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Planning Commission Staff Report 
Item # 1  February 6, 2025 
Variance No. PA-2400078 

Minor Subdivision No. PA-2400079 
Prepared by: Stephanie Stowers 

 
PROJECT SUMMARY 

 
Applicant Information 
Property Owner:  Sarup S. Srai & Ranjit K. Srai 
Project Applicant:  Gurjit S. Srai, Esq.  
Project Representative:  Quartaroli & Associates, Inc (John Glick) 
 
Project Site Information 
Project Address:  18809 South Philip Martin Court, Tracy 
Project Location: On the southwest corner of South Lammers Road and Philip Martin Court, 

Tracy. 
 
Parcel Number (APN): 212-090-15 Water Supply: Private (None) 
General Plan Designation: A/G Sewage Disposal: Private (None) 
Zoning Designation: AG-40 Storm Drainage: Private (None) 
Project Size: 10 acres 100-Year Flood: Yes (AE) 
Parcel Size: 10 acres Williamson Act: No 
Community: None Supervisorial District: 5 
 
Environmental Review Information 
 
CEQA Determination: Mitigated Negative Declaration (Attachment C, Environmental Document)  
 
 
Project Description 
 
This project is comprised of two applications:  
 

• Variance No. PA-2400078 to reduce the minimum required parcel size from 40 acres to 5 acres in 
the AG-40 (General Agriculture, 40-acre minimum) zone.  
 

• Minor Subdivision No. PA-2400079 to subdivide the existing 10-acre parcel into two parcels, each 
to contain 5 acres. Both proposed parcels have access to publicly maintained roads, and each 
parcel will utilize private water, storm, and sewer systems. The existing residence located on site 
will be contained within Parcel 1 of the proposed subdivision.  

 
Recommendation 
 

1. Deny Variance No. PA-2400078 and Minor Subdivision No. PA-2400079 based on the inability to 
make Variance Findings Nos. 1 and 3 and Minor Subdivision Findings Nos. 1 and 2 contained in the 
Staff Report (Attachment E, Findings). 
 

  

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

 



Planning Commission Staff Report, PA-2400078 (VR), PA-2400079 (MS)  2 
 

This page intentionally left blank. 
  



Planning Commission Staff Report, PA-2400078 (VR), PA-2400079 (MS)  3 
 

NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: January 27, 2025. 
Number of Public Hearing notices: 81 
Date of Public Hearing notice mailing: January 23, 2025. 
 
Referrals and Responses 
• Early Consultation Date: April 3, 2024 • Mitigated Negative Declaration Posting 

Date: August 15, 2024 
• Project Referral with Environmental 

Determination Date: August 15, 2024 
• OPR State Clearinghouse #: 

2024080596 
 

Agency Referrals 
Response 

Date – Early 
Consultation 

Response 
Date –Referral 

Local Agencies   

Mosquito 
Abatement   

S.J.C.O.G. 4/4/2024  

San Joaquin Air 
Pollution Control 
District 

  

Naglee Burk 
Irrigation District  9/11/2024 

Tracy United 
School District   

Tracy Rural Fire 
District   

1007 Pico & 
Naglee 
Reclamation 
District 

  

Miscellaneous   

P.G.&E. 4/8/2024 & 
5/3/2024 

 

Haley Flying 
Service   

Precissi Flying 
Service   

Sierra Club   

United Auburn 
Indian Community   

CA Valley Miwok 
Tribe   

North Valley 
Yokuts Tribe   

Buena Vista 
Rancheria   

Sierra Club   
Farm Bureau   

Agency Referrals 
Response 

Date – Early  
Consultation 

Response 
Date –

Referral 
County 

Departments 
  

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

  

Public Works 5/22/2024  
Environmental 
Health 4/11/2024 8/14/2024 

Sheriff Office   
General Services   
County Counsel   
State Agencies   

C.R.W.Q.C.B.  9/10/2024 
Fish & Wildlife, 
Division: 3   

CA Tribal TANF 
Partnership   

Native American 
Heritage 
Commission 

  

Delta 
Stewardship 
Council 

  

Federal 
Agencies   

F.E.M.A.   

U.S Fish and 
Wildlife Region 
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ANALYSIS 
 
Background 
 
On August 31, 1987, the Planning Division approved Certificate of Compliance No. CC-88-0040, to 
recognize the subject parcel as a legal, nonconforming 10-acre parcel in the EA-40 (Exclusive Agriculture, 
40-acre minimum) zone. This parcel was originally created in 1913 as Lot 6 of Block 21 of Tracy Golden 
Farms Subdivision. On June 27, 1991, the Planning Division approved Private Right-of-Way No. RW-91-
0016 to confirm access to adjacent parcels via a private road running along the eastern property line of the 
subject parcel. Subsequently, as a Condition of Approval for RW-91-0016, this right-of-way was dedicated 
to San Joaquin County as “Philip Martin Court.” 
 
Policy Consideration 
 
Variance 
 
Pursuant to Development Title Section 9-805.030, the Planning Commission is required to make four 
findings in the affirmative in order to approve the Variance application. Staff determined that Finding Nos.1 
and 3 cannot be made in the affirmative, as discussed below and found in Attachment E.  
 
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. 

 
Applicant’s Statement: 
 
There are 42 parcels that are below the zone minimum of 40 acres within a one-half mile radius of the 
site and only 6 parcels within the one-half mile radius that are 40 acres or larger. The strict application of 
Development Title Section 9-203.030(a)(1) only allows 6 parcels within one-half [sic] mile of this site to 
create a homesite parcels, and deprives 87.5% of the parcels within one-half mile (including this site) the 
property privileges enjoyed by other properties in the vicinity. All of the properties in the vicinity are zoned 
AG-40. 
 
Staff’s Analysis: 

 
• This finding cannot be made because the subject parcel has no special circumstances, 

including size, shape, topography, location, or surroundings, which would deprive it of 
privileges enjoyed by other properties in the vicinity and under identical zoning classification. 
According to the applicant’s calculation, the subject parcel and 87.5% of nearby properties 
cannot create homesite parcels due to their non-confirming size in the AG-40 (General 
Agriculture, 40-acre minimum) zone. Pursuant to Development Title Section 9-
203.030(a)(1)(A), a homesite parcel is a two- to five- acre parcel that is created based on clearly 
prescribed criteria, including that the parcel to be subdivided is conforming in size prior to 
the subdivision. 
 
This area was subdivided as part of the Tracy Garden Farms subdivision in 1913, which 
created 274 parcels pursuant to the standards in place at that time. The subject parcel was 
zoned EA-10 (Exclusive Agriculture, 10-acre minimum) in 1962, and subsequently, was 
rezoned to EA-40 (Exclusive Agriculture, 40-acre minimum) in 1974. The EA-40 zone became 
AG-40 in 1985. This zoning has been carried forward to today. As a result, the creation of a 5-
acre parcel has not been permitted in this area for over 60 years, unless a specific exception 
was utilized. Pursuant to Development Title Section 9-203.030(a)(1), there are several 
exceptions that allow for the creation of parcels smaller than the zone minimum, each with 
clearly prescribed criteria. The first exception is the creation of a homesite parcel, as 
discussed above. The other exceptions include creating parcels for certain specified uses, 
parcels for dwellings on the same lot, and parcels based on lot size averaging. Ultimately, the 
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underlying subdivision, as proposed, does not meet any of these exceptions contained in the 
Development Title. 

 
3. The granting of the Variance will not constitute a grant of special privileges inconsistent with the 

limitation upon other properties in the vicinity and zone in which the property is located.  
 
Applicant’s Statement: 
 
 The granting of this variance will not constitute a grant of special privileges since the majority of the 

existing parcels (87.5%) are below the 40-acre [sic] zone minimum already. Granting this variance is 
consistent with the existing [sic] character of the surrounding vicinity.  

 
Staff’s Analysis: 

 
• This finding cannot be made because granting this Variance will constitute a grant of special 

privileges to the applicant inconsistent with the limitations upon other properties in the 
vicinity and zone in which the property is situated. Parcels in the vicinity of the project site 
that are zoned AG-40 and below the 40-acre minimum size were created consistent with the 
General Plan, zoning, and code requirements that were in effect at the time of their creation. 
Surrounding property owners within the vicinity and with the same zoning classification are 
also not permitted to subdivide parcels to less than the 40-acre minimum unless a specific 
Development Title exception applies. The exceptions to meeting the zone minimum include 
subdividing properties to create homesite parcels, homesite parcels for financing purposes, 
parcels for certain specified uses, parcels for dwellings on the same lot, and parcels based 
on lot size averaging (Development Title Section 9-203.030(a)(1)(A)). The underlying 
subdivision, as proposed, does not meet any of these exceptions. As a result, allowing this 
property to be subdivided when it is consistent in size with 87.5% of parcels in the vicinity, as 
calculated by the applicant, would result in a grant of special privileges.  

 
Findings Nos. 2 and 4 can be made in the affirmative and can be found in Attachment D.  
 
Minor Subdivision 
 
Pursuant to Development Title Section 9-501.030, the Planning Commission is required to make eight 
findings in the affirmative in order to approve the Minor Subdivision application. Staff recommends that 
Finding Nos. 1 and 2 cannot be made in the affirmative, as discussed below and in Attachment E. 
 
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 cannot be made because Minor Subdivision No. PA-2400079 is not consistent 

with the General Plan or the Development Title. Pursuant to the Development Standards for 
the General Agriculture (A/G) General Plan designation (2035 General Plan, 3.1 Community 
Development Element, page 3.1-57), the minimum lot size for parcels designated as A/G is 
20 acres, or 160 acres where no surface irrigation water is available. The subject parcel is 
located within an irrigation district (Naglee Burk Irrigation District). Furthermore, the AG-40 
(General Agriculture, 40-acres minimum) zoning, which implements the A/G (General 
Agriculture) General Plan designation, does not allow for parcels to be subdivided below 
40-acres. Since the subdivision as proposed does not meet the minimum required lot size 
of 40-acres, it is not consistent with the General Plan or Development Title, unless the 
Planning Commission approves a Variance to reduce the required minimum lot size and lot 
width for the AG-40 zone. Additionally, General Plan Policy LU-7.1 (2035 General Plan, 3.1 
Community Development Element, page 3.1-61) states that “the County shall protect 
agricultural lands needed for the continuation of viable commercial agricultural production 
and other agricultural enterprises.” The creation of two 5-acre parcels would be inconsistent 
with this policy as parcels under 10 acre in size are generally not considered viable to 
support agricultural production. No Master Plan, Specific Plan or Special Purpose Plan are 
applicable to Minor Subdivision No. PA-2400079. 
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2. The site is physically suitable for the type of development and the proposed density of the 

development. 
 

• This finding cannot be made because the subdivision is proposing additional parcels in the 
AG-40 zone that do not meet the minimum lot size. The parcel is currently limited to one 
single-family residence. In the underlying A/G General Plan designation, the permitted 
density range is 0.0 to 0.05, or 1 residence per acre. If the Minor Subdivision to create 2 
parcels is approved, each parcel would be permitted to have one primary residence. Thus, 
the density would increase to 0.2 or 1 residences per 5 acres. The resulting Minor 
Subdivision affects the density requirements for future development. As a result, the site is 
not physically suitable for the potential density of future development.  

 
Findings Nos. 3, 4, 5, 6, 7, and 8 can be made in the affirmative and can also be found in Attachment E.  
 
Naglee Burk Irrigation District 
 
Naglee Burk Irrigation District (NBID) submitted a comment letter dated September 11, 2024. NBID provides 
irrigation water to the subject parcel and surrounding properties, many of which are currently planted in 
irrigated row crops. The NBID letter states that the district “does not believe that the project will affect the 
district’s operation.” 
 
If the Planning Commission Determines Required Findings Can be Made in the Affirmative 
 
If the Planning Commission decides to approve the project, staff recommends that the Planning Commission 
find a basis for Variance Findings No. 1 and 3 and Minor Subdivision Findings No. 1 and 2, which currently 
state that no basis for such findings can be made.  
 
Additionally, pursuant to Development Title Sections 9-805.040 and 9-501.070, the Planning Commission can 
impose reasonable conditions on a project. As a result, if the Planning Commission can make all findings in 
the affirmative, staff recommends that the Planning Commission adopt the Mitigated Negative Declaration 
(Attachment C) and Mitigation Monitoring and Reporting Program (Attachment D), and approve the Variance 
and Minor Subdivision with the recommended Conditions of Approval (Attachment F).  
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RECOMMENDATION 

 
It is recommended that the Planning Commission: 
 

1. Deny Variance No. PA-2400078 and Minor Subdivision No. PA-2400079 based on the inability to 
make Variance Findings Nos. 1 and 3 and Minor Subdivision Findings Nos. 1 and 2 contained in the 
Staff Report (Attachment E, Findings). 
 

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 Minor Subdivision 
Attachment F – Conditions of Approval 
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FINDINGS 

PA-2400078 & PA-2400079 
SRAI/QUARTAROLI & ASSOCIATES 

 
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 cannot be made because the subject parcel has no special circumstances, 

including size, shape, topography, location, or surroundings, which would deprive it of 
privileges enjoyed by other properties in the vicinity and under identical zoning classification. 
According to the applicant’s calculation, the subject parcel and 87.5% of nearby properties 
cannot create homesite parcels due to their non-confirming size in the AG-40 (General 
Agriculture, 40-acre minimum) zone. Pursuant to Development Title Section 9-
203.030(a)(1)(A), a homesite parcel is a two- to five- acre parcel that is created based on clearly 
prescribed criteria, including that the parcel to be subdivided is conforming in size prior to 
the subdivision. 

 
This area was subdivided as part of the Tracy Garden Farms subdivision in 1913, which 
created 274 parcels pursuant to the standards in place at that time. The subject parcel was 
zoned EA-10 (Exclusive Agriculture, 10-acre minimum) in 1962, and subsequently, was 
rezoned to EA-40 (Exclusive Agriculture, 40-acre minimum) in 1974. The EA-40 zone became 
AG-40 in 1985. This zoning has been carried forward to today. As a result, the creation of a 5-
acre parcel has not been permitted in this area for over 60 years, unless a specific exception 
was utilized. Pursuant to Development Title Section 9-203.030(a)(1), there are several 
exceptions that allow for the creation of parcels smaller than the zone minimum, each with 
clearly prescribed criteria. The first exception is the creation of a homesite parcel, as 
discussed above. The other exceptions include creating parcels for certain specified uses, 
parcels for dwellings on the same lot, and parcels based on lot size averaging. Ultimately, the 
underlying subdivision, as proposed, does not meet any of these exceptions contained in the 
Development Title. 

 
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 site is currently developed with a single-family 
residence, and the applicant is not proposing to construct any new structures. If this parcel 
is approved, the newly created parcels may each be developed with a single-family residence 
and accessory dwelling unit, and accessory structures. The additional parcel will not be 
detrimental or injurious to other properties in the vicinity because 1 additional single-family 
residence and accessory dwelling unit will not be injurious to property or improvements in 
the vicinity of the subject property or the public health, safety, or general welfare.  

 
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 cannot be made because granting this Variance will constitute a grant of special 
privileges to the applicant inconsistent with the limitations upon other properties in the 
vicinity and zone in which the property is situated. Parcels in the vicinity of the project site 
that are zoned AG-40 and below the 40-acre minimum size were created consistent with the 
General Plan, zoning, and code requirements that were in effect at the time of their creation. 
Surrounding property owners within the vicinity and with the same zoning classification are 
also not permitted to subdivide parcels to less than the 40-acre minimum unless a specific 
Development Title exception applies. The exceptions to meeting the zone minimum include 
subdividing properties to create homesite parcels, homesite parcels for financing purposes, 
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parcels for certain specified uses, parcels for dwellings on the same lot, and parcels based 
on lot size averaging (Development Title Section 9-203.030(a)(1)(A)). The underlying 
subdivision, as proposed, does not meet any of these exceptions. As a result, allowing this 
property to be subdivided when it is consistent in size with 87.5% of parcels in the vicinity, as 
calculated by the applicant, would result in a grant of special privileges.  

 
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 Variance application does not authorize a use that is 
not otherwise expressly authorized by the General Plan or Development Title. The Variance 
request would allow for an underlying subdivision to create parcels below the zone minimum 
and the proposal does not include any new uses. The property is currently developed with a 
single-family residence, which is a permitted use in the AG-40 (General Agriculture, 40-acre 
minimum) zone, and would allow for residential and agricultural development as permitted in 
the AG-40 zone on the subsequent parcels. The subdivision as proposed appears to meet 
Development Title requirements if the Variance is granted.  
 

Minor Subdivision No. PA-2400079 
 
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 cannot be made because Minor Subdivision No. PA-2400079 is not consistent 

with the General Plan or the Development Title. Pursuant to the Development Standards for 
the General Agriculture (A/G) General Plan designation (2035 General Plan, 3.1 Community 
Development Element, page 3.1-57), the minimum lot size for parcels designated as A/G is 
20 acres, or 160 acres where no surface irrigation water is available. The subject parcel is 
located within an irrigation district. Furthermore, the AG-40 (General Agriculture, 40-acres 
minimum) zoning, which implements the A/G (General Agriculture) General Plan 
designation, does not allow for parcels to be subdivided below 40-acres. Since the 
subdivision as proposed does not meet the minimum required lot size of 40-acres, it is not 
consistent with the General Plan or Development Title, unless the Planning Commission 
approves a Variance to reduce the required minimum lot size and lot width for the AG-40 
zone. No Master Plan, Specific Plan or Special Purpose Plan are applicable to Minor 
Subdivision No. PA-2400079. 
 

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

 
• This finding cannot be made because the subdivision is proposing additional parcels in the 

AG-40 zone that do not meet the minimum lot size. The parcel is currently limited to one 
single-family residence. In the underlying A/G General Plan designation, the permitted 
density range is 0.0 to 0.05, or 1 residence per acre. If the Minor Subdivision to create 2 
parcels is approved, each parcel would be permitted to have one primary residence. Thus, 
the density would increase to 0.2 or 1 residences per 5 acres. The resulting Minor 
Subdivision affects the density requirements for future development. As a result, the site is 
not physically suitable for the potential density of future development.  

 
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 subdivision will facilitate future residential 

development. The future ground disturbing activities (e.g. roads, curb, gutter, electrical, 
water, etc.) and physical structures that require ground disturbance on this or subsequent 
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divided parcels will be subject to participate in the San Joaquin Multi-Species Habitat 
Conservation and Open Space Plan before any ground disturbance occurs. The subdivision 
is not likely to cause substantial environmental damage or substantially and avoidably 
injuring fish and wildlife in 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 parcels are permitted one single-family dwelling, one 
accessory dwelling unit, one junior accessory dwelling unit.  Additionally, the AG-40 zoned 
portion of the parcel also permits agricultural structures and up to 12 farm employee housing 
units without discretionary review. The Initial Study prepared for this project concludes that 
the Minor Subdivision creates a less than significant impact on public health. 

 
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 can be made because the design of the subdivision will not conflict with 

easements acquired by the public at large for access through or use of the property within 
the proposed subdivision because, if it is found that alternate easements for access or for 
use are necessary, these will be substantially equivalent to ones previously acquired by the 
public. 

 
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.  

 
• This finding can be made because parcels in the AG-40 zone allow for the use of a well for 

water and an individual septic system for wastewater subject to the rules and regulations of 
the Environmental Health Department. All proposed parcels would be permitted one single-
family dwelling, one accessory dwelling unit, one junior accessory dwelling unit, and up to 
12 farm employee units. The Environmental Health Department would have to approve the 
number of residences onsite in accordance with their requirements regarding well water 
and septic wastewater treatment density. In the event all parcels are permitted the maximum 
number of residences, the number of residences would be less than 500 and exempt from 
Section 66473.7 of the Subdivision Map Act.  

 
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 land or improvements dedicated to the County would 

be consistent with the General Plan, any applicable Specific Plan and Special Purpose Plan, 
and other applicable plan adopted by the County because any such improvements or land 
must meet County standards and requirements of the Department of Public Works for 
dedication and/or construction. 

 
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 Minor Subdivision, as designed, can make 
use of passive heating and cooler. Future development of single-family housing on the 
proposed new parcels could be located facing westerly, allowing the afternoon sun to 
passively or actively heat the new homes with the use of rooftop solar panels. 

 
*** 
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CONDITIONS OF APPROVAL 
PA-2400078 & PA-2400079 

SRAI/QUARTAROLI & ASSOCIATES 
 

Variance Application No. PA-2400078 and Minor Subdivision Application No. PA-2400079 was 
approved by the Planning Commission on February 6, 2025.  The effective date of approval is February 
16, 2025.  This tentative map approval will expire on February 16, 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 Minor Subdivision to subdivide a 10-acre parcel into 2 parcels. 
Parcel 1 and 2 to each contain 5 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 
March 18, 2024.  (Development Title Section 9-512.010). 
 

c. RIGHT TO FARM:  Pursuant to San Joaquin County Code Section 6-9004(b), the following note shall 
be recorded as a Notice of Minor 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. 

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

 
1. Parcel 1 shall have a lot size of 5 gross acres. 

 
2. Parcel 2 shall have a lot size of 5 gross acres. 

2. COUNTY COUNSEL 
 

a. 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. 
 

3. 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 Minor Subdivision 
Restriction: 
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1. Parcel 1 and 2 are subject to the San Joaquin County Multi-Species Habitat Conservation and 
Open Space Plan (SJMSCP). At the time of development of Parcel 1 and/or Parcel 2, 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. 
 

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

a. A Parcel Map is required. (Development Title Section 9-501.030)  
 

b. All easements of record shall be shown on the Parcel Map. (Development Title Section 9-505.080)  
 

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.  

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

 
a.  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.  

 
b. 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.  

 
c. 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).  

 
d. 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)). 
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e. 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)). 
 

f. 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). 
 

g. 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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Item # 2, February 6, 2025 

Text Amendment No. PA-2400533 
Prepared by: Megan Aguirre 

 
PROJECT SUMMARY 

 
Applicant Information 
Project Applicant:  San Joaquin County Community Development Department  
 
Project Site Information 
Project Location: Countywide 
Supervisorial District:  All 
 
Environmental Review Information  
CEQA Determination: Notice of Exemption (Attachment A, Environmental Review) 
 
 
Project Description 
 
This project is a Development Title Text Amendment to update tables and text within Series 200, 400, 600, 
700, and 900 regarding: 
 
• Permitting requirements for the following uses: 

o Agricultural Building 
o Agricultural Equipment Storage 
o Commercial Filming 
o Crop Production 
o Major Impact Services 
o Personal Services - Massage Establishment and Health and Fitness Facility 
o Retail Sales and Services - Mobile Food Vendors, On-Premises 
o Storage Structure or Work Trailer 
o Truck Parking 
o Truck Services – Parking and Sales 
o Warehouse, Storage, and Distribution - Personal  

• Setbacks and setback exceptions 
• Fence and accessory building heights 
• Permitting requirements for private rights-of-way in Antiquated Subdivisions 
• Tree requirements in Residential Zones 
• Various other typos, errors, omissions, and inconsistencies  
 
Recommendation 
 
1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for Development Title 

Text Amendment (Attachment C, Findings), and 
 

2. Forward to the Board of Supervisors with a recommendation to approve Development Title Text 
Amendment No. PA-2400533 (Attachment B, Draft Ordinance). 
 

  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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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: January 27, 2025 
Number of Public Hearing notices: 53 
Date of Public Hearing notice mailing: January 23, 2025. 
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ANALYSIS 
 
Background 
 
On November 29, 2022, the Board of Supervisors adopted a comprehensive update to the Development 
Title (Title 9), which became effective on December 29, 2022. Since that time, staff has identified a number 
of items throughout the document that affect the ability to implement the 2022 Development Title and the 
intent of departmental policies and practices. In 2023, the Board of Supervisors approved two rounds of 
text amendments to correct errors and provide clarification on several subjects. Additionally, in 2024, the 
Board of Supervisors approved two specific Text Amendments regarding the creation of Design Guidelines 
in commercial and industrial zones and the reorganization of the Sign chapter. The current project is a third 
general text amendment to cover a variety of updates.  
 
Text Amendments 
 
The Development Title Text Amendments include correcting various typographical errors, formatting 
issues, and omitted information, as well as the changes summarized below by Series. 
 
Series 200: Base Zones  
 
Changes were made to the permitting requirements for several primary, accessory, and temporary use 
types within the various tables for each zoning type, as noted below: 
 
• Primary Use Types: The changes below impact Tables 9-200.020-1, 9-201.020-1, 9-202.020-1, 9-

203.020-1, & 9-204.020-1. 
 
o Crop Production: The level of review required was reduced from Special Purpose Plan to 

Permitted in the Airport Multi-Use zone, consistent with the prior 1992 Development Title and all 
other zones.  
 

o Major Impact Services: This use type was recently added back to the Development Title under 
Section 9-901.050 Non-Residential Use Types but was inadvertently left out of the use tables. The 
current text amendment would add Major Impact Services to the use tables and, where permitted, 
identify the level of review consistent with the 1992 Development Title.  

 
o Personal Services: This use type and the related subcategories are new in the 2022 Development 

Title and are currently allowed in a limited number of zones. Based on a review of the purpose of 
the various commercial zones and uses permitted under the 1992 Development Title, staff is 
recommending that the subcategories of Massage Establishment and Health and Fitness Facility 
be permitted in additional commercial zones. 

 
o Retail Sales and Services – Mobile Food Vendor, On-Premises: Updates were made to the use 

tables for consistency with the proposed changes to the development regulations contained in 
Section 9-409.300 Mobile Food Vendor, as discussed under Series 400, below. Mobile Food 
Vendors, On-Premises, is also proposed to be listed as a subtype of Eating and Drinking 
Establishment rather than a subtype of Retail Sales and Services. 
 

o Truck Services 
 
 Parking: Staff recommends updates to the Additional Regulations notes in the table to fix an 

existing citation and to reference proposed Section 9-203.020(e)(11), which would reinstitute 
the special use regulations for truck parking in the AL (Limited Agriculture) zone from the 1992 
Development Title. 
 

 Sales: Updates are proposed to the use table for Commercial Zones to remove an incorrect 
citation and clarify that this use may be permitted in the C-FS zone subject to a Conditional 
Use Permit and special use regulations contained in proposed Section 9-201.020(e)(6). This is 
consistent with the 1992 Development Title. 
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o Warehouse, Storage, and Distribution – Personal: This use type was previously “Personal 

Storage” in the 1992 Development Title and was an allowed use subject to a Site Approval in the 
C-X (Crossroads Commercial) zone. The current Development Title does not permit this use in the 
C-X zone. Staff recommends updating the C-X zone table to allow this use subject to an 
Administrative Use Permit, which is equivalent to the former Site Approval application. 
 

• Accessory Use Types: The changes below impact Tables 9-200.020-2, 9-9-201.020-2, 9-202.020-
2,9-203.020-2, & 9-204.020-2. 
 
o Agricultural Equipment Storage/Agricultural Building – Updates are proposed to make sure 

both use types are permitted in the tables for all zones.  
 

o Truck Parking: This use type was incorrectly added as an accessory use in the industrial zones, 
when it should only be a primary use, and is recommended for removal to correct this error. 
 

• Temporary Use Types: The changes below impact Tables 9-200.020-3, 9-201.020-3, 9-202.020-3, 9-
203.020-3, & 9-204.020-3. 
 
o Commercial Filming - The level of review required was reduced from Temporary Use Permit to 

Permitted for Commercial Filming in all zones, similar to the prior 1992 Development Title. 
 
• Setbacks: In addition to the changes within the use type tables, clarification was added regarding 

measuring setbacks in the residential zones for reverse corner lots (Table 9-200.030-1) and measuring 
setbacks in the commercial and industrial zones (Tables 9-201.030 and 9-202.030) when the road right-
of-way is less than 50 feet in width, consistent with current practice and the prior 1992 Development 
Title.  

 
• Truck Parking in the AL Zone: Special use regulations for truck parking in the AL (Limited Agriculture) 

zone were added as Section 9-203.020(e)(11). These special use regulations were included in the 1992 
Development Title when truck parking was added as a permitted use in the AL zone to maintain 
consistency with the intent of the zone and limit potential impacts. The special use regulations limit the 
use to hauling agricultural products for the property owner or a third party with the limitations that the 
parcel must contain a minimum of 5 acres and be located no more than ½ mile from an existing frontage 
road and 1 mile from an interchange with State Route 99. Additionally, only routine maintenance of the 
trucks may be performed on site. 

 
Series 400: Additional Use and Development Regulations 
 
Text amendments within this series primarily include minor changes and clarifications, as described below: 
 
• Height: 

  
o Accessory Buildings: The height for accessory buildings in the rear one-third of a lot will be 

increased from 14 feet, which appeared to be an arbitrary number, to the standard accessory 
building height of 18 feet consistent with the 1992 Development Title (Section 9-400.010[d][1][A]).  
 

o Fencing: Clarification was added to the special fencing requirements for levee area (Section 9-
400.010[d][1][A]) and the text for special fencing of commercial, industrial, and other zones was 
updated to match previous changes to Table 9-400.040-B: Height Limits for Fences (Section 9-
400.040[b][5]) 
 

• Setback Exceptions: Back-up generators were specifically identified as permitted to have a reduced 
setback in Table 9-400.020 Allowed Building Projections into Yards. 
 

• Tree Requirements: Staff recommends reducing the tree requirement for residential development in 
residential zones from 1 per 1,000 square feet of lot area to 1 per 5,000 square feet of lot area and 
allowing the Zoning Administrator to grant a reduction for projects in any residential zone. 
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• Mobile Food Trucks/Vendors: Staff recommends that Section 9-409.300 Mobile Food Truck be 
updated so that all references to “Mobile Food Truck” are replaced with “Mobile Food Vendor” for 
consistency with the remainder of the Development Title. Additionally, this section will be updated to 
clarify that a Zoning Compliance Review is required to permit a single Mobile Food Vendor without 
seating or restrooms. An Administrative Use Permit would be required for all other Mobile Food 
Vendors. Locational criteria are also proposed to require buffers for compatibility with surrounding 
parcels and uses. If the proposed changes are approved, new Mobile Food Vendors will not be allowed 
within 200 feet of a permitted residential use, a Residential Zone, or an area shown on the General 
Plan for residential use; 400 feet of another Mobile Food Vendor, unless permitted by an approved 
Administrative Use Permit for the parking of multiple Mobile Food Vendors on the same site; or 
400 feet of a permitted Eating and Drinking Establishment – Restaurant, Full Service or Restaurant, 
Limited Service. A reference to the parking requirements in Table 9-406.040 Estimated Parking 
Demand by Use Type will also be added. 

 
• Parking: Table 9-406.040 Estimated Parking Demand by Use Type was updated to clarify that the 

minimum parking requirement for Mobile Food Vendors will be two per vendor. 
 
Series 600: Infrastructure Standards and Service Financing 
 
Limited changes are proposed to this series pertaining to access requirements. 
 
• Private Rights-of-Way in Antiquated Subdivisions: The changes include requiring an Administrative 

Use Permit for access to antiquated subdivision lots consistent with past practices and the 1992 
Development Title. The proposed language also allows the Zoning Administrator to reduce this 
requirement to a Zoning Compliance Review when the access is for four or fewer parcels and meets 
other specific criteria that would limit potential adverse impacts to neighboring property owners.  

 
Series 700: Supplemental Development Regulations 
 
A text amendment is proposed to this series for consistency with recent changes made to the General Plan.  
 
• Williamson Act Minimum Parcel Sizes: In 2024, the Board of Supervisors approved a General Plan 

amendment to reduce the minimum parcel sizes for properties under Williamson Act Contract to 20 
acres for prime farmland and 40 acres for all other designations. As a result, staff proposes to update 
the Development Title requirements for consistency with this update and the prior 1992 Development 
Title. 

 
Series 900: General Terms 
 
This series includes text amendments to update several terms. 
 
• Definitions: The changes below impact Section 9-900.020 Definitions. 

 
o Agricultural Building: This definition will be updated to clarify that it includes the storage of 

equipment or machinery for property maintenance. 
 

o Agricultural Equipment Storage: Revisions are proposed to clarify that “Agricultural Equipment 
Storage” is for outdoor storage (not storage within a building) and that it may also apply to the 
storage of equipment and machinery for property maintenance. 
 

o Development Project: This term was inadvertently omitted when the Development Title was 
updated in 2022 and will be added back into the Development Title.  
 

o Homesite Parcel: This definition was revised to remove an incorrect requirement that homesite 
parcels must be ten acres in size under a Williamson Act contract.  
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• Non-Residential Use Types: The change below impacts Section 9-901.050 Non-Residential Use 
Types. 

 
o Residential Care Facility – Large: An update is proposed to fix an error in this and clarify that 

these facilities serve seven or more people, differentiating it from “Residential Care Facility – 
Small” facilities, which serve six or fewer people.  

 
Notice of Exemption 

California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project is exempt 
from CEQA if the activity is covered by the general rule that CEQA applies only to projects that have the 
potential for causing a significant effect on the environment. Where it can be seen with certainty that there 
is no possibility that the activity in question may have a significant effect on the environment, the activity is 
not subject to CEQA. The Community Development Department has determined that the proposed Text 
Amendment has no possibility of causing a direct or indirect physical change in the environment, much less 
a significant effect on the environment. Accordingly, the Text Amendment is exempt from CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for Development 
Title Text Amendment (Attachment C, Findings), and 

 
2. Forward to the Board of Supervisors with a recommendation to approve Development Title Text 

Amendment No. PA-2400533 (Attachment B, Draft Ordinance). 
 
Attachments: 

Attachment A – Environmental Review 
Attachment B – Draft Ordinance 
Attachment C – Findings 
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Attachment A 
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Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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Draft Ordinance 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN JOAQUIN, 
STATE OF CALIFORNIA 

 
ORDINANCE NO.  

AN ORDINANCE AMENDING TITLE 9 OF THE ORDINANCE CODE OF THE COUNTY OF SAN 
JOAQUIN RELATING TO VARIOUS SECTIONS OF THE DEVELOPMENT TITLE 

 
The Board of Supervisors of the County of San Joaquin ordains as follows: 
 
Section 1. Table 9-200.020-1: Uses in Residential Zones, Section 9-200.020 - Land Use 

Regulations, Chapter 9-200 - Residential Zones, Series 200 - Base Zones, Title 9 of the San 
Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-200.020-1: USES IN RESIDENTIAL ZONES   
P = Permitted Use (Building Permit may be required); T=Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP Special Purpose Plan required; L# = Numbered limitation at end of table. "-" = Not permitted   
Use Types   R-R R-VL R-L R-M R-MH R-H Additional 

Regulations   
Non-Residential   
Eating and Drinking 
Establishment 

See subclassifications below  

Mobile Food Vendor, On-
Premises 

- - - - - -  

Major Impact Services - - - - - -   
Retail Sales and Services  See subclassifications below  

Mobile Food Vendor, On-
Premises 

- - - - - -  

 
Section 2. Table 9-200.020-2: Accessory Uses and Structures in Residential Zones, Section 

9-200.020 - Land Use Regulations, Chapter 9-200 - Residential Zones, Series 200 - Base Zones, 
Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-200.020-2 - ACCESSORY USES AND STRUCTURES IN RESIDENTIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table."- = Not permitted   
Accessory Use or Structure   R-R R-VL R-L R-M R-MH R-H Additional Regulations (Section)   
Agricultural Building   P P P P P P Only as accessory to crop 

production   
Agricultural Equipment Storage   -P -P -P -P -P -P 

 

 
Section 3. Table 9-200.020-3: Temporary Uses & Structures in Residential Zones, Section 

9-200.020 - Land Use Regulations, Chapter 9-200 - Residential Zones, Series 200 - Base Zones, 
Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-200.020-3: TEMPORARY USES & STRUCTURES IN RESIDENTIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Temporary Use or Structure   R-R R-VL R-L R-M R-MH R-H Regulations (Section)   
Commercial Filming   TP TP TP TP TP TP   
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 Section 4. Table 9-200.030-1: Development Standards - Residential Zones, Section 9-
200.030 - Development Standards, Chapter 9-200 - Residential Zones, Series 200 - Base Zones, 
Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-200.030-1: DEVELOPMENT STANDARDS—RESIDENTIAL ZONES   

  
District   R-R   R-VL   R-L   R-M   R-MH   R-H   #   
Lot and Density Standards   
Maximum Density (units/net 
area)   

1.25   2.5   7.5   12.5   18.75   50     

 Minimum Lot Size (sq. ft.)   1 acre   17,500   5,000   5,000   3,000   3,000     
 Minimum Lot Width (ft.)5   150   100   50   50   40   40   ①   
 Corner Lots   150   100   60   60   50   50   ②   
 Minimum Lot Depth (ft.)   65   65   65   65   60   60   ③   
Building Form and Location   
Maximum Height (ft.)   
 Dwellings   40   40   40   40   40   40   ④   
 Accessory Dwelling Unit   40   40   40   40   40   40     
  Buildings Accessory to 
Dwellings   

222   222   222   222   222   222   ⑤   

 Other Buildings not Accessory 
to a Dwelling   

40   40   40   40   40   40     

Minimum Setbacks (ft.)   
 Front & Street Side—Regular; 
Right-of-Way less than 50′   

30; 553   30; 553   20; 453   20; 453   15; 403   15; 403   ⑥, ⑦   

 Interior Side - Main Structure; 
Accessory Structures   

15; 15   15; 10   5; 5   5; 5   5; 5   5; 5   ⑧   

 Rear - Main Structure;   
Accessory Structures; Reverse 
Corner Lots   

30; 15; 
15   

30; 15; 
15   

10; 5; 
5   

10; 5; 
5   

10; 5; 
5   

10; 5; 
5   

⑨, ⑩   

Notes:   
1 See Section 9-400.030, Exceptions to Height Limits.   
2 If an accessory building includes habitable space on the second floor, the maximum height may be increased up to 40 feet. 
Additions to existing accessory building with nonconforming setbacks that include an Accessory Dwelling Unit must meet the 
minimum Accessory Dwelling Unit setbacks. For Accessory Dwelling Unit standards, see Section 9-409.020.   
3 Increased setback measured from the centerline of the right-of-way of the road.   
4 Minimum lot widths for yards shall be measured at the minimum front setback.   
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Section 5. Table 9-201.020-1: Uses in Commercial Zones, Section 9-201.020 - Land Use 
Regulations, Chapter 9-201 - Commercial Zones, Series 200 - Base Zones, Title 9 of the San 
Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-201.020-1: USES IN COMMERCIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Use Types   C-L C-N C-C C-O C-G C-FS C-RS C-R C-X Additional Regulations   
Non-Residential   
Eating and Drinking 
Establishment 

See subclassifications below  

Mobile Food Vendor, 
On-Premises 

Z/A Z/A Z/A Z/A Z/A Z/A Z/A Z/A Z/A 9-409.300 Mobile Food 
Vendors, On-Premises 

Major Impact Services - - - - - - - - - 
 

Personal Services See subclassifications below  9-409.350, Personal 
Services 

General   Z Z Z Z Z A Z SPP A   
Massage Establishment A A -Z -Z -Z - - -SPP -  
Health and Fitness 
Facility 

A A -A A -A - - -SPP -  

Retail Sales and Services See subclassifications below  
Alcoholic Beverage 
Sales, Off-Premises 

C C C - C C C - C 9-409.150, Convenience 
Stores 
9-409.300, Mobile Food 
Truck 
9-409.340, Outdoor Sales 

Building Materials and 
Supplies 

- L41 Z Z Z Z L1 - - 

Business Services - L41 Z Z Z Z L1 - - 
Convenience Store - Z Z - Z A A - Z 
Market Z Z Z - Z Z Z - A 
General - - Z Z Z - C - - 
Mobile Food Vendor, 
On-Premises 

A L3 L3 L3 L3 L3 L3 - L3 

Truck Services  See subclassifications below  
Parking - - - - A A - - - 9-201.020(e)(6) Truck 

Sales in the C-FS Zone. Repairs - - - - A A A A - 
Sales and Rentals - - - - A L3C A A  
Stop - - - - - C - - - 
Washing - - - - A A - - - 

Warehouse, Storage, and 
Distribution 

See subclassifications below  

Personal - A A - A - A - -A  
 Notes:   
L1 Only small-scale uses with up to 3,000 square feet of space allowed with approval of an Administrative Use Permit. A larger 
facility may be allowed with a Conditional Use Permit.   
L2. Only allowed on arterial streets, occupying 1,000 square feet or less.   
L3 An Administrative Use Permit is required if outdoor seating is provided; otherwise, no land use permit is required.   
L43 An Administrative Use Permit is required instead when applied for as part of a Cannabis Business Park already approved 
with a Special Purpose Plan.   
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Section 6. Section 9-201.020, Chapter 9-201 – Commercial Zones, Series 200 - Base 
Zones, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 

 
(6) Truck Services in the C-FS Zone. Truck Services – Sales may be permitted in the C-FS zone subject to the 

following standards: 
(1) Project sites must be located near legally established truck fuel sales and significant ancillary truck 

services.  
(2) Trucks are limited to commercial trucks five tons or larger. 
(3) A maximum of ten commercial trucks shall be in inventory and/or displayed at any given time. 
 
Section 7. Table 9-201.020-2: Accessory Uses & Structures in Commercial Zones, Section 

9-201.020 - Land Use Regulations, Chapter 9-201 - Commercial Zones, Series 200 - Base Zones, 
Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-201.020-2: ACCESSORY USES & STRUCTURES IN COMMERCIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
 Accessory Use or Structure C-N C-C C-O C-G C-FS C-RS C-R C-X Additional 

Regulations   
Agricultural Building   -P -P -P -P -P -P -P -P 

 

Agricultural Equipment Storage   -P -P -P -P -P -P -P -P 
 

 
 Section 8. Table 9-201.020-3, Section 9-201.020 - Land Use Regulations, Chapter 9-201 
- Commercial Zones, Series 200 - Base Zones, Title 9 of the San Joaquin County Ordinance 
Code is hereby amended to read as follows: 
TABLE 9-201.020-3: TEMPORARY USES & STRUCTURES IN COMMERCIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Temporary Use or Structure   C-N C-C C-O C-G C-FS C-RS C-R C-X Additional 

Regulations   
Commercial Filming   TP TP TP TP TP TP TP TP   
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Section 9. Table 9-201.030: Development Standards - Commercial Zones, Section 9-
201.030 - Development Standards, Chapter 9-201 - Commercial Zones, Series 200 - Base Zones, 
Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows:  

TABLE 9-201.030: DEVELOPMENT STANDARDS—COMMERCIAL ZONES1   
P = Permitted Use; Z = Zoning Compliance Review required; A = Administrative Use Permit by Zoning 
Administrator; C = Conditional Use Permit by Planning Commission; SPP Special Purpose Plan required   
L# = Numbered limitation at end of table. "-" = No permitted   

  
District   C-L   C-N   C-C   C-O   C-G   C-FS   C-RS   C-R   C-X   #   
Lot and Density Standards   
Minimum Setbacks (ft.)                       
  Front – Regular; 

Right-of-Way less than 50’ 
20 
453 

20 
453 

202 

453 
15 
403 

20 
453 

20 
453 

30 
553 

30 
553 

30 
553 

⑤   

 Interior Side   None   None   None2   None   None   None   None   None   None   ⑥   
 Street Side – Regular; 

Right-of-Way less than 50’   
20   
453 

20 
453   

202   
453 

10  
353  

20   
453 

20   
453 

30 
553   

30 
553     

30   
553   

⑦   

 Rear   None   None   None2   None   None   None   None   None   None   ⑧   
Notes:   
1 See Sections 9-400.050, Exceptions to Height Limits.   
2 Setbacks for yards within the C-C Zone in the unincorporated urban community of Woodbridge shall be as specified in the 
Woodbridge Design Guidelines.   
3 Increased setback measured from the centerline of the right-of-way of the road. 
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Section 10. Table 9-202.020-1: Uses in Industrial Zones, Section 9-202.020 - Land Use 
Regulations, Chapter 9-202 - Industrial Zones, Series 200 - Base Zones, Title 9 of the San 
Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-202.020-1: USES IN INDUSTRIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Use Types   I-W I-P I-L I-G I-T Additional Regulations   
Non-Residential   
Eating and Drinking Establishment See subclassifications below  

Bar - - - - - 9-409.200 Entertainment 
9-409.300 Mobile Food Vendor 
9-409.330 Outdoor Dining and Seating 
 

Mobile Food Vendor, On-Premises - Z/A Z/A - - 
Restaurant, Full Service - - - - - 
Restaurant, Limited Service - A Z - - 

Major Impact Services - - - - -   
Retail Sales and Services See subclassifications below  

Alcoholic Beverage Sales, Off-
Premises 

- - - - - 9-409.150, Convenience Stores, L2 
9-409.300, Mobile Food Truck 
9-409.340, Outdoor Sales 
 

Building Materials & Supplies A - A A - 
Business Services A A A A - 
Convenience Store - A Z Z - 
Market - - - - - 
General - - - - - 
Mobile Food Vendor, On-Premises - - Z - - 

 
Section 11. Table 9-202.020-2, Section 9-202.020 - Land Use Regulations, Chapter 9-202 

- Industrial Zones, Series 200 - Base Zones, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to read as follows: 
TABLE 9-202.020-2: ACCESSORY USES & STRUCTURES IN INDUSTRIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Accessory Use or 
Structure   

Industrial Zones   Additional Regulations 
  I-W I-P I-L I-G I-T   

Agricultural Building   -P -P -P -P -P   
Agricultural Equipment 
Storage   

-P  -P -P -P -P   

Truck Parking A - A A A  
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Section 12. Table 9-202.020-3: Temporary Uses & Structures in Industrial Zones, 
Section 9-202.020 - Land Use Regulations, Chapter 9-202 - Industrial Zones, Series 200 - Base 
Zones, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-202.020-3: TEMPORARY USES & STRUCTURES IN INDUSTRIAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Temporary Use or Structure   Industrial Zones   Additional Regulations   

I-W I-P I-L I-G I-T 
Commercial Filming   TP TP TP TP TP 

 

 
 Section 13. Table 9-202.030: Development Standards & Industrial Zones, Section 9-
202.030 - Development Standards, Chapter 9-202 - Industrial Zones, Series 200 - Base Zones, 
Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-202.030: DEVELOPMENT STANDARDS & INDUSTRIAL ZONES1   

  
District   I-W   I-P   I-L   I-G   I-T   #   
Lot and Density Standards   
Minimum Lot Size (sq. ft.)   2 

acres   
10,000   10,000   10,000   2 

acres   
  

 Minimum Lot Width (ft.)   150   100   100   100   150   ①   
 Corner Lots   185   125   125   125   185     
 Minimum Lot Depth (ft.)   300   100   100   100   300     
  Maximum Floor Area Ratio   0.6   0.6   0.6   0.6   0.6   ②   
Building Form and Location   
Maximum Height (ft.)1     
  All Buildings   100   75   100   100   75   ③   
Minimum Setbacks (ft.)     
  Front – Regular; 

Right-of-Way less than 50’ 
30 
552 

30  
552  

30   
552 

30   
552 

30   
552 

④   

Interior Side   None   None   None   None   10   ⑤   
 Street Side   20   20   20   20   20   ⑥   
 Rear   None   None   None   None   10   ⑦   
Notes:   
1 See Sections 9-400.050, Exceptions to Height Limits.   
2 Increased setback measured from the centerline of the right-of-way of the road. 
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 Section 14. Section 9-203.010, Chapter 9-203 - Agricultural Zones, Series 200 - Base 
Zones, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 

 
9-203.010 PURPOSE 
The specific purposes of the Agricultural zones are to: 
(a) Designate adequate land, consistent with the General Plan, for animal raising, crop production, and related 

agricultural services supporting the agricultural economy in the County; 
(b) Maintain and strengthen the County's economic and fiscal resources and provide employment and housing 

opportunities for residents of the County.; 
(c) Establish appropriate development standards and buffering requirements to protect adjacent uses and ensure 

land use compatibility; and 
(d) Minimize the impacts of agricultural development on adjacent residents, while also ensuring the Right-to-Farm. 
The following Agricultural zones implement the General Plan classification for agricultural land use: 
 
AG Zone. The General Agriculture (AG) Zone is established to preserve agricultural lands for the continuation of 
commercial agricultural enterprises. This zone implements the General Agriculture land use designation of the 
General Plan. 
 
AI Zone. The Agricultural Industry (AI) 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 implements the Agriculture-Industrial land use designation 
of the General Plan. 
 
AL Zone. The Limited Agriculture (AL) Zone is intended to recognize and preserve areas for small-scale agricultural 
operations and dwellings. This zone implements the Limited Agriculture land use designation of the General Plan. 
 
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 appropriate timing and 
economical provision of services and utilities. This zone implements the Agriculture-Urban Reserve land use 
designation of the General Plan. 
 
A number included after an agricultural zoning designation annotates the minimum lot size in thousands of square 
feetacres. For example, AU-20 means a 20-acre minimum lot size in that AU zone. 
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 Section 15. Table 9-203.020-1: Uses in Agricultural Zones, Section 9-203.020 - Land Use 
Regulations, Chapter 9-203 - Agricultural Zones, Series 200 - Base Zones, Title 9 of the San 
Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-203.020-1: USES IN AGRICULTURAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Use Types   AG   AI   AL   AU   Additional Regulations   
Non-Residential   
Eating and Drinking Establishment See subclassifications below  

Mobile Food Vendor, On-Premises - - - -  
Major Impact Services  C - - - 

 

Retail Sales and Services See subclassifications below  
Mobile Food Vendor, On-Premises - - - -  

Truck Services  See subclassifications below      
 Parking -   Z/A A -  9-203.020(b)(2), Owner-Operator Truck 

Parking as an Accessory Use;  
9-203.020(de)(1110), Truck 
ParkingServices in the AI Zone; 
9-203.020(e)(11) Truck Parking in the AL 
Zone 

 
 Section 16. Section 9-203.020(e)(11) Truck Parking in the AL Zone, Section 9-203.020 - 
Land Use Regulations, Chapter 9-203 - Agricultural Zones, Series 200 - Base Zones, Title 9 of 
the San Joaquin County Ordinance Code is hereby amended to read as follows: 

(11) Truck Parking in the AL Zone. The Truck Services, Parking Use Type may be conditionally permitted in the 
AL zone with an approved Administrative Use Permit subject to the following conditions: 
(A) The trucks are limited in use to hauling agricultural products for the owner and/or third party(s); 
(B) Service of trucks and trailers at the site is limited to routine maintenance; 
(C) The site is located no more than one-half (½) mile from an existing frontage road and no more than (1) 

mile from a highway interchange at State Route 99; and 
(D) The parcel size shall be a minimum of five (5) acres. 

 
Section 17. Table 9-203.020-2: Accessory Uses & Structures in Agricultural Zones, 

Section 9-203.020 - Land Use Regulations, Chapter 9-203 - Agricultural Zones, Series 200 - Base 
Zones,  Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-203.020-2: ACCESSORY USES & STRUCTURES IN AGRICULTURAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
  AG   AI   AL   AU   Additional Regulations   
Agricultural Building P P P P 

 

Agricultural Equipment 
Storage   

P   P   P   P   Outside storage allowed for equipment uses on-site 
for soil preparation, tilling, seeding, cultivation, and 
harvesting   
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Section 18. Table 9-203.020-3: Temporary Uses & Structures in Agricultural Zones, 
Section 9-203.020 - Land Use Regulations, Chapter 9-203 - Agricultural Zones, Series 200 – Base 
Zones, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
TABLE 9-203.020-3: TEMPORARY USES & STRUCTURES IN AGRICULTURAL ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Use Types   AG   AI   AL   AU     
Commercial Filming   TP TP TP TP Section 9-409.450 (b)(1)   
 

Section 19. Table 9-204.020-1: Uses in Airport, Mixed Use, and Public Facilities Zones, 
Section 9-204.020 - Land Use Regulations, Chapter 9-204 - Airport, Mized Use, and Public 
Facilities Zones, Series 200 - Based Zones, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to read as follows: 
TABLE 9-204.020-1: USES IN AIRPORT, MIXED USE, AND PUBLIC FACILITIES ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Use Types   P-F M-X AP-X Additional Regulations   
Non-Residential   
Crop Production P P SPPP  
Eating and Drinking Establishment See subclassifications below  

Bar - C SPP 9-409.200, Entertainment 
9-409.300, Mobile Food Vendor 
9-409.330, Outdoor Dining and Seating 

Mobile Food Vendors, On-Premises - Z/A SPP 
Restaurant, Full Service - A SPP 
Restaurant, Limited Service - A SPP 

Major Impact Services A - SPP 
 

Retail Sales and Services See subclassifications below  
Mobile Food Vendor, On-Premises - - -  

 
Section 20. Table 9-204.020-2: Accessory Uses & Structures in the Airport, Mixed Use, 

and Public Facilities Zones, Section 9-204.020 - Land Use Regulations, Chapter 9-204 - Airport, 
Mized Use, and Public Facilities Zones, Series 200 - Based Zones, Title 9 of the San Joaquin 
County Ordinance Code is hereby amended to read as follows: 
TABLE 9-204.020-2: ACCESSORY USES & STRUCTURES IN THE AIRPORT, MIXED USE, & PUBLIC FACILITIES ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
  P-F   M-X   AP-X   Additional Regulations   
Agricultural Building   -P  -P  -P    
Agricultural Equipment Storage   -P -P -P 
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Section 21. Table 9-204.020-3: Temporary Uses & Structures in Other Zones, Section 9-
204.020 - Land Use Regulations, Chapter 9-204 - Airport, Mized Use, and Public Facilities Zones, 
Series 200 - Based Zones, Title 9 of the San Joaquin County Ordinance Code is hereby amended 
to read as follows: 
TABLE 9-204.020-3: TEMPORARY USES & STRUCTURES IN OTHER ZONES   
P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning Compliance 
Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional Use Permit by Planning 
Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at end of table." - = Not permitted   
Temporary Use or   
Structure   

P-F   M-X   AP-X   Additional Regulations   

Commercial Filming   TP TP TP  

Storage Structure or Work Trailer TP TP -P Only if incidental to construction pursuant to a building 
permit 

 
Section 22. Section 9-400.010(d)(1)(A) Location and Setbacks, Section 9-401 - Accessory 

Structures, Chapter 9-400 - General Site Regulations, Series 400 - Additional Use and 
Development Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby amended 
to read as follows: 

 
(d) Location and Setbacks.  

(1) The accessory structure may be located anywhere on a lot except within a required setback with the 
following exceptions:   
(A) Single-story accessory buildings that are located in the rear one-third of a lot may be located within 

three feet of the rear or interior side lot line, provided that the single-story accessory building is:   
(i) Located at least ten feet from any dwelling on an adjacent lot.   
(ii) Does not exceed 1418 feet in height; and   
(iii) Is not an accessory dwelling unit.   
 

 Section 23. Table 9-400.020: Allowed Building Projections into Yards, Section 9-
400.030 - Building Projections into Required Yards, Chapter 9-400 - General Site Regulations, 
Series 400 - Additional Use and Development Regulations, Title 9 of the San Joaquin County 
Ordinance Code is hereby amended to read as follows: 
TABLE 9-400.020: ALLOWED BUILDING PROJECTIONS INTO YARDS   
Projection   Front or Street Side 

Yard (ft.)   
Interior Side Yard 
(ft.)   

Rear Yard (ft.)   Limitations   

 Fireplaces, air 
conditioning units, 
water softening units, 
back-up generators, 
and similar 
equipment   

2.5 but no closer than 30 inches to the lot line     
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Section 24. Section 9-400.040(b)(3) Special Fencing Requirements, Section 9-400.040 - 
Fencing and Screening, Chapter 9-400 - General Site Regulations, Series 400 - Additional Use and 
Development Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby amended 
to read as follows: 

 
(3) Special Fencing Requirements.  

(A) Playing Courts. The seven-foot fence height limit may be waived for playing courts if the playing court is 
in a side or rear yard and open type fencing material is used.   

(B) Swimming Pools. All pools shall be enclosed per the requirements of the California Building Code and 
this Title and any additional requirements of the Building Code.   

(C) Levees.  
(i) Any fence next to a levee shall conform to the requirements for Levees in Chapter 9-703, Flood 

Hazards.   
(ii) The height of any fence or wall located at the toe of a levee may be increased to eight feet where 

otherwise restricted to a lower height subject to the review and approval of the Zoning 
Administrator.  

 
Section 25. Section 9-400.040(b)(5) Special Fencing Requirements for Commercial, 

Industrial, and Other Non-Residential Zones, Series 400, Title 9 of the San Joaquin County 
Ordinance Code is hereby amended to read as follows: 

(5) Special Fencing Requirements for Commercial, Industrial, and Other Non-Residential Zones.  
(A) Fencing of Required Yards. An open fence up to seven eight feet in height is permitted in any required 

yard, provided it is constructed of open material and does not obstruct vehicular site distance.   
(B) Security Fencing. Security fencing, not to exceed two feet in height, may be erected on top of required 

or permitted fencing except for fencing abutting a permitted residential use, a Residential zone, or an 
area shown on the General Plan for residential use.   

 
 Section 26. Section 9-402.050(a)(1) On-Site Trees, Residential Zones, Section 9-402.050 
- Required Trees, Chapter 9-402 - Landscaping, Series 400 – Additional Use and Development 
Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as 
follows: 

 
9-402.050 REQUIRED TREES 
(a) On-Site Trees. To provide cooling and improve air quality, trees must be provided as follows: 

(1) Residential Zones. One tree for every 1,0005,000 square feet of lot area for residential development. The 
Zoning Administrator may grant a reductions in to this ratio for the R-R zone. 

 
Section 27. Table 9-406.040: Estimated Parking Demand by Use Type, Section 9-406.040 

- Required Parking Spaces, Chapter 9-406 - Parking and Loading, Series 400 - Additional Use and 
Development Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby amended 
to read as follows: 
TABLE 9-406.040: ESTIMATED PARKING DEMAND BY USE TYPE   
Use Type   Number of Spaces   Per   
Commercial Use Types   
Retail Sales and Services: Mobile Food 
Vendor, On-Premises   

None2   mobile food vendor 

Notes:   
TBD1 = To be determined by the Zoning Administrator.   
2 Outdoor seating whichthat is less than 25 percent of the parking requirement is   
exempt.  
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Section 28. Section 9-409.300 Mobile Food Truck, Chapter 409 - Standards for Specific 
Uses and Activities, Series 400 - Additional Use and Development Regulations, Title 9 of the San 
Joaquin County Ordinance Code is hereby amended to read as follows: 

 
9-409.300 MOBILE FOOD TRUCKVENDOR 
 
Mobile Food TrucksVendors must be located, developed, and operated in compliance with the following standards, 
where allowed by the 200 Series, Base Zones.   
(a) Permits Required. A single Mobile Food Vendor may be permitted with a Zoning Compliance Review if no 

seating or restroom facilities are provided. For projects with two or more Mobile Food Vendors located on one 
property or projects that include the provision of seating and restroom facilities,In addition to an Administrative 
Use Permit is required., the operator of a Mobile Food Truck shall submit proof of compliance with the following 
requirements to the Zoning Administrator:   
(1) Business License. Every operator of a Mobile Food Truck shall obtain a County business license prior to 

operation.   
(2) Display of Permits. All permits and licenses shall be displayed at the place of business at all times.   
(3) County Health Department. If food and/or beverages are being sold, a valid permit from the Environmental 

Health Department is required for the commissary as well as for the Mobile Food Truck.   
(4) State-Certified Vehicle. The operator of the Mobile Food Truck shall provide proof that the vehicle is State-

certified for operation as a mobile food preparation truck, including compliance with plumbing and 
electrical standards.   

(5) Vehicle Insurance and Registration. Proof of current insurance and registration of the vehicle must be 
present with the Administrative Use Permit application.   

(b) Site Criteria/Operational Characteristics. The following criteria shall apply to the siting and operational 
characteristics of Mobile Food TrucksVendors:   
(1) Where Allowed. Mobile Food Trucks shall be allowed only in Commercial and Industrial Zones and in the 

Airport Mixed Use Zone (AP-X). 
(12) Adequate Parking Required.  

(A) Parking shall be required as per Table 9-406.040, or as modified by the Zoning Administrator. 
(B) A Mobile Food TruckVendor located on the premises of an already established business shall be allowed 

to operate their business on that location only if it can be shown that there is adequate parking for 
both the established business and for customers of the Mobile Food outdoor vVendor business.   

(23) Overnight Parking & Washdown Facility. The off-site location where the Mobile Food TruckVendor 
equipment (i.e. truck, cart, or similar) is to be stored overnight and washed down must be identified in the 
land use permit application for an Administrative Use Permit. Mobile Food TrucksVendors shall not be 
parked or stored in Residential Zones.   

(34) Site Cleanup. The operator of the truck shall be responsible for cleaning up the site and adjacent 
surrounding area of the trash and debris generated by the business during and at the end of each business 
day. Wash down of the Mobile Food TruckVendor shall be only permitted at an approved facility that will 
capture the wastewater in an approved sanitary sewer.   

(45) Locational Limits. The Mobile Food TruckVendor shall not be located within:  
(A) Aa 12-foot radius of the outer edge of any entranceway to any building or facility used by the public or 

where space for pedestrian passage will be reduced to less than six feet.;   
(B) 200 feet of a permitted residential use, a Residential Zone, or an area shown on the General Plan for 

residential use; 
(C) 400 feet of another Mobile Food Vendor, unless permitted by an approved Administrative Use Permit 

for the parking of multiple Mobile Food Vendors on the same site; or 
(D) 400 feet of a permitted Eating and Drinking Establishment – Restaurant, Full Service or Restaurant, 

Limited Service. 
Locational criteria are measured from the nearest property lines. 

(c) Permit Time Limits. An Administrative Use Permit for a Mobile Food Truck shall be granted only for a maximum 
of two years. It may be renewed.   
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Section 29. Section 9-409.450(b)(1) Commercial Filming, Section 9-409.450 - Temporary 
Use Permits, Chapter 409 - Standards for Specific Uses and Activities, Series 400 - Additional 
Use and Development Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby 
amended to read as follows: 

 
(b) Temporary Use Permits—When Required. The following uses may be permitted pursuant to Chapter 9-804, 

Use Permits, subject to the following standards. 
(1) Commercial Filming. The temporary use of a site for the filming of commercials, movies, videos, provided 

the Zoning Administrator finds the approval would not result in a frequency of uses likely to create 
incompatibility between the temporary filming activity and the surrounding neighborhood. 

(21) On-site and Off-site Construction Yards. On-site and off-site contractors' construction yards, including 
temporary trailers and storage of equipment and temporary batch plans, may be permitted in conjunction 
with an approved construction project. The construction yard shall be removed immediately upon 
completion of the construction project, or the expiration of the companion Building Permit authorizing the 
construction, whichever occurs first. 

(32) Real Estate Sales. On-site real estate sales from a manufactured or mobile unit office for the temporary 
marketing, sales, or rental of residential, commercial, or industrial development. 

(43) Seasonal Sales. The annual sales of holiday related items, such as Christmas trees, pumpkins and similar 
items, may be permitted in accordance with the following standards: 
(A) Time Period. Seasonal sales associated with holidays are allowed up to a month preceding and one 

week following the holiday. Christmas tree sales are allowed from Thanksgiving Day through December 
31st . 

(B) Goods, Signs and Temporary Structures. All items for sale, as well as signs and temporary structures, 
shall be removed within 10 days after the end of sales, and the appearance of the site shall be returned 
to its original state. 

(54) Special Events and Sales. Short term indoor and outdoor special events, outdoor sales, and displays that 
do not exceed three consecutive days, may be permitted in accordance with the standards found in Section 
9-409.430. 

(65) Temporary Outdoor Sales. Temporary outdoor sales—including, but not limited to, grand opening events, 
and other special sales events—may be permitted in accordance with the following standards: 
(A) Temporary outdoor sales shall be part of an existing business on the same site. 
(B) Outdoor display and sales areas must be located on a paved or concrete area on the same lot as the 

structure(s) containing the business with which the temporary sale is associated. 
(C) Location of the displayed merchandise must not disrupt the normal circulation of the site, nor encroach 

upon driveways, pedestrian walkways, or required landscaped areas, or obstruct sight distances or 
otherwise create hazards for vehicle or pedestrian traffic. 

(76) Temporary Structure. A temporary classroom, office, or similar portable structure, including a 
manufactured or mobile unit, may be approved for a maximum of two years as an accessory use or as the 
first phase of a development project, in a Non-Residential Zone. A one-year extension may be granted. 

(87) Temporary Work Trailer. 
(A) A trailer may be used as a temporary work site for employees of a business and for farmworkers: 

(i) During construction of a subdivision or other development project when a valid Building Permit is 
in force; or 

(ii) During a specific time when additional farmworkers are needed for crop production, such as 
clearing fields and planting or harvesting; or 

(iii) Upon demonstration by the applicant that the temporary work site is a short-term necessity, while 
a permanent work site is being obtained. 

(B) A permit for temporary work trailers may be granted for up to 12 months. 
(98) Similar Temporary Uses. Similar temporary uses which, in the opinion of the Zoning Administrator, are 

compatible with the zone and surrounding land uses and are necessary because of unusual or unique 
circumstances beyond the control of the applicant. 
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Section 30. Section 9-608.170 - Antiquated Subdivision, Chapter 9-608 - Roadways, 
Series 600 - Infrastructure Standards and Service Financing, Title 9 of the San Joaquin County 
Ordinance Code is hereby amended to read as follows: 

 
9-608.170 ANTIQUATED SUBDIVISION  
Roads providing access to lots in antiquated subdivisions shall be subject to the following requirements, unless 
otherwise approved by the Director of Public Works:   
(a) Permits Required. An Administrative Use Permit shall be required to confirm access to antiquated subdivision 

lots in order to establish any roadway or segment thereof. The Zoning Administrator reserves the right to require 
a Zoning Compliance Review in place of an Administrative Use Permit if the following conditions are met: 
(1) Access confirmation is proposed for 4 or fewer parcels; 
(2) An existing, planned roadway will be utilized and is clearly depicted on the corresponding antiquated 

subdivision map; 
(3) Access is not provided through any existing parcels not included in the application; and 
(4) Establishment of the roadway or segment thereof is not anticipated to adversely impact neighboring 

property owners. 
(b) Public Roads. Shall be improved to rural residential road standards, and include an irrevocable offer of 

dedication to the County.   
(bc) Private Roads. If access is to be provided by a private right-of-way, individual lots may be developed if:   

(1) The road is improved, at a minimum, to the requirements of the California Fire Code; and   
(2) A secondary method of access per the County's Improvement Standards for a rural residential road shall 

be provided with an irrevocable offer of dedication to the County if the road exceeds one-half mile in 
length or serves more than 16 lots. 

 
 Section 31. Section 9-702.050 Requirements for Williamson Act Contracts, Chapter 9-
702 - Agricultural Preserves, Series 700 - Supplemental Development Regulations, Title 9 of the 
San Joaquin County Ordinance Code is hereby amended to read as follows: 

 
(b) Minimum Parcel Size.  

(1) The minimum size parcel of prime agricultural land that qualifies for a contract is 40 20 acres if the land 
is classified by the U.S. Department of Agriculture Natural Resource Conservation Service as prime 
farmland, farmland of statewide or local importance, or unique farmland; and   

(2) The minimum size parcel of all other agricultural land that qualifies for a contract is 8040 acres. 
 
Section 32. Section 9-900.020 - Definitions, Chapter 9-900 - Key Terms and Definitions, 

Series 900 - General Terms, Title 9 of the San Joaquin County Ordinance Code is hereby 
amended to read as follows: 

 
Agricultural Building. A building used for storing agricultural equipment, supplies, stock, or tools or housing 
equipment or machinery used for farming, or animal raising, or maintenance of the parcel. 
 
Agricultural Equipment Storage. A building or structure used to store The outdoor storage of agricultural equipment 
for farming, animal raising, or maintenance of the parcel, tools, and supplies. It may be open or enclosed. 
 
Development Project. "Development project" means any project for which a discretionary permit is required, 
excluding General Plan Amendments, Development Title Text Amendments, Zone Reclassifications, Williamson Act 
Contract Cancellations, Master Plans, Specific Plans, Special Purpose Plans, Planned Development, and amendments 
thereof. 
 
Homesite Parcel. A parcel between two and five acres in size (ten acres for property under Williamson Act contract) 
that has been split from a parcel designated General Agriculture on the General Plan to serve as a building site for a 
home.   
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Section 33. Section 9-901.050 - Non-Residential Use Types, Chapter 9-90 - Use Type 
Classifications, Series 900 - General Terms, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to read as follows:  

 
Residential Care Facility. Facilities licensed by the State of California that provide 24-hour primarily non-medical 
care permanent living accommodations for persons in need of personal services, supervision, protection, or 
assistance for sustaining the activities of daily living. Living accommodations are shared living quarters with or 
without separate kitchen or bathroom facilities for each room or unit. This classification includes facilities that are 
operated for profit as well as those operated by public or not-for-profit institutions, including convalescent facilities, 
group homes for minors, persons with disabilities, people in recovery from alcohol or drug additions, rehabilitation 
facilities, and hospice facilities.   
 

Large. A State-licensed Residential Care Facility licensed by the State of California providing care for six or 
fewerseven or more persons or a hospice that provides residential living quarters for more than six dependent 
persons.   
 

Section 34. This Ordinance shall take effect and be in force thirty (30) days after its 
adoption, and prior to the expiration of fifteen (15) days from the passage thereof, shall be 
published once (1) in the Record, a newspaper of general circulation published in the County of 
San Joaquin, State of California, with the names of the members of the Board of Supervisors voting 
for and against the same. 

 
PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the 

County of San Joaquin, State of California, on this  of   to wit: 
AYES:     
NOES:   
ABSENT:  
ABSTAIN:  

 
        

                                                          _______________________ 
 PAUL J. CANEPA 
 Chairman, Board of Supervisors 
 County of San Joaquin 
 State of California 
 
 
ATTEST: RACHÉL DeBORD 
Clerk of the Board of Supervisors 
County of San Joaquin 
State of California 
 
 
By:      __________________ 
     Deputy Clerk 
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Findings 
 
Basis for Development Title Text Amendment (PA-2400533) 
 
1. The proposed amendment is consistent with the General Plan and any applicable Master Plan. 

 
• This project addresses updates to tables and text within Series 200, 400, 600, 700 and 900 

regarding permitting requirements for several use types, setbacks and setback exceptions, fence 
and accessory building heights, requirements for private rights-of-way in antiquated subdivisions, 
parking requirements, development regulations for Mobile Food Trucks/Vendors, truck parking in 
the AL (Limited Agriculture) zone, and tree requirements in residential zones, as well as various 
other typos, errors, omissions, and inconsistencies. 

 
2. The proposed amendment is necessary for public health, safety, and general welfare or will be of benefit 

to the public.  
 
• The Development Title Text Amendments are a benefit to the public because the amendments are 

proposed to provide better clarification and address typos, errors, omissions and inconsistencies. 
 

3. The proposed amendment has been reviewed in compliance with the requirements of the California 
Environmental Quality Act. 
 
• California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project 

is exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects 
that have the potential for causing a significant effect on the environment. Where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant effect 
on the environment, the activity is not subject to CEQA. The Community Development Department 
has determined that the proposed Text Amendment to address updates to tables and text, as well 
as various other typos, errors, omissions, and inconsistencies has no possibility of causing a direct 
or indirect physical change in the environment, much less a significant effect on the environment. 
Accordingly, the Development Title Text Amendment is exempt from CEQA. 
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