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Planning Commission Staff Report 
Item # 1, April 17, 2025 

Conditional Use Permit No. PA-2400218 
Prepared by: Giuseppe Sanfilippo 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Cherokee Memorial Park 
Project Applicant:  Marc Gabrys  
 
Project Site Information 
Project Address:  14341 North Beckman Road, Lodi 
Project Location: On the west side of North Beckman Road, 2,130 feet south of East 

Kettleman Lane, Lodi. 
 

Parcel Number (APN): 
061-020-23, 22 & 
062-030-48, -55 

Water Supply: Private (None) 

General Plan Designation: A/G Sewage Disposal: Private (None) 
Zoning Designation: AG-40 Storm Drainage: Private (None) 
Project Size: 2.94-acres 100-Year Flood: No (X) 
Parcel Size: 44.20-acres Williamson Act: Yes 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Categorical Exemption Section 15304 Class 4 (Attachment E 

Environmental Document)  
 

 
Project Description 
 
This project is a Conditional Use Permit application to expand the existing Cherokee Memorial Park cemetery 
to include three adjacent parcels in 2 phases over 5 years. Phase 1, to be completed within 3 years, includes 
developing a 1.94-acre area with 2,031 cemetery plots on APN: 061-020-23, and the creation of access 
driveways within the project site. Phase 2, to be completed in 5 years, includes the development of a 1.0-acre 
area with 1,543 cemetery plots on APN 061-020-22.  
 
Recommendation 
 
1. Adopt the Findings for Conditional Use Permit (Attachment C); and 

 
2. Approve Conditional Use Permit No. PA-2400218 with the attached Conditions of Approval (Attachment 

E) 
  

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



Planning Commission Staff Report, PA-2400218 (C)  2 
 

This page intentionally left blank. 
  



Planning Commission Staff Report, PA-2400218 (C)  3 
 

NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: April 4, 2025. 
Number of Public Hearing notices: 1231 
Date of Public Hearing notice mailing: April 4, 2025. 
 
Referrals and Responses 
 Project Referral with Environmental 

Determination Date: November 22, 2023 
Project Re-Referral with Environmental 
Determination Date: February 26, 2025 

 

Agency Referrals 
Response 

Date - 
Referral 

Response 
Date-Re 
Referral 

County Departments   

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

  

Public Works 10/11/2024 4/9/2025 

Environmental Health 10/18/2024 3/3/2025 

General Services   

Sheriff Office   

Surveyor   

State Agencies   

A.B.C.   

Department of 
Transportation 

  

District 10   

Division of 
Aeronautics 

  

C.H.P.   

C.R.W.Q.C.B.   

Fish & Wildlife, Division: 
2 

  

CA Native American 
Heritage Commission 

 
 

CA Tribal TANF 
Partnership 

 
 

Federal Agencies   

F.A.A.   

F.E.M.A.   
 

Agency Referrals 
Response 

Date - 
Referral 

Response 
Date-Re 
Referral 

Local Agencies   

Lodi City Council   

Woodbridge Fire District   

Mosquito Abatement   

S.J.C.O.G. 7/24/2024 2/27/2025 

San Joaquin Farm Bureau   

San Joaquin Air Pollution Control 
District 

 3/5/2025 

Woodbridge Irrigation District   

Lodi School District   

North SJ Water Conservation 
District 

 
 

Miscellaneous   

A.T.&T.   

B.I.A.   

Builders Exchange   

Haley Flying Service   

P.G.&E.   

Precissi Flying Service   

Sierra Club   

United Auburn Indian Community  2/26/2025 

CA Valley Miwok Tribe   

North Valley Yokuts Tribe   

Buena Vista Rancheria   

Farm Bureau   
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ANALYSIS 
 
Background 
 
In 1987, the Community Development Department (CDD) approved Minor Subdivision No. MS-87-0049 to 
subdivide a 46.2-acre parcel into a 2-acre homesite parcel (APNs: 061-020-23, -24) and a 44.2-acre parcel 
(APNs: 061-020-48, -55). The 2-acre parcel (APN: 061-020-24) is currently developed with a cell tower, 
which was approved by CDD on October 21, 1996, with Site Approval application No. SA-96-0055. The cell 
tower operates independently and is not a part of this project. The 44.2-acre parcel contains an orchard. 
These parcels together comprise the current project site and are located adjacent to the existing Cherokee 
Memorial Park cemetery.  
 
Cherokee Memorial Park was last expanded under Site Approval application No. PA-1400236, which 
approved an 11,000 square foot chapel and crematory building, a 14,000 square foot mortuary and office 
building, a 6,500 square foot reception center, and a 4,100 square foot addition to an existing mausoleum 
building.  
 
Operations 
 
The applicant intends to operate the proposed project in conjunction with the existing Cherokee Memorial 
Park facility immediately southwest of the project site, on the west side of Beckman Road. The cemetery 
expansion area will operate daily from 7:00 a.m. to 8:00 p.m. from March to October, and 7:00 a.m. to 6:00 
p.m. from November to February. Burial services are expected to take place 3 days per week, with 
approximately 80 participants per service. The project anticipates 15 employees for the expansion with an 
average of 20 visitors per day.  
 
Although the site is proposed to operate as one with the existing Cherokee Memorial Park, the project site 
is proposed to be developed in a manner that would allow for independent operation. This approval is 
conditioned to allow for the site to operate as a stand-alone facility. No structures are proposed with this 
project, and no on-site preparatory, undertaking, or sales activities are permitted with this application.  
 
Williamson Act 
 
A portion of the project site, proposed for development in Phase 2, is located on APN: 061-020-22 and is 
currently under Williamson Act Contract No. WA-93-0008. This APN is one legal lot with APN: 061-030-48 
& -55. Development Title Section 9-702.060 does not list the Funeral/Internment Services-Cemetery use 
type as a permitted use on parcels under a Williamson Contract. As a result, the proposed Phase 2 area 
cannot be developed while under contract. Williamson Act Non-Renewal No. PA-1500202 was recorded 
on December 21, 2015, which will remove the legal lot from contract 10-years from the date of recording 
date, on December 21, 2025. As a result, the Phase 2 project area will not be under a Williamson Act 
contract at the time of development. 
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Williamson Act Contract Area 

 
 
CEQA Exemption 
 
This application is for a cemetery that does not include the construction of any buildings. Pursuant to CEQA 
Guidelines Section 15304 Class 4, a project is exempt from CEQA if the activity consists only of minor 
public or private alterations in the condition of land, water, and/or vegetation which do not involve removal 
of healthy, mature, scenic trees except for forestry and agricultural purposes.  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 determined 
that the proposed cemetery will not cause a significant effect on the environment. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Adopt the Findings for Conditional Use Permit (Attachment C); and 
 

2. Approve Conditional Use Permit No. PA-2400218 with the attached Conditions of Approval 
(Attachment D) 

 
Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Findings 
Attachment D – Williamson Act Findings  
Attachment E – Conditions of Approval 
Attachment F – Environmental Document  
  



Planning Commission Staff Report, PA-2400218 (C)  8 
 

This page intentionally left blank. 
 



 

Planning Commission Staff Report, PA-2400218 (C)  1 
 

 
 
 
 
  

Attachment A 
Site Plan 

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



 

Planning Commission Staff Report, PA-2400218 (C)  2 
Site Plan 

This page intentionally left blank. 
  



 

Planning Commission Staff Report, PA-2400218 (C)  3 
Site Plan 

 
 



 

Planning Commission Staff Report, PA-2400218 (C)  4 
Site Plan 

 
 
 
 
 
 
 
This page intentionally left blank. 
 

 



 

Planning Commission Staff Report, PA-2400218 (C)  1 
 

 
 
 
 

Attachment B 
Response Letters 

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



 

Planning Commission Staff Report, PA-2400218 (C)  2 
Response Letters 

This page intentionally left blank. 
 
 
 



 

Planning Commission Staff Report, PA-2400218 (C)  3 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  4 
Response Letters 

 



 

Planning Commission Staff Report, PA-2400218 (C)  5 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  6 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  7 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  8 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  9 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  10 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  11 
Response Letters 



 

Planning Commission Staff Report, PA-2400218 (C)  12 
Response Letters 

 
 
 
 
 
 
  



 

Planning Commission Staff Report, PA-2400218 (C)  1 
 

 
 
 
 
  

Attachment C 
Findings 

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



 

Planning Commission Staff Report, PA-2400218 (C)  2 
Findings 

 This page intentionally left blank. 
  



 

Planning Commission Staff Report, PA-2400218 (C)  3 
Findings 

FINDINGS FOR CONDITIONAL USE PERMIT 
 

Finding No. 1: Consistency 
 
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 cemetery (Use Type: Funeral/Internment 

Services – Cemetery) may be conditionally permitted in the AG-40 (General Agriculture, 40-
acre minimum) zone with an approved Conditional Use Permit application. The project site 
has a General Plan designation of A/G (General Agriculture), and the AG-40 zone is an 
implementing zone for this designation. There are no Master Plans, Specific Plans, or 
Special Purpose Plans in the vicinity. 

 
Finding No. 2: Improvements 
 
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 have been provided and the proposed improvements are 
properly related to existing and proposed streets and highways. No structures are proposed 
on-site, and no water or sewage disposal service is required. The Department of Public 
Works is requiring the developer to provide drainage facilities that meet the requirements 
of San Joaquin County Development Standards for the runoff attributed to this application, 
and encroachment and grading permits for the new driveway access onto N. Beckman Road. 

 
Finding No. 3: Site Suitability  
 
The site is physically suitable for the type of development and for the intensity of development. 
 

 This finding can be made because the 2.94-acre project site is of adequate size and shape 
to accommodate the proposed cemetery, which is an expansion to the existing cemetery to 
the south of the project site. The site plan shows that there is sufficient area for parking and 
circulation. The cemetery access driveway meets the twenty-five foot minimum requirement 
for two-way access. 

 
Finding No. 4: Land Use Compatibility 
 
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 no new buildings are proposed on the property, which 

will enable the parcel to retain its agricultural character and contribute to compatibility with 
the adjoining land uses. The parcels to the north, and east south are currently zoned AG-
40, and are developed agriculturally with scattered residences. The parcels to the west are 
residentially developed in the City of Lodi. Approval of the project will not require changes 
in zoning for the subject parcel or surrounding parcels, and the recommended Conditions 
of Approval will mitigate any potential environmental impacts to less than significant.  

 
Finding No. 5: No Nuisance Created 
 
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. 
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 This finding can be made because the proposed cemetery with a 2.94-acre footprint without 
structures and is not anticipated to create any nuisances related to the emission of odor, 
dust, gas, noise, vibration, smoke, heat, or glare at a level exceeding ambient conditions. 

 
Finding No. 6: Adequate Public Services and Facilities 
 
The site of the proposed use is adequately served by highways. 
 

 This finding can be made because the project proposes direct access from N. Beckman 
Road and will require an encroachment permit from the Department of Public Works for the 
driveway. The driveway will also be subject to the requirements of the San Joaquin County 
Improvement Standards Drawing R-17.  
 

Finding No. 7: Conformance with Development Title 
 
The proposed use complies with all applicable provisions of this Title. 
 

 This finding can be made because the proposed use is classified under the 
Funeral/Interment Services - Cemetery use type, which may be conditionally permitted in 
the AG-40 zone subject to an approved Conditional Use Permit application. If the project is 
approved, the proposed use will be consistent with the Development Title as required by 
the proposed Conditions of Approval. 
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Williamson Act Findings 
PA-2400218 

CHEROKEE MEMORIAL PARK/MARC GABRYS 
 

1. Conditions are included in the contract that mitigate or avoid those on-site and off-site impacts that 
would otherwise render the proposal inconsistent with the Williamson Act principles of compatibility 

 
 A portion of the project site that impacts Phase 2 of Conditional Use Permit No. PA-2400218 

is currently under Williamson Act contract WA-93-0008. Williamson Act Non-Renewal PA-
1500202 was recorded on December 21, 2015, which means the site will be out of Contract 
on December 21, 2025. As recommended Condition of Approval No. 1h., the portion of the 
project that would encroach on the contracted area must be fully out of contract at the time 
of development. Therefore, the Williamson Act principles of compatibility are not applicable 
to the project because the portion of the site that would potentially be impacted will be out 
of contract prior to the development of Phase 2. 
 

2. The productive capability of the land has been considered as well as the extent to which the proposed 
use(s) may displace or impair agricultural operations  

 
 The project site is surrounded to the north, south, and east with parcels that are in 

agricultural production. Two existing cemeteries are located to the west of the project site. 
The 1.94-acre Phase 1 project area is not under a Williamson Act contract and has not been 
recently used for agricultural production. The 1.0-acre Phase 2 project area is a portion of 
an 43.5-acre parcel that is under Williamson Act contract No. WA-93-0008 and has 
previously been used for agricultural production (orchard). (Per Notice of Nonrenewal No. 
PA-1500202, the parcel will be out of contract as of December 21, 2025). This parcel contains 
Tokay fine sandy loam soil, which is well suited for irrigated crops, contains a Storie index 
rating of 95, and is identified as Prime Farmland on the California Department of 
Conservations Farmland Mapping and Monitoring Program. However, the entire parcel is 
currently fallow and the proposed project would only impact 1.0-acres of the site. 42.5-acres 
would remain for potential future farming. Additionally, all of the improvements related to 
the proposed project will be contained on-site within the Phase Two project area and the 
proposed cemetery use will allow the site to effectively be maintained as open space. As a 
result, the project is not anticipated to impact, displace, or impair agricultural operations on 
adjacent the remainder of this parcel or other adjacent agricultural parcels. 
 

3. The proposed use(s) are consistent with the intent of the Williamson Act to preserve agricultural open-
space land. 

 
 Phase 1 of the project site is not under a Williamson Act contract, and Phase 2 will be out 

of contract prior to issuance of planned development as required by recommended 
Condition of Approval No. 1.h. noted above. The proposed use, a cemetery, will also 
effectively be maintained as open space. Therefore, the use is both consistent with the 
Williamson Act, but also will not be subject to the Williamson Act restrictions at the time of 
development. 
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CONDITIONS OF APPROVAL 
PA-2400218 

CHEROKEE MEMORIAL PARK/MARC GABRYS 
 
Conditional Use Permit Application No. PA-2400218 was approved by the Planning Commission on 
April 17, 2025.  The effective date of approval is April 27, 2025.  This approval will expire on April 
27, 2028, 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] 468-3121) 

 
a.  APPROVED USE: This approval is for a cemetery facility to be developed in 2 phases over 5 years. 

Phase 1, to be completed within 3 years, includes developing a 1.94-acre area with cemetery plots, 
and the creation of access driveways within the project site. Phase 2, to be completed in 5 years, is 
the development of a 1.0-acre area with cemetery plots.  (Use Type: Funeral/Internment Services – 
Cemetery)  

 
No structures are proposed with this application. No on-site preparatory, undertaking, or sales 
activities shall be permitted with this application. Although this is effectively an expansion of the 
existing 51.18-acre cemetery located to the southwest of the proposed site on APN: 061-030-71, 
this site may be operated separately. 
 
The Cell Tower approved with Site Approval application SA-96-0055 is independent of this 
approval, and the Conditions of Approval from SA-96-0055 remain in full force. 
 

b. BUILDING PERMIT: Submit an “APPLICATION-GRADING BUILDING PERMIT”. The Site Plan 
required as a part of the grading building permit 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). A fee is required for the Site Plan review. (Development 
Title Section 9-802.110[a][2]) 

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

 
1. All parking spaces, driveways, and maneuvering areas shall be surfaced and permanently 

maintained with base material of appropriate depth and asphalt concrete or Portland cement 
concrete to provide a durable, dust free surface. Bumper guards shall be provided when 
necessary to protect adjacent structures or properties. (Development Title Section 9-406.060[i]) 
 

2. A minimum of thirty-three (33) parking spaces shall be provided. This number of parking spaces 
has been determined to be adequate for the expansion.   (Development Title Section 9-
406.110) 

 
3. Parking spaces for persons with disability shall be provided as required by Chapters 11A and 

11B of the California Building Code. 
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e. ACCESS AND CIRCULATION: The following requirements apply and shall be shown on the Site 
Plan: 

 
1. Access driveways shall have a width of no less than twenty-five (25) feet for two-way aisles 

and sixteen (16) feet for one-way aisles, except that in no case shall driveways designated as 
fire department access be less than twenty (20) feet wide. (Development Title Section 9-
406.060[n][1]) 

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

 
1. This project will be required to comply with the Model Water Efficient Landscape Ordinance 

Requirement per California Code of Regulations, Title 23, Division 2, Chapter 2.7. 
 

2. A minimum ten (10) foot wide landscaped strip, respecting the ultimate right-of-way North 
Beckman Road, shall be installed across the frontage of the project site. (Development Title 
Section 9-402.040[c][2]) 

 
3. All areas not used for buildings, parking, driveways, walkways, approved outdoor storage areas, 

or other permanent facilities shall be landscaped. (Development Title Section 9-402.040[e]) 
 
4. Areas of the property which are not part of the project shall be barricaded from traffic and kept 

mowed and dust free.  
 
5. The parking area shall be landscaped as specified in Section 9-406.060(l) of the Development 

Title.  The parking area shall be provided with a minimum of ten percent (10%) of landscaping 
within the perimeter of the parking area, not including landscaping along the street frontage.        
trees shall be planted, evenly spaced throughout the parking lot. 

 
g. PARCEL CONFIGURATION: A Merger or Lot Line Adjustment shall be filed among APNs: 061-020-

23, 061-020-22, 061-030-48 and 061-030-51 to ensure the proposed cemetery is on one legal parcel. 
 
h. WILLIAMSON ACT: Phase 2 building permit cannot be issued until that portion of the project stie is 

out of the Williamson Act contract on December 21, 2025.  
 

2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000) 
 
a. An encroachment permit shall be required for all work within road right-of-way. (Note: Driveway 

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

b.  The driveway approach shall be improved in accordance with the requirements of San Joaquin 
County Improvement Standards Drawing No. R-17. (Development Title Section 9-607.040)  

 
c. The driveway for “Road C” shall align with the driveway across the street 

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

at the time of grading 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)  
 

e. The Regional Transportation Impact Fee shall be required for this application. The fee is due and 
payable at the time of grading permit application. The fee will be based on the current schedule at 
the time of payment. (Resolution R-06-38).  
 

f. The developer shall provide drainage facilities in accordance with the San Joaquin County 
Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or 
equal when the maximum design depth is 18 inches or more. Required retention basin capacity 
shall be calculated and submitted along with a drainage plan for review and approval, prior to 
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release of grading permit. If the applicant intends to install a private drainage pipe under Beckman 
Road, then a “Private Pipeline Agreement” shall be executed with the County (Development Title 
Section 9-606)  

 
g. A copy of the Final Site Plan shall be submitted prior to release of grading permit 

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

 
a. Destroy the abandoned wells identified in permit 77-558 (“existing well”) and SR0043287 under 

permit and inspection by the Environmental Health Department as required by San Joaquin County 
Development Title, Section 9-601.020(e).  

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

Health Department (San Joaquin County Development Title, Section 9-601.010(b) and 9-
601.020[i]). 

 
4. 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) must provide a Certificate of Payment prior to issuance of any grading or 
building permits. 
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