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Planning Commission Staff Report 
Item # _1_, April 4, 2025 

Text Amendment No. PA-2500050 
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 remove Chapter 9-816 – Abandoned Vehicles 
regarding the regulations pertaining to abandoned vehicles. The San Joaquin County Sheriff’s Office is 
proposing a replacement ordinance for inclusion in Title 4. 
 
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-2500050. 
 

  

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: March 24, 2025 
Number of Public Hearing notices: 53 
Date of Public Hearing notice mailing: March 21, 2025. 
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ANALYSIS 
 
Background 
 
In 1969, the Board of Supervisors approved the first ordinance for the removal of abandoned automobiles, 
which was followed by the creation of an Abandoned Vehicle Abatement Program (AVA Program) in 1973. 
The AVA Program allowed for the abatement and removal of abandoned, wrecked, dismantled, or 
inoperative vehicles from private or public property, excluding highways, which were handled by CHP. The 
ordinance also allowed for the recovery of fees and was to be administered and enforced by the County 
Building Inspector. Since that time, the County’s ability to provide this service has fluctuated and the County 
Building Inspector’s office was merged into today’s Community Development Department. The AVA 
Program was most recently updated in 2021.  
 
Currently, the Sheriff’s Office addresses abandoned vehicles located in the public right-of-way, and the 
Community Development Department (CDD) addresses abandoned vehicles on private property. The 
Sheriff’s Office has proposed taking over the CDD’s role in the abatement of abandoned vehicles, and in 
2024, the Board of Supervisors approved the addition of new positions in the Sheriff’s Office. As a result, 
the CDD is proposing to remove Chapter 9-816 Abandoned Vehicles from the Development Title (Title 9), 
which directs the provision of this service to the CDD Director or their designee, while the Sheriff’s Office is 
simultaneously working to replace this chapter with the addition of a new section to the Public Safety (Title 
4) section of the County’s Ordinance Code. 
 
Text Amendment 
 
This Development Title Text Amendment is proposed to remove Chapter 9-816 Abandoned Vehicles from 
the Development Title (Title 9). The Text Amendment is being processed in anticipation of a proposed Text 
Amendment by the Sheriff’s Office to amend Title 4 to incorporate similar ordinance language. The main 
difference would be that the new language would transfer responsibility of the administration of the 
abandoned vehicle abatement from CDD staff in the Code Enforcement Division to the Sheriff’s Office. If 
the Planning Commission approves staff’s recommendation to forward this Text Amendment to the Board 
of Supervisors for approval, CDD will schedule this item in conjunction with the timing of the Text 
Amendment proposed by the Sheriff’s Office to ensure that there is no gap in program availability. 
 
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 to remove an ordinance from Title 9 (Development Title) and the subsequent placement of a 
similar ordinance into Title 4 by the Sheriff’s Office has no possibility of causing a direct or indirect physical 
change in the environment, much less a significant effect on the environment as it is just a matter of 
changing who is administering an existing program. 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-2500050. 
 
Attachments: 

Attachment A – Environmental Review 
Attachment B – Draft Ordinance 
Attachment C – Findings 
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Environmental Review 
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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. Chapter 9-816 – Abandoned Vehicles, Series 800 - Base Zones, Title 9 of the 

San Joaquin County Ordinance Code is hereby amended to read as follows: 
to read as follows: 

Chapter 9-816 Abandoned Vehicles 
 

9-816.010 PURPOSE; FINDINGS AND DECLARATIONS  
The intent of this Chapter is to prescribe regulations pertaining to abandoned vehicles. In addition to, and in 
accordance with, the determination made and the authority granted by the State of California under Section 22660 
of the Vehicle Code to remove abandoned, wrecked, dismantled, or inoperative vehicles or parts thereof as public 
nuisances, the Board of Supervisors hereby makes the following findings and declarations:   
(a) Deleterious Effects. The accumulation and storage of abandoned, wrecked, dismantled, or inoperative 

vehicles or parts thereof creates a condition tending to reduce the value of private property, to promote 
blight and deterioration, to invite plundering, to create fire hazards, to constitute an attractive nuisance 
creating a hazard to the health and safety of minors, to create a harborage for rodents and insects, and to be 
injurious to the health, safety and general welfare; and   

(b) Public Nuisance. The presence of an abandoned, wrecked, dismantled, or inoperative vehicle or parts 
thereof, except as expressly hereinafter permitted, shall constitute a public nuisance which may be abated as 
such in accordance with the provisions of this Chapter. A public nuisance as described shall include a vehicle 
that creates a deteriorating environmental condition, reduces the value of private property, promotes 
deterioration of a business district or neighborhood, invites plundering, creates fire hazards, constitutes an 
attractive nuisance endangering the health and safety of minors, harbors rodents and insects, or jeopardizes 
health, safety and general welfare.   

 
9-816.020 ENFORCEMENT OFFICIALS  
The Director, or their designee, is designated as the official responsible for the administration of this Chapter. In 
the administration of this Chapter, the Director or their designee may, upon presentation of proper credentials, 
enter upon private or public property to examine a vehicle or part thereof, or obtain information as to the identity 
of a vehicle, and to remove or cause the removal of a vehicle or part thereof declared to be a nuisance pursuant to 
this Chapter and to Section 22663 of the Vehicle Code.   
 
9-816.030 UNLAWFUL TO ABANDON, PARK, STORE, OR LEAVE VEHICLE; EXCEPTIONS  
It shall be unlawful for any person to abandon, park, store, or leave, or permit the abandonment, parking, storing, 
or leaving, of any vehicle or part thereof which is in an abandoned, wrecked, dismantled, or inoperative condition 
within the unincorporated area of the County for a period in excess of seven days.   
This Chapter shall not apply to:   
(a) Vehicle's Enclosed Within Building. A vehicle or part thereof which is completely enclosed within a building 

where it is not visible from the street or other public or private property;   
(b) Vehicles that are Part of Business. A vehicle or part thereof which is stored or parked in a lawful manner on 

private property in connection with the business of a licensed dismantler, licensed vehicle dealer, or junk 
dealer, or when such storage or parking is necessary to the operation of a lawfully conducted business or 
commercial enterprise; or   

(c) Historic Vehicles. A vehicle or part thereof which qualifies as a vehicle of historic value and has special 
identification plates for a historical vehicle as described in Section 5004 of the California Vehicle Code.   

(d) General Agriculture. Parcels that are a minimum of five acres in any General Agriculture zone.   
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9-816.040 ABANDONED VEHICLE REMOVAL PROCEDURES  
The Enforcement Official shall proceed as follows in the investigation and enforcement of violations of this Chapter 
as follows:   
(a) Notice of Intention to Abate and Remove Vehicle. When the Enforcement Official determines that a 

violation of this Chapter exists, the owner of the property in violation, as shown on the latest assessment roll, 
and the last registered and legal owner of the vehicle, shall be notified by registered or certified mail of the 
intention to abate and remove the vehicle or part thereof as a public nuisance. The Notice shall state that the 
owner of the property and/or vehicle has ten business days in which to correct the violation or appeal the 
determination of the Enforcement Official to the Hearing Officer for a public hearing. This required Notice 
may be waived by the owner(s) of the property and/or vehicle with a signed release authorizing removal and 
waiving further interest in the vehicle or part thereof.   

(b) Statement of Non-responsibility. If a vehicle was abandoned without the consent or knowledge of the 
property owner, and he/she has direct control of the property, the property owner may submit a Statement 
of Non-responsibility within 10 business days of the mailing of the Notice of Intention to Abate and Remove 
the Vehicle. If the Enforcement Official determines the property owner is not responsible for the abandoned 
vehicle, the administration fee will be waived. If staff determines the owner is responsible for the abandoned 
vehicle, he/she will be so advised.   

(c) Appeals. Appeals of the Notice of Intention to Abate and Remove Vehicle shall be filed pursuant to Section 9-
802.150, Appeals, except that the owner of the vehicle and/or the owner of the property may file this 
appeal.   

(d) Public Hearing Procedure. The public hearing shall allow for the submittal of oral and written evidence 
relative to the existence of a violation of this Chapter on the property and whether the property owner is 
responsible for or has consented to the placement of the vehicle on the property. The property owner may 
appear in person or submit a sworn statement denying responsibility for the presence of the vehicle on the 
property. At the conclusion of the public hearing, the existence of a violation shall be determined and if a 
violation exists, it shall be determined whether the property owner is responsible for such violation. If it is 
found that a violation exists but the property owner is not responsible, the County shall not assess costs of 
administration or removal of the vehicle against the property owner. The decision of the hearing official shall 
be final and may not be appealed.   

(e) Removal of the Vehicle. If an appeal has not been filed within the required time period or the Hearing 
Officer has made a determination that a violation exists and the vehicle or part thereof remains on the 
property, the vehicle or part thereof may be disposed of by removal to a scrapyard or automobile 
dismantler's yard. The removal shall be performed by the County or a licensed automobile dismantler 
authorized by the County, either of which may enter private or public property to remove the vehicle or part 
thereof declared to be a nuisance pursuant to this Chapter. The Enforcement Official is authorized to select 
licensed automobile dismantlers.   

(f) Vehicle Not to be Reconstructed. Any vehicle removed as a result of this Chapter shall not be reconstructed 
or made operable unless it is a vehicle which qualifies for either horseless carriage license plates or historical 
vehicle license plates.   

(g) Notice to the Department of Motor Vehicles. Within five business days after the removal, notice shall be 
given to the Department of Motor Vehicles that identifies the vehicle or part thereof, and evidence shall be 
submitted of all available registration, including but not limited to the registration card, certificates of 
ownership, or license plates.   

(Ord. No. 4632, § 27, 9-26-2023)  
 
9-816.050 ASSESSMENT OF COSTS  
The Board of Supervisors shall establish fees for administrative and vehicle removal costs. These costs are the joint 
and several personal obligations of the last registered owner and the owner of the parcel of land from which the 
vehicle was removed, provided, however, that the last registered owner who can satisfy the requirements of 
Vehicle Code Section 22524 (b) shall not be personally liable for the costs and provided, further, that it has been 
found that the owner is not responsible for the location of the vehicle on his or her property. If the fees are not 
paid within 30 days of the date of the order or the final disposition of an appeal therefrom, such fees shall be 
assessed against the parcel of land pursuant to Section 25845 of the Government Code and shall be transmitted to 
the tax collector for collection. Said assessment shall have the same priority as other taxes.   
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9-816.060 UNLAWFUL TO REFUSE TO COMPLY WITH ORDER  
It is unlawful for any person to fail or refuse to remove an abandoned, wrecked, dismantled, or inoperative vehicle 
or part thereof, or to refuse to abate such nuisance when ordered to do so in accordance with the abatement 
provisions of this Chapter or state law where applicable.   
 
9-816.070 REPORTING REQUIREMENTS FOR LICENSED DISMANTLERS  
Licensed dismantlers or commercial enterprises acquiring vehicles removed pursuant to this Chapter shall be 
excused from the reporting requirements of Section 11520 of the Vehicle Code, and any fees and penalties which 
would otherwise be due the Department of Motor Vehicles are hereby waived, provided that a copy of the 
resolution or order authorizing disposition of the vehicle is retained in the dismantlers' or commercial enterprises' 
business records.   
 
9-816.080 VIOLATIONS  
Any violation of a provision of this Chapter shall be a misdemeanor punishable by imprisonment in the County Jail 
for a term not to exceed six months, or by a fine not to exceed $500 dollars, or both.   
  
 Section 2. 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 proposed Development Title Text Amendment would remove Chapter 9-816 Abandoned 

Vehicles, which contains the regulations pertaining to abandoned vehicles and ascribes the 
administration of the regulations to the Community Development Department Director, or their 
designee. The removal of this ordinance is intended to occur simultaneous to the including of a 
similar ordinance in Title 4, with responsibility for the administration of the regulations placed upon 
the Sheriff’s Office. This would result in the County continuing to provide this service without any 
gaps. Although the General Plan does not directly address abandoned vehicles, there are policies 
regarding limiting public nuisances. Relocating the ordinance would maintain consistency with the 
General Plan, and any applicable Master Plan.  

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

to the public.  
 
• This Development Title Text Amendments and corresponding Title 4 Text Amendment would 

benefit the public by ensuring that the County is able to abate abandoned vehicles in a more timely 
manner. The Sheriff’s Office already abates vehicles on public roadways, whereas the Community 
Development Department does not have a process to directly provide this service and typically 
relies on the Sheriff’s Office to respond to such matters. 

 
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 remove an ordinance from Title 9 
(Development Title) and the subsequent placement of a similar ordinance into Title 4 by the 
Sheriff’s Office has no possibility of causing a direct or indirect physical change in the environment, 
much less a significant effect on the environment as it is just a matter of changing who is 
administering the existing program. Accordingly, the Development Title Text Amendment is exempt 
from CEQA. 
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Planning Commission Staff Report 
Item # 3, April 3, 2025 

Conditional Use Permit No. PA-2300250 
Prepared by: Alisa Goulart 

 

PROJECT SUMMARY 
 

 
Application Information 
Property Owner:  Parminder Kaur  
Project Applicant:  CSHQA (c/o Eugene Nguyen) 
 
Project Site Information 
Project Address:  18700 N. State Route 88, Lockeford 
Project Location: On the east side of N. State Route 88, 635 feet north of E. Blossom Court, 

Lockeford. 
 
Parcel Number (APN): 051-310-01 Water Supply:   Public (Lockeford CSD) 
General Plan Designation: C/C Sewage Disposal:   Public (Lockeford CSD) 

Zoning Designation:  C-C Storm Drainage:   
Private (On Site 
Retention Pond) 

Project Size:    1.88 acres 100-Year Flood:   No (X) 
Parcel Size:    1.88 acres Williamson Act:   No 
Community:     Lockeford Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Negative Declaration (Attachment C) 
 

 
This project is a Conditional Use Permit to develop a 9,677-square-foot combination fueling station with 
convenience store, fast food restaurant, and carwash in 2 phases over 5 years. (Use Types: Fuel Sales – 
Automotive; Eating and Drinking Establishment – Restaurant, Limited Service; Retail Sales and Services – 
Convenience Store, Off-Premises; Automotive; Automotive Sales and Services – Washing/Detailing) 
 

 Phase 1 
o 2,695-square-foot convenience store with alcoholic beverage sales for off-site 

consumption 
o 1,141-square-foot tunnel carwash with 4 vacuum stations 
o 3,850-square-foot fuel canopy with 6 double-sided, multi-fuel dispensers for automobiles 
o Propane tank fueling station 

 
 Phase 2 

o 1,991-square-foot fast food restaurant with drive thru 
 

The parcel is located in the Urban Community of Lockeford, and the Lockeford Community Service District 
(CSD) will provide water and sewer service to the parcel. An on-site storm water retention pond will be 
utilized for storm water drainage. The project will have an access driveway onto N. State Route 88. 

 
Recommendation 
 
1. Adopt the Negative Declaration (Attachment C); 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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2. Adopt the Findings for Use Permit (Attachment D); 
 

3. Approve Conditional Use Permit No. PA-2300250 with the attached Conditions of Approval (Attachment 
E). 
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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:  March 24, 2025. 
Number of Public Hearing notices:  32 
Date of Public Hearing notice mailing:  March 21, 2025. 
 
Referrals and Responses 
 Early Consultation Referral Date:  January 30, 

2024 
 Negative Declaration Posting Date:  

December 5, 2024 
 Project Referral with Environmental 

Determination/Public Hearing Date:  December 
5, 2024 
 

 OPR State Clearinghouse #:  2024120210 
 

Agency Referrals 
Early 

Consultation  
Public 

Hearing 

County Departments   

Assessor   
Community 
Development 

  

Building Inspection   
Fire Prevention 
Bureau 

  

Public Works 3/15/2024  

Environmental Health 2/2/2024 12/17/2024 

Sheriff’s Office   

Supervisor: District 4   

State Agencies   
Fish & Wildlife, 
Division:  2 

  

Caltrans District 10  
2/27/2024 
4/2/2024 

12/20/2024 

Native American 
Heritage Commission 

  

Federal Agencies   

F.E.M.A.   

U.S. Fish & Wildlife   
 

Agency Referrals 
Early 

Consultation 
Public 

Hearing 

Local Agencies   

C.V.W.C.Q.B.  12/31/2024 

N.S.J.W.C.D.   
Lockeford Community 
Services District 

  

Mokelumne Fire 
District 

  

Mosquito & Vector 
Control 

  

S.J.C.O.G. 12/31/2024  
Lodi Unified School 
District 

  

SJ Air Pollution 
Control District 

11/20/2024 
12/31/2024 
3/27/2025 

Miscellaneous   

Haley Flying Service   

P.G.&E. 
1/31/2024 
2/26/204 

12/6/2024 
1/3/2025 

Precissi Flying Serv.   
Building Industry 
Association 

  

Builders Exchange   

Carpenters Union   
CA Tribal TANF 
Partnership 

  

United Auburn Indian 
Community 

  

CA Valley Miwok 
Tribe 

  

CA North Valley 
Yokuts Tribe 

  

Buena Vista Tribe 
Rancheria 

  

Lockeford Municipal 
Advisory Council 

  

Sierra Club   
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ANALYSIS 
 
Background 
 
In 1961, the Community Development Department approved Use Permit No. UP-1829 for a 280-square-
foot addition to an existing 1,027-square-foot restaurant located on the project parcel. Use Permit No. UP-
2143 was approved by the Community Development Department in 1962 for a 720-square-foot addition to 
the existing restaurant. In 1993, Site Approval No. SA-92-0074 was approved by the Community 
Development Department to replace the existing restaurant with a new 7,560-square-foot restaurant. 
 
The existing full-service restaurant will remain in operation within a 4,657-square-foot portion of the building. 
The remaining 2,903-square-feet will be converted to the proposed convenience store in Phase 1. There is 
also a 300-square-foot storage building on site that will continue to be utilized by the full-service restaurant. 
 
Facility Operations 
 
The facility will operate with an average of 3 employees per shift, 3 shifts per day. Pursuant to Development 
Title Section 9-409.150(d), permitted hours of operation for convenience stores are between 7:00 a.m. and 
11:00 p.m., seven days a week, unless longer hours are allowed with a Conditional Use Permit. With this 
Conditional Use Permit, the applicant has requested operating hours of 24 hours daily, 7 days a week, for 
the benefit of a wider customer base and to offer convenience to highway travelers. Staff has reviewed the 
request and recommends approval. 
 
California Department of Transportation 
 
The California Department of Transportation submitted letters dated February 7, 2024, April 2, 2024, and 
December 20, 2024, stating that an encroachment permit is required for any work done in the State’s right-
of-way because the project site is located on State Route 88. The letters also suggested analysis of 
SR88/driveway intersection turn movements. The applicant has worked with Caltrans to satisfy these 
conditions related to access, and the Department of Public Works has incorporated Caltrans’ requirements 
into Conditions of Approval nos. 2.a. and 2.b. 
 
Air Pollution Control District 
 
The San Joaquin Valley Air Pollution Control District submitted letters dated November 20, 2024, and 
December 31, 2024, stating that an Air Impact Assessment (AIA) is required to assess emissions 
associated with the construction and subsequent operation of the project. The applicant submitted the Air 
Impact Assessment to the District on February 25, 2025. The District submitted an AIA approval letter dated 
March 27, 2025. The project is subject to the District’s rules and regulations and is required to obtain permits 
including an Authority to Construct (ACT) and a Permit to Operate (PTO) prior to issuance of any building 
permits and prior to operation. The applicant must also must comply with the reporting schedule provided 
by APCD. 
 
Neighborhood Response 
 
The Community Development Department received 1 email from an area resident with concerns about 
onsite parking and traffic circulation, potential impacts to adjacent commercial development, and the 
offering of services redundant to those nearby. 
 
Parking and Circulation: The proposed site plan depicts 55 parking spaces and a 25-foot-wide driveway 
and drive aisle for 2-way traffic. Additionally, the applicant must satisfy Caltrans’ requirements for driveway 
design because the site is located on a state highway. This has been included as Conditions of Approval 
nos. 2.a. and 2.b. 
 
Land Use Compatibility: The proposed development is conditionally permitted with an approved 
Conditional Use Permit in the Community Commercial zone. The surrounding properties are zoned 
Community Commercial, General Commercial, Medium Density Residential, and Agriculture Urban (AU-
20). Development Title Table 9-201.030 provides development regulations related to building setbacks that 
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will prevent interference with the adjacent property. Finally, the County does not regulate the density of 
fueling stations in any areas of the County. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission:  

 
Recommendation 
 
1. Adopt the Negative Declaration (Attachment C); 

 
2. Adopt the Findings for Use Permit (Attachment D); 

 
3. Approve Conditional Use Permit No. PA-2300250 with the attached Conditions of Approval (Attachment 

E). 
 
 
Attachments: 
 
Attachment A – Site Plan 
Attachment B – Response Letters 
Attachment C – Environmental Document (MND/IS) 
Attachment D – Findings for Use Permit 
Attachment E – Conditions of Approval 
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Attachment A 
Site Plan 

Community Development Department 
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Site Plan 
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FINDINGS FOR USE PERMIT 
PA-2300250 (CUP) 

 PARMINDER KAUR / CSHQA 
 
1. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan; any 

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

 
 This finding can be made because the proposed use types (Fuel Sales – Automotive; Eating 

and Drinking Establishment – Restaurant, Limited Service; Retail Sales and Services – 
Convenience Store; Automotive Sales and Services – Washing/Detailing) may be 
conditionally permitted in the General Commercial (C-G) zone with an approved Conditional 
Use Permit.  The project site is zoned C-G and has a General Plan designation of C/G 
(General Commercial) the implementing zone for which is C-G. Therefore, the parcel meets 
the requirements for the C/G General Plan designation and the project will meet the 
Development Title regulations for the approved uses. There are no Master Plans, Specific 
Plans, Special Purpose Plans, or other applicable plans adopted by San Joaquin County 
applicable to the subject property. 
 

2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary 
facilities have been provided, and the proposed improvements are properly related to existing and 
proposed roadways. 

 
 This finding can be made because adequate utilities, access roads, sanitation, drainage, 

and other necessary facilities are proposed or have been provided and the proposed 
improvements are properly related to existing and proposed streets and highways. The 
project site will be accessed from one driveway connecting to State Route 88, the placement 
of which will be determined and approved by the California Department of Transportation 
(Caltrans), ensuring the connection with the current road network will be properly related to 
the highway. Caltrans’ requirements have been incorporated into the project conditions of 
approval. The project site will receive water and sewer service from a public entity with 
connections already in place. All stormwater is required to be kept on site, therefore, an on-
site retention pond will be constructed for stormwater drainage. This will prevent 
stormwater from the project site from possibly flooding adjacent roadways. 

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

 This finding can be made because the 1.88-acre project site is of adequate size and shape 
to accommodate all yards, building coverage, setbacks, parking areas and other 
requirements of the Development Title for the proposed use, as depicted on the Site Plan 
dated May 25, 2024. The project site will be surfaced in asphalt concrete in conformance with 
San Joaquin County Ordinances, and other improvements will comply with applicable 
Development Title regulations designed to ensure that the site improvements are adequate 
for the type and intensity of the development. A retention pond sized for the calculated amount 
of predicted stormwater will be constructed under permit from the Department of Public 
Works. The project site is zoned C-G (General Agriculture), a zone that is applied to parcels 
that are suitable for the intensity of approved use types. 

 
4. The location, size, design, and operating characteristics of the proposed use will be compatible with 

and will not adversely affect the livability or appropriate development of abutting properties and the 
surrounding neighborhood. 

 
 This finding can be made because the project has been conditioned to meet San Joaquin 

County Development Title regulations that protect public health, safety, and welfare and 
ensure the project is not injurious to adjacent properties. The project will not intrude onto 
adjacent properties and all development will meet required setbacks to prevent intrusion. 
Further, the Initial Study prepared for this project found no potentially significant 
environmental impacts that could not be mitigated to a less than significant impact. The 
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project site is located in an area of similar commercial development. The nearest residences 
are in a mobile home park located approximately 150 feet to the south, behind an adjacent 
property with similar commercial development. The proposed project is subject to the 
provisions of the San Joaquin County noise ordinance (Development Title Section 9-
404.030) and will have to comply with sound level limitations and prevent noise levels from 
exceeding the standards specified in Development Title Table 9-404.040. 
 

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

 
 This finding can be made because, pursuant to the Initial Study performed for the project, 

there are no impacts requiring mitigation. The development will be subject to the rules and 
regulations of the San Joaquin County Development Title, the Air Pollution Control District, 
and the State Water Quality Control Boards and is required to obtain permits for 
construction and operation of the development. 
 

6. The site of the proposed use is adequately served by highways, streets, water, sewer, storm drainage, 
and other public facilities and services. 

 
 This finding can be made because the project is adequately served by public facilities and 

services. The project is located with direct access to State Route 88 in the Urban Community 
of Lockeford. The Lockeford Community Service Area will provide water and sewer service 
to the project and the site will have a water retention pond for storm drainage. 
 

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

 This finding can be made because the proposed use types will not result in the need to 
rezone the project site, nor will it interfere with surrounding uses. The subject property is 
zoned C-G (General Commercial), a zone that permits the proposed use types with an 
approved Conditional Use Permit. The proposed Conditions of Approval will ensure that the 
project complies with all applicable provisions of the Development Title. 
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CONDITIONS OF APPROVAL 
 

 

PA-2300250 (CUP) 
 PARMINDER KAUR / CSHQA 

 
Conditional Use Permit No. PA-2300250 was approved by the Planning Commission on . The effective 
date of approval is . This approval will expire on , which is thirty-six (36) months from the effective date 
of approval, unless (1) all Conditions of Approval have been complied with, (2) all necessary building 
permits have been issued and remain in force, and (3) all necessary permits from other agencies have 
been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-0222) 
 

a. BUILDING PERMIT:  Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT". The Site Plan 
required as a part of the building permit must be prepared by a registered civil engineer or licensed 
architect. This Plan must show drainage, driveway access details including gates, on-site parking, 
landscaping, signs, existing and proposed utility services, and grading (refer to the "SITE PLAN 
CHECK LIST" for details). Foundation and soils investigation shall be conducted in conformance with 
Chapter 18 of the California Building Code at the time of permit application. A fee is required for the 
Site Plan review.  (Development Title Section 9-802.020) 
 

b. APPROVED USE: This approval is for a 9,677-square-foot combination fueling station to be 
developed in 2 phases over 5 years as depicted on the site plan dated May 25, 2024. (Use Types: 
Fuel Sales – Automotive; Eating and Drinking Establishment – Restaurant, Limited Service; Retail 
Sales and Services – Convenience Store; Automotive; Automotive Sales and Services – 
Washing/Detailing) The project includes: 
 

 Phase 1 
o 2,695-square-foot convenience store with alcoholic beverage sales for off-site 

consumption 
o 1,141-square-foot tunnel carwash with 4 vacuum stations 
o 3,850-square-foot fuel canopy with 6 double-sided, multi-fuel dispensers for automobiles 
o Propane tank fueling station 

 
 Phase 2 

o 1,991-square-foot fast food restaurant with drive thru 
 

These Conditions of Approval supersede conditions issued with Site Approval No. SA-92-0074.  
 
Existing structures to remain on site: 
 

o 4,657-square-foot full-service restaurant 
o 300-square-foot storage structure accessory to existing restaurant 

 
c. CAPITAL FACILITY FEE: This project may be subject to the Capital Facility Fee. If the Capital Facility 

Fee is applicable, the County shall collect the fees before the issuance of any building permits. 
(Development Title Section 9-610.070) 
 

d. SETBACKS: The following requirement applies and shall be shown on the Site Plan: 
 
1. The setback for any development shall be a minimum of 20 feet from the rear property line. 

(Development Title Section 9-409.150) 
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2. Pump islands must be located a minimum of 15 feet from any lot line to the nearest edge of the 
pump island. A canopy or roof structure over a pump island may encroach up to 10 feet within this 
distance. (Development Title Section 9-409.410[a][6]) 

 
3. Air and water stations must be identified on plans and cannot be located within required setback 

areas. (Development Title Section 9-409.410[a][2]) 
 

e. VEHICLE PARKING: Off-street parking shall be provided and comply with the following: 
 

1. All permanent parking lots, including internal circulation and loading areas, shall be surfaced 
and permanently maintained with asphalt concrete or Portland cement concrete. Bumper 
guards and/or wheel stops shall be provided when necessary to protect adjacent structures or 
properties. (Development Title Section 9-406.060[i]) 
 

2. A minimum of 41 permanent off-street vehicle parking spaces shall be provided for Phase 1 of 
the project (includes parking for existing full-service restaurant). An additional 6 spaces shall 
be provided for Phase 2 at full buildout. 
 
(3 spaces are required for every 1,000 sq. ft. of building area for convenience store and limited 
service eating establishment; 1.2 spaces are required for every fueling station; 1 parking space 
per carwash service bay; 5 spaces for every 1,000 square feet for full service eating 
establishment). (Development Title Section 9-406.040). 
 

3. Each vehicle parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 feet 
long. (Development Title Section 9-406.060) 
 

4. All parking stalls and directional arrows shall be delineated with paint or similar distinguishable 
material. (Development Title Section 9-406.040[e]) 
 

5. Parking areas must be separated from the front and side exterior walls of on-site buildings by 
walkways a minimum of 4 feet in width. (Development Title Section 9-406.040[h]) 

 
f. ACCESS:  The following requirements apply and shall be shown on the Site Plan: 

 
1. Access driveways shall have a width of no less than 25 feet for two-way aisles and 16 feet for one-

way aisles, except that in no case shall driveways designated as fire department access be less 
than 20 feet wide. (Development Title Section 9-406.060[n][1]) 
 

g. LIGHTING: Lighting shall be provided and comply with the following: 
 
1. All off-street parking areas where the parking area is used at night shall be provided with exterior 

lighting. (Development Title Section 9-406.060[m])  
 
2. All lighting shall be designed to confine direct rays to the premises. No spillover beyond the 

property lines shall be permitted, except onto public roads, provided, however, that such light shall 
not cause a hazard to motorists. (Development Title Section 9-406.060[m][3]) 

 
h. LANDSCAPING: Landscaping shall be provided and comply with the following: 

 
1. All required front and street-facing side setbacks, except for areas used for driveways or entries, 

shall be landscaped. (Development Title Section 9-402.030[a]) 
 

2. A 10-foot-wide landscaped area shall be installed between parking areas and adjacent public 
streets. (Development Title Section 9-040.030[c][2]) 

 
3. A minimum of 10 percent of the interior of any parking lot area shall be landscaped. 

(Development Title Section 9-406.060[l][1]) 
 



 

Planning Commission Staff Report, PA-2300250 (CUP) 5 
Conditions of Approval 

4. No landscape planter that is to be counted toward the required landscape area shall be smaller 
than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing. 
(Development Title Section 9-406.060[l][2]) 

 
5. Landscaped areas shall be well-distributed throughout the parking lot area. Parking lot 

landscaping may be provided in any combination of:  
 

A. Landscaped planting strips at least five feet wide between rows of parking stalls; 
 

B. Landscaped planting strips between parking areas and adjacent buildings or along internal 
walkways; 

 
C. Landscaped islands located between parking stalls or at the ends of rows of parking stalls; 

and, 
 

D. On-site landscaping at the parking lot perimeter. (Development Title Section 9-406.060[3]) 
 

6. Parking area landscaping shall include 1 tree for each 5 parking stalls (excluding and shall be 
evenly spaced throughout the parking lot. When planted, trees shall be at least five gallons in 
size. (Development Title Section 9-402.040[e] and 9-402.030[c][1]) 

 
7. Native plants, particularly native trees and shrubs shall be considered as the first alternative 

when selecting plants. (Development Title Section 9-402.040[c][3]) 
 

i. SCREENING: 
 

1. All storage materials and related activities, including storage areas for trash, shall be screened so 
as not to be visible from adjacent properties and public rights-of-ways. This screening shall be 
between 6 and 8 feet in height. Items stored within 100 feet of a public street or a Residential zone 
shall not be stacked higher than 2 feet above the adjacent screen. Exceptions can be approved 
by the Zoning Administrator. (Development Title Section 9-400.040[c][3][C][i]) 

 
2. All exterior electrical cage enclosures and storage tanks shall be screened from view from adjacent 

public streets and Residential zones. (Development Title Section 9-400.040[c][3][C][ii]) 
 
3. Each drive-thru aisle must be screened with a combination of decorative walls and landscape to 

prevent headlight glare and direct visibility of vehicles from adjacent streets. (Development Title 
Section 9-409.180[e]) 

 
j. SIGNS: Sign details shall be consistent with Chapter 9-408 of the Development Title and be included 

on the Site Plan. All portions of any sign shall be set back a minimum of 5 feet from existing and future 
right-of-way lines and shall not block pedestrian or vehicle rights-of-way or obstruct drivers’ visibility. 
(Development Title Section 9-408.070[p]) 
 

2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000) 
 
a. A Caltrans encroachment permit shall be required for all work within Caltrans’ right-of-way. A copy 

of the permit shall be submitted to Public Works for the file. 
 

b. Prior to issuance of the occupancy permit, the driveway approach in the Caltrans right-of-way shall 
be improved in accordance with Caltrans’ requirements. In addition, the following modification shall 
be made to the site access per Caltrans comments: 

 
1. The northern driveway shall be removed. 

 
2. The site plan shall be updated to show left turn in and left turn out movements on the southern 

driveway. 
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c. The Traffic Impact Mitigation Fee shall be required for this application. The fee is due and payable 
at the time of building permit application. The fee shall be automatically adjusted July 1 of each 
year by the Engineering Construction Cost Index as published by the Engineering News Record. 
(Resolution R-00-433) 

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

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

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

f. It is the responsibility of the applicant to ensure that a current will serve letter for sanitary sewer 
and water service from the Lockeford Community Services District is on file prior to release of 
building permit. 
 

g. This project is subject to the NPDES Region-Wide Permit requirements and shall comply with the 
following conditions. Prior to release of the building permit, plans and calculations shall be 
submitted and approved by the Public Works Department – Water Resources Division (209-468-
3605). 

 
1. Treatment: A registered professional engineer shall design the site to treat the 85th percentile 

storm as defined in the County’s 2023 Storm Water Quality Control Criteria Plan (SWQCCP). 
 

2. Hydromodification: A registered professional engineer shall design the site to comply with the 
volume (reduction requirement outlined in the County’s 2023 SWQCCP). 
 

3. Trash: A registered professional engineer shall design the site to comply with the trash control 
requirement outlined in the County’s 2023 SWQCCP. 

 
h. The developer shall provide drainage facilities in accordance with the San Joaquin County 

Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or 
equal when the maximum design depth is 18 inches or more. Required retention basin capacity 
shall be calculated and submitted along with a drainage plan for review and approval, prior to 
release of building permit. Development Title Section 9-1135). 

 
i. Prior to release of the building permit, the owner shall enter into an agreement with San Joaquin 

County for post-construction maintenance of stormwater quality facilities. 
 

j. Prior to release of the building permit the applicant shall submit the Storm Water Pollution 
Prevention Plan (SWPPP) to Public Works. A copy of the approved SWPPP and all required 
records, updates, test results and inspection reports shall be maintained on the construction site 
and be available for review upon request. 
 

k. Applicant shall file a Notice of Intent (NOI) with the State Water Resources Control Board (SWRCB) 
and comply with the State “General Permit for Storm Water Discharges Associated with 
Construction Activity”. The Waste Discharge Identification Number (WDID) issued by SWRCB, 
shall be submitted to Public Works prior to release of the building permit. Contact the SWRCB at 
1-866-563-3107 for further information. 
 

l. Applicant may be required to file with the State Water Resources Control Board and get coverage 
under the Industrial General Permit (IGP) prior to release of the building permit. Please work with 
the Public Works Department – Water Resources Division (209-468-3605) to satisfy this condition. 
 
Informational Notes: 
1. Wastewater shall not be allowed into the storm drainage system. 
2. The project will enact appropriate source control BMPs to prevent the discharge of trash offsite. 
 

3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420) 
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a. Prior to the issuance of any building permits, sewer facilities shall either be bonded for or in place, 
as evidenced by a letter from the serving entity (San Joaquin County Development Title, Section 
9-600.020[d]). 
 

b. The applicant shall provide written confirmation from the water providers that improvements have 
been constructed or financial arrangements have been made for any improvements required by 
the agency and that the agency has or will have the capacity to serve the proposed development. 
Said written confirmation shall be submitted prior to the issuance of a building permit (San Joaquin 
County Development Title, Section 9-602.010). 
 

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-
1110.3 & 9-1110.4). 
 

d. Submit two (2) hardcopy sets, or one (1) electronic version, of food facility plans to the 
Environmental Health Department for review and approval prior to issuance of building permit(s) 
(California Retail Food Code, Article 1, 114380). The fee will be based on the current schedule at 
the time of payment. 
 

e. A valid permit from EHD is required prior to operating food facility (California Retail Food Code, 
Chapter 13, Article 1, Section 14381.1). 
 

f. 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]). 

 
g. Before any hazardous materials/waste can be stored or used onsite, the owner/operator must 

report the use or storage of these hazardous materials to the California Environmental Reporting 
System (CERS) at cers.calepa.ca.gov/ and comply with the laws and regulations for the programs 
listed below (based on quantity of hazardous material in some cases). The applicant may contact 
the Program Coordinator of the CUPA program, Elena Manzo (209) 953-7699, with any questions. 
 

1. Any amount but not limited to the following hazardous waste; hazardous material spills, 
used oil, used oil filters, used oil-contaminated absorbent/debris, waste antifreeze, used 
batteries or other universal waste, etc. – Hazardous Waste Program (Health &Safety Code 
(HSC) Sections 25404 & 25180 et sec.) 
 

2. Onsite treatment of hazardous waste – Hazardous Waste Treatment Tiered Permitting 
Program (HSC Sections 25404 & 25200 et sec. & California Code of Regulations (CCR), 
Title 22, Section 67450.1 et sec.) 

 
3. Reportable quantities of hazardous materials-reportable quantities are 55 gallons or more 

of liquids, 500 pounds for solids, or 200 cubic feet for compressed gases, with some 
exceptions. Carbon dioxide is a regulated substance and is required to be reported as a 
hazardous material if storing 1,200 cubic feet (137 pounds) or more onsite in San Joaquin 
County – Hazardous Materials Business Plan Program (HSC Sections 25508 & 25500 et 
sec.) 

 
4. Any amount of hazardous material stored in an Underground Storage Tank – Underground 

Storage Tank Program (HSC Sections 25286 & 25280 et sec.) 
 

A. If an underground storage tank (UST) system will be installed, a permit is required to 
be submitted to, and approved by, the San Joaquin County Environmental Health 
Department (EHD) before any UST installation work can begin. 

 
B. Additionally, an EHD UST permit to operate is required once the approved UST system 

is installed. 
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5. Storage of at least 1,320 gallons of petroleum aboveground or any amount of petroleum 
stored below grade in a vault – Aboveground Petroleum Storage Program (HSC Sections 
25270.6 & 25270 et sec.) 
 
A. Spill Prevention, Countermeasures and Control (SPCC) Plan requirement 

 
6. Threshold quantities of regulated substances stored onsite - California Accidental Release 

Prevention (CalARP) Program (Title 19, Section 2735.4 & HSC Section 25531 et sec.) 
 
A. Risk Management Plan requirement for covered processes 

 
4. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (Contact: [559] 230-6574) 

 
a. This project is subject to District Rule 2010 (Permits Required) which requires operators of emission 

sources to obtain an Authority to Construct (ATC) prior to construction and a Permit to Operate 
(PTO) prior to operation from the District. 
 

b. The project proponent must comply with all measures identified in the Monitoring and Reporting 
Schedule provided with the Air Impact Assessment (AIA) application approval letter. 
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