances of the AG-40 zoning district. While the 
proposed density—approximately 0.47 units per acre—exceeds the 0.0 to 0.05 units per acre 
range prescribed by the A/G (General Agriculture) General Plan designation, the 
surrounding area already reflects a rural residential development pattern, including 
numerous substandard lots within a ¼-mile radius. 

 

The site is further supported by the feasibility of on-site infrastructure. Future development 
would utilize private wells for water supply, individual septic systems for wastewater 
disposal, and a storm drainage pond for stormwater management. All infrastructure 
improvements would be subject to review and approval by the Environmental Health 
Department, Department of Public Works, and other applicable County agencies to ensure 
consistency with development standards. Given the physical characteristics of the site, its 
compatibility with surrounding land uses, and the availability of necessary infrastructure, 
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the property is considered physically suitable for the proposed type and density of 
development, contingent upon approval of the requested Variance. 

 

3. The proposed subdivision, together with the provisions for its design and improvement, are not likely to 
cause substantial environmental damage or substantially and avoidably injure fish or wildlife or their 
habitat, unless an Environmental Impact Report (EIR) was prepared and a finding was made that 
specific economic, social, or other considerations make the mitigation measures or project alternatives 
infeasible, pursuant to Section 21081(a)(3) of the Public Resources Code.  
 

• This finding can be made because the proposed subdivision, along with its design and 
future improvements, is not likely to cause substantial environmental damage or 
substantially and avoidably injure fish, wildlife, or their habitat. Although the project 
anticipates future residential development on the newly created parcels, all ground-
disturbing activities—including the installation of infrastructure such as roads, electrical 
connections, wells, and septic systems—will be subject to environmental review and 
compliance with the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMSCP). No sensitive habitat areas or protected biological resources have 
been identified on the site through preliminary environmental review. As a result, and with 
compliance with all applicable environmental regulations and permitting requirements, the 
project is not expected to result in substantial environmental impacts to fish, wildlife, or 
their habitat. 

 

4. The proposed subdivision, together with the provisions for its design and improvement, is not likely to 
cause serious public health problems.  

 
• This finding can be made because the future development on the proposed parcels will be 

limited to one single-family dwelling, one accessory dwelling unit (ADU), and one junior 
accessory dwelling unit (JADU) per parcel, as allowed under the AG-40 zoning designation. 
Environmental Health Department standards related to water and wastewater services will 
apply to each new parcel. The Initial Study prepared for the project found no significant 
impacts to public health, and therefore, the subdivision is not anticipated to cause serious 
public health problems. 

 
5. The proposed subdivision, together with the provisions for its design and improvement, will not conflict 

with easements acquired by the public at large for access through or use of property within the proposed 
subdivision. The County may approve a map if it finds that alternate easements for access or for use 
will be provided and that these easements will be substantially equivalent to ones previously acquired 
by the public.  

 
• This finding is supported because the proposed subdivision does not interfere with any 

existing public easements for access or use. A new access easement is proposed as part 
of the project design, which would provide legal access to all resulting parcels. This 
easement will be recorded and constructed in compliance with County standards and will 
ensure continued access in a manner substantially equivalent to any existing public rights. 
If alternate access routes are determined to be necessary, such easements will also meet 
the County’s requirements for design and function. 

 
6. Water and wastewater disposal services will be available and sufficient to serve a proposed subdivision. 

If the subdivision has more than 500 dwelling units, this finding must be in accordance with Section 
66473.7 of the Subdivision Map Act.  
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• This finding can be made because all parcels created under the subdivision will rely on 
private wells and individual septic systems for water and wastewater disposal, consistent 
with AG-40 development standards. These systems will be subject to approval by the 
Environmental Health Department. The proposed subdivision does not exceed the threshold 
of 500 units and is therefore exempt from the requirements of Government Code Section 
66473.7.  

 

7. Any land or improvement to be dedicated to the County or other public agency is consistent with the 
General Plan, any applicable Specific Plan, pre-existing Special Purpose Plan, or Master Plan, and 
any other applicable plan adopted by the County. 

 
• This finding can be made because any required dedications for roadways, drainage, or other 

public infrastructure will comply with County standards and be consistent with the General 
Plan and applicable County plans. All dedications will be reviewed by the Department of 
Public Works to ensure compliance with adopted standards and regulations. 

 
8. The design of the subdivision provides, to the extent feasible, for future passive or natural heating or 

cooling opportunities in the subdivision. 
 

• This finding can be made because the proposed lot configuration and orientation allow for 
future residential development to take advantage of natural heating and cooling techniques. 
Homes may be sited and designed to optimize solar exposure, including the use of rooftop 
solar panels, passive solar heating, and natural ventilation. The AG-40 zoning does not 
preclude the implementation of energy-efficient design and orientation practices in future 
construction. 

 
 

*** 
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CONDITIONS OF APPROVAL 
PA-2400223 & PA-2300266 

PATRICK ESTES / JOSH ELSON 
 

Variance Application No. PA-2400223 and Major Subdivision Application No. PA-2400266 was 
approved by the Planning Commission on September 4, 2025.  The effective date of approval is 
September 4, 2025.  This tentative map approval will expire on September 4, 2028, which is three (3) 
years from the effective date of approval, unless (1) all Conditions of Approval have been complied 
with and (2) a Certificate of Compliance has been filed with and accepted by the County Surveyor. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to approval of the Certificate of Compliance.  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: Community Development Department, [209] 

468-3121) 
 

a. APPROVAL: This approval is for a Major Subdivision to subdivide a 14.77-acre parcel into 6 parcels 
and 1 Designated Remainder. Parcel 1 to contain 2.43 acres, Parcel 2-6 to contain 2 acres, and the 
Designated Remainder to contain 2.34 acres, as shown on the Tentative Map dated March 18, 2024, 
and consistent with Variance No. PA-2400078. 
 

b. TENTATIVE MAP: The Parcel Map shall substantially conform with the approved Tentative Map dated 
May 22, 2024.  (Development Title Section 9-512.010). 
 

c. MITIGATION MONITORING AND REPORTING PLAN: The project shall comply with all required 
mitigations included in the MMRP dated July 25, 2024. 
 

d. RIGHT TO FARM:  Pursuant to San Joaquin County Code Section 6-9004(b), the following note shall 
be recorded as a Notice of Major Subdivision Restriction with the Parcel Map. 
 
All persons purchasing parcels within the boundaries of this approved map should be prepared to 
accept the inconveniences or discomforts associated with agricultural operations or activities, such as 
noise, odors, insects, dust, or fumes. San Joaquin County has determined that such inconveniencies 
or discomforts shall not be considered to be a nuisance. 

 
e. LOT SIZE: The following lot size and width regulations shall apply to this map: 

 
1. Parcel 1 shall have a lot size of 2.43 gross acres. 

 
2. Parcels 2-6 shall have a lot size of 2 gross acres. 

f. ROAD NAME: The road name(s) included on the parcel map must be reviewed and approved by the 
Community Development Department. (Development Title Section 9-608.190(a)(1)) 

 

COUNTY COUNSEL 
 

g. HOLD HARMLESS PROVISION: Pursuant to Section 66474.9 of the Government Code, the 
subdivider shall defend, indemnify, and hold harmless the local agency or its agents, officers, and 
employees from any claim, action, or proceeding against the local agency or its agents, officers, or 
employees to attack, set aside, void, or annul an approval of the local agency, advisory agency, 
appeal board, or legislative body concerning a subdivision, which action is brought within the time 
provided for in Section 66499.37 of the Government Code. 
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2. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact [209] 235-0600): 

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

Space Plan (SJMSCP).  At the time of development, any structures that require ground disturbance 
on this or subsequent divided parcels will be subject to participate in the SJMSCP and should be 
resubmitted to the San Joaquin Council of Governments to ensure biological and mitigation 
obligations are satisfied.  The following note shall be recorded as a Notice of Major Subdivision 
Restriction: 
 
1. Parcels 1-6 and the Designated Remainder are subject to the San Joaquin County Multi-

Species Habitat Conservation and Open Space Plan (SJMSCP). At the time of development 
of Parcels 1-6, any structure(s) that require ground disturbance on this or subsequent divided 
parcels will be subject to participate in the SJMSCP and development plans should be 
submitted to the San Joaquin Council of Governments to ensure biological and mitigation 
obligations are satisfied. 
 

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

a. An 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. All improvements shall be in conformance with the current Improvement Standards and 

Specifications of the County of San Joaquin. All improvement plans and specifications shall include 
grading plan for each individual lot, if applicable. The improvement plans and specifications are 
subject to plan check, field inspection fees and must be approved by the County of San Joaquin 
Department of Public Works prior to approval of the Final Map. (Development Title Section 9-
802.02[c], Section 9-505, Section 9-600 and R-92-814) 
 

c. A minimum twenty-five (25) foot wide proposed private access and utility easement shall be 
provided for the benefit of Parcels 1-6. The requirement for these easements shall be noticed by a 
statement on the Parcel Map and by a recorded Notice of Minor Subdivision Restriction. The 
statement shall read as follows: We also hereby make an irrevocable offer to provide a minimum 
twenty-five-foot (25’) wide private access and utility easement across Parcels 1-6 & the Designated 
Remainder including turnaround accommodations at its terminations and corner cut-offs at 
intersecting roads, for the benefit of Parcels 1-6, upon conveyance of any of the Parcels to another 
party. Said easement is not created by this map. 
 

d. Prior to approval of the Parcel Map, the developer shall prepare and record a mechanism that 
notices future owners and provides for funding and maintenance of the roadway improvements. A 
copy shall be submitted to the Department of Public Works. 
 

e. Prior to the issuance of a non-agricultural building permit on Parcels 1-6; a private access roadway 
and turnarounds from Trethaway Road shall be constructed in conformance with fire road 
standards and applicable San Joaquin County Improvement Standards. The required 
improvements shall be noticed on a Declaration of Major Subdivision Restriction – Non Rescindable 
and recorded concurrently with the Final Map (contact Department of Public Works, Development 
Services Division for processing) (Development Title 9- 608.160[a])(A fee for processing the 
Declaration will be required.) 
 

f. If improvements referred to herein are not completed prior to approval of the Final Map, the 
subdivider shall execute an agreement with the County of San Joaquin ensuring the completion of 
improvements after approval of the Final Map. (Development Title Section 9- 600.020[j]) 
 

g. If improvements are partially or fully completed prior to approval of the Final Map, the subdivider 
shall execute an agreement with the County of San Joaquin to warranty the public improvements 
offered for acceptance by the County after acceptance by the Board of Supervisors. 
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h. Drainage from the improved portion of each parcel shall be retained on-site by a retention basin at 

the time of development of each parcel. (Development Title Section 9-606.010) 
 

i. A grading plan shall be submitted as a part of the improvement plans and approved prior to approval 
of the Final Map. The grading plan shall contain the information listed in the California Building 
Code (CBC) Appendix J Section J104.2, complete drainage details and elevations of adjacent 
parcels. Retaining wall details shall be submitted where applicable. (Grading that disturbs more 
than one acre will require a National Pollutant Discharge Elimination System permit.) 
 

j. All traffic signs and markings shall conform to the latest edition of the Manual on Uniform Traffic 
Control Devices (MUTCD), and/or San Joaquin County Standards and shall be shown on the 
improvement plans. (Development Title Section 9-608.010). 
 

k. All utilities shall be underground except power transmission facilities of a 35 KV or greater. Public 
utility easements shall be provided along the road frontage of the subdivision and as required by 
the public utility companies. (Development Title Section 9-609.020). 

 
Informational Notes:  

 
1. At the time the parcels are developed, the developer shall provide drainage facilities in 

accordance with the San Joaquin County Development Standards.  
 

2. Any construction activity that results in the disturbance of at least one (1) acre of soil shall 
require a State NPDES construction permit. Dischargers whose projects disturb 1 or more 
acres of soil or whose projects disturb less than 1 acre of soil and is not part of a larger common 
plan of development, are required to obtain coverage under the current General Permit for 
Discharges of Storm Water Associated with Construction Activity.  
 

3. This property is subject to the requirements of San Joaquin County Mosquito & Vector Control 
District (209-982-4675) and the California Health and Safety Code for the prevention of 
mosquitoes. Best Management Practices (BMP) guidelines for stormwater devices, ponds and 
wetlands are available.  

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

 
a. A soil suitability and nitrate loading study incorporating proposed onsite wastewater treatment system 

use shall be submitted to the Environmental Health Department, indicating that the area is suitable for 
septic system usage. The studies must be approved by the Environmental Health Department prior to 
recordation of Final Map. (San Joaquin County Development Title, Section 9-604.010(d)). The fee will 
be based on the current schedule at the time of payment. 
 
The sewage disposal system shall comply with the onsite wastewater treatment systems standards of 
San Joaquin County prior to approval. A percolation test conducted in accordance with the E.P.A. 
Design Manual - Onsite Wastewater and Disposal Systems is required for each parcel. The fee will be 
based on the current schedule at the time of payment. 
 

b. A qualified environmental professional shall prepare a surface and subsurface contamination report, 
identifying any potential source of surface or subsurface contamination caused by past or current land 
uses. The report shall include evaluation of non-point source of hazardous materials, including 
agricultural chemical residues, as well as potential point sources, such as fuel storage tanks, septic 
systems, or chemical storage areas. If the report indicates there is contamination, corrective action 
shall be taken, as recommended in the report and concurred with by Environmental Health prior 
recordation of Parcel Map San Joaquin County Development Title, Section 9- 502.070(a)(c)).  

 
Note: EHD has reviewed and approved Surface Subsurface Contamination Report (Service Request 
#SR0087114) dated August 9, 2023.  
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c. A soil suitability and nitrate loading study incorporating proposed staff and customer use shall be 
submitted to the Environmental Health Department, indicating that the area is suitable for septic system 
usage for each parcel. The studies must be approved by the Environmental Health Department prior 
to approval of a parcel map. (San Joaquin County Development Title, Section 9-604.010(d)). The fee 
will be based on the current schedule at the time of payment. 

  
The sewage disposal system shall comply with the onsite wastewater treatment systems standards of 
San Joaquin County prior to approval. A percolation test conducted in accordance with the E.P.A. 
Design Manual - Onsite Wastewater and Disposal Systems is required for each parcel. The fee will be 
based on the current schedule at the time of payment.  

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

Environmental Health Department is required at the time of development based on the Soil Suitability/ 
Nitrate Loading Study findings (San Joaquin County Development Title, Section 9-605.010).  

 
e. Construction of an individual domestic water well under permit and inspection by the Environmental 

Health Department is required at the time of development (San Joaquin County Development Title, 
Section 9-601.010 (b)). 
 

f. The existing private water wells shall be tested for nitrates with the results submitted to the 
Environmental Health Department prior to recordation of the Parcel Map. Samples are to be taken and 
analyzed by a State-approved laboratory. (San Joaquin County Development Title, Section 9-
601.020(j)). 
 

g. 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). 
 

h. 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)). 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


