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Specific Plan No. PA-2400484 

Prepared by: Stephanie Stowers 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  San Joaquin County 
Project Applicant:  Department of General Services/Herrero Builders c/o Karen Conrod 
   
Project Site Information 
Project Address:  55 W Hospital Road, French Camp, CA 92531 
Project Location: At the northwest corner of West Hospital Road and South El Dorado 

Street, south of Stockton 
 
Parcel Number (APN): 193-050-27 Water Supply:  Public  
General Plan Designation: C/FS Sewage Disposal:   Public   
Zoning Designation:  AU-20 Storm Drainage:   Public  
Project Size:    18 acres 100-Year Flood:   No, X 
Parcel Size:   18 acres Williamson Act:   No 
Community:     French Camp Supervisorial District: 3 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (Attachment C) 
 

 
Project Description 
 
The San Joaquin Behavioral Health Campus (SJ BeWell Project or “Proposed Project”) is a 361,610-
square-foot facility located on an 18-acre parcel in the unincorporated Urban Community of French Camp. 
The Proposed Project, consists of a North Campus and South Campus, will provide behavioral health and 
substance use disorder treatment in the form of urgent care, outpatient services, community care, 
residential treatment and housing programs. 
 
The Proposed Project consists of the following two applications: 
 

• PA-2400483 – A Map Amendment to amend the General Plan designation and zoning of the existing 
18-acre parcel: 

o General Plan redesignation from Freeway Service Commercial (C/FS) to Mixed Use (M/X) 
o Zone reclassification from Agriculture-Urban Reserve, 20-acre minimum (AU-20) to Mixed Use 

(M-X) 
 

• PA-2400484 – A Specific Plan to allow for the development of the behavioral health and substance use 
disorder crisis care facility that includes two campuses, South Campus and North Campus, that are 
planned to include: 

 
South Campus: The South Campus development includes a total of 211,250 square feet and 174 beds, 
and includes: 

Community Development Department 
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o 76,000 square foot Community and Outpatient Services building 
o 35,250 square foot Urgent Care Services building with 42 beds 
o Two 50,000 square foot Residential Treatment Program buildings with a combined total of 132 

beds.  
 
North Campus: The North Campus development includes a total of 150,360 square feet and 252 beds, 
and includes 10 Supportive Transitional Housing buildings, including:  
 
o 99,000 square foot building with 178 beds 
o 36,000 square foot building with 42 beds 
o Eight 1,920 square foot modular buildings with a combined total of 32 beds.  
Development of numerous outdoor facilities for use by the SJ BeWell Project denizens is also proposed, 
including walking paths, an art walk and place of respite, a social lawn, a physical activity zone including 
sports court and outdoor fitness equipment, an outdoor amphitheater, community gathering place/social 
hub, and a community garden. Outdoor, separate secured yards and courtyards will be provided for 
staff, and various units throughout the facility.  

 
Use Types proposed with the Specific Plan include:  
 
o Supportive Housing 
o Residential Care Facility – Large 
o Transitional Housing 
o Medical Services – Clinic 
o Eating & Drink Establishment – Restaurant, Limited Service 
o Retail Sales & Services – Market 
 

Recommendations:  
 
1. Forward to the Board of Supervisors the Mitigated Negative Declaration and Mitigation Monitoring and 

Reporting Program with a recommendation to adopt (Attachment C and D); 

 

2. Forward to the Board of Supervisors the Findings for Map Amendment (Attachment E) with a 

recommendation to adopt and  

 

3. Forward to the Board of Supervisors Map Amendment No. PA-2400483 with a recommendation to 

approve (Attachment A3); 

 

4. Forward to the Board of Supervisors the Findings for Specific Plan (Attachment F) with a 

recommendation to adopt; and 

 

5. Forward to the Board of Supervisors Specific Plan No. PA-2400484 with a recommendation to approve 

with the attached Conditions of Approval (Attachment G) 
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NOTIFICATION & RESPONSES 
(See Attachment B, Agency Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  June 26, 2025. 
Number of Public Hearing notices:  406 
Date of Public Hearing notice mailing:  June 27, 2025. 
 
Referrals and Response
Early Referral Date:  March 28, 2025 

Project Referral with Environmental Determination Date:  June 10, 2025 

Negative Declaration Posting Date:  June 10, 2025 

OPR State Clearinghouse #: 2025060452 

Agency Referrals 
Early 

Consultation 
Neighborhood 

Referral 
Agency Referrals 

Early 
Consultation 

Neighborhood 
Referral 

County 
Departments 

  Local Agencies   

Ag Commissioner   City of Stockton   

Assessor   Public Works   

Community 
Development 

  CDD Permit 
Center 

  

Building Division  June 27, 2025 
French Camp 
McKinley Fire  
 

April 8, 2025 July 3, 2025 

Fire Prevention 
Bureau 

  LAFCo   

Public Works  
June 26, 2025, 
July 19, 2025 

Manteca Unified 
School District 
 

  

Employment and 
Economic 
Development 

  
Mosquito & 
Vector Control 

  

Environmental 
Health 

April 14, 2025 
June 23, 2025, 

July 1, 2025 
Reclamation 
District No. 17 

  

Sheriff’s Office  
 

 S.J.C.O.G  June 16, 2025 

Supervisor: District 
3 

  Miscellaneous   

State Agencies   
Airport Land Use 
Commission 

  

Fish & Wildlife, 
Division:  3 

  
Haley Flying 
Service 

  

Caltrans    
CA Tribal TANF 
Partnership 

  

Division 10   
United Auburn 
Indian Community 

March 31, 
2025 

June 30, 2025 

Division of 
Aeronautics 

  
Lisjan Nation 
Tribe 

  

Department of 
Health Services 

  
CA North Valley 
Yokuts Tribe 

 June 16, 2025 

Highway Patrol 
 
 

 
Buena Vista Tribe 
Rancheria 

  

Native American 
Heritage 
Commission 

  
Builders 
Exchange 

  

Federal Agencies   Sierra Club   

F.A.A.   Farm Bureau   

F.E.M.A.   PG&E  June 17, 2025 

US Fish & Wildlife      
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ANALYSIS 
 
Background 
 
The site was formerly developed as a driving range, which received approval under Site Approval No. SA-
89-0007. Operations at this development ceased around 1995, and the site is currently undeveloped. 
 
The SJ BeWell Project has been conceptualized over the span of more than two years, as a collaboration 
among San Joaquin Department of Health Care Services, the General Services Department, the County 
Administrator’s Office, County Counsel, the Department of Public Works, and the Community Development 
Department. The purpose is to utilize grant funding to develop a behavioral health campus designed to 
provide a welcoming and therapeutic environment for County residents requiring behavioral health services. 
This facility will integrate treatments for substance use disorders, crisis stabilization services, and support 
services for youth, aiming to reduce reliance on out-of-county placements and to promote destigmatization. 
 
Map Amendment 
 
The project site currently has a General Plan designation of C/FS (Freeway Service) and a zoning of AU-
20 (Agriculture-Urban Reserve, 20-acre minimum). The AU-20 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. The Map Amendment proposes to 
change the General Plan designation from C/FS to M/X (Mixed Use) and the zone from AU-20 to M-X 
(Mixed Use), to allow for the development of the behavioral health campus. The SJ BeWell Project will be 
developed with the following uses: 
 

• Supportive Housing 

• Residential Care Facility – Large 

• Transitional Housing 

• Medical Services – Clinic 

• Eating & Drink Establishment – Restaurant, Limited Service 

• Retail Sales & Services – Market 
 
The M-X zone was selected as the best fit for the proposed development because this zone allows for the 
uses listed above, as well as other, similar uses. The primary purpose of the project is to develop medical 
and transitional housing uses; however, retail and restaurant use types have been included in the review 
to allow for the potential of incidental and ancillary uses to serve employees, patients, and residents.  
 
Pursuant to the General Plan 2035 Public Facilities and Services Element, the County shall require the 
minimum standards for public services at the time of approval of zone reclassifications. The project site is 
located within the Urban Community of French Camp. Accordingly, the SJ BeWell Project must be served 
by public water (General Plan Table IS-1), public wastewater (General Plan Table IS-2), and public 
stormwater drainage (General Plan Table IS-3). The City of Stockton provided a will-serve letter dated 
October 16, 2024, which states that the City can serve the project site for water and wastewater services. 
Stormwater drainage services will be provided by San Joaquin County General Services Department 
(GSD), utilizing facilities at the San Joaquin County Hospital. GSD provided a will-serve letter dated July 1, 
2025.  The French Camp McKinley Fire District initially raised concerns about the project in an April 8, 2025 
letter. After discussing details with County staff, including building size, bed count, and building stories, the 
District issued a supportive letter on July 3, 2025, detailing their available resources to serve the project. 
 
Further, in order to approve the Map Amendment application, findings must be made in the affirmative. The 
findings, included in Attachment E, have been reviewed and Staff recommends that they can be made in 
the affirmative.  
 
Specific Plan 
 
The proposed project includes a Specific Plan.  
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A Specific Plan serves as an implementation tool for the General Plan, similar to the Development Title. 
Specific Plans may be adopted to facilitate development within a defined geographic area and can 
encompass aspects such as land uses, development standards, and utilities. As an officially adopted plan, 
a Specific Plan can guide long-term development, particularly for large-scale projects. It can also establish 
the level of review for each project component and enable ministerial review, thereby streamlining the 
review process. 

The proposed Specific Plan outlines a development framework for the SJ BeWell Project, detailing land 
use, circulation, and infrastructure (including drainage, sewer, and water facilities), as well as urban design 
and landscape plans. The plan includes development regulations and design guidelines to direct site 
planning, landscaping, and architectural character within the Specific Plan area, ensuring quality design 
and thoughtful development. Prepared on behalf of San Joaquin County Department of Health Care 
Services, this Project establishes the procedures and requirements for approving new developments within 
the Project site. Upon approval, the Specific Plan will guide site development, allowing for ministerial 
building permit and Zoning Compliance Review land use applications to streamline the review process. 

Environmental Review 

An initial study for the project was prepared by LSA, dated June 2025. The initial study concluded that any 
impacts associated with the development of the SJ BeWell Project may be reduced to less than significant 
levels with the incorporation of mitigation measures. The applicant has agreed to participate in the San 
Joaquin Council of Government’s San Joaquin Multi-Species and Habitat Conservation Plan (SJMSCP), 
and participation in the plan was assumed in the initial study. The mitigated negative declaration (MND) 
was posted for review and public comment on June 10, 2025. A Mitigation Monitoring and Reporting 
Program (MMRP) has been drafted (Attachment D), and adoption of the MND and MMRP is included in 
staff’s recommendation. The MMRP includes participation in the SJMSCP.  
 
Agricultural Mitigation 
 

This project includes a Zone Reclassification application that proposes to change the permitted land use 
from an agricultural (AU-20) to a non-agricultural (M-X) zone. Pursuant to Development Title Section 9-
701.010, a Zone Reclassification that changes the permitted uses of a parcel from an agricultural to a 
nonagricultural use shall require agricultural mitigation. Agricultural mitigation shall be satisfied by granting 
a farmland conservation easement or other farmland conservation mechanism as set forth in San Joaquin 
County Development Title Section 9-701.040(d). Final approval of any project subject to agricultural 
mitigation is contingent upon the execution of the legal instrument to provide agricultural mitigation land 
and payment of the administrative fee, or approval and payment of an in-lieu fee. Issuance of a building or 
grading permit for the parcel will require submission of the required legal instrument or payment of the in-
lieu fee. 
 
North Valley Yokut Tribe Response 
 
During early review of the applications, on January 21, 2025, a special consultation referral was sent to 
Native American Tribes with interest in the area, pursuant to AB 52 and SB 18. Later, on March 28, 2025, 
Early Consultation referrals were sent to all public entities that may have an interest in commenting on the 
project, including the Tribes that were provided the earlier special consultation referral. Subsequently, on 
June 10, 2025, the Neighborhood Referral was distributed again to public entities as well as neighboring 
property owners. This document also served as the Notice of Availability, notifying recipients that the Initial 
Study/Mitigated Negative Declaration (IS/MND) was available for public review. 
 
In response to the referral mailed on June 10, 2025, Katherine Perez, a representative of the North Valley 
Yokut Tribe, expressed concerns regarding the discovery of cultural resources and requested a consultation 
on the project. The response also included a request for archaeological surveys. In preparation for the 
IS/MND, a Cultural Resources Assessment was conducted, which involved obtaining the Sacred Lands 
File from the Native American Heritage Commission for the project site and completing a reconnaissance 
survey by a qualified archaeologist. The results of the Sacred Lands File search identified no cultural 
resources, and the field survey found no resources on the project site. However, due to the potential for 
undocumented subsurface resources at the project site, the IS/MND included mitigation measures to 
address possible impacts. These measures include Workers Environmental Awareness Program training 
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for cultural resources before any ground-disturbing activity and employing an archaeologist to evaluate 
finds in case of inadvertent discoveries during construction. Additionally, the Initial Study included a 
regulatory compliance measure requiring adherence to State law in case of inadvertent discovery of human 
remains. With the implementation of these mitigation measures, impacts on Tribal Cultural Resources are 
expected to be less than significant. This information was also provided to Katherine Perez in an email 
dated June 27, 2025, and no further correspondence has been received. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission:  

 
1. Forward to the Board of Supervisors the Mitigated Negative Declaration and Mitigation Monitoring and 

Reporting Program with a recommendation to adopt (Attachment C and D); 

 

2. Forward to the Board of Supervisors the Findings for Map Amendment (Attachment E) with a 

recommendation to adopt and  

 

3. Forward to the Board of Supervisors Map Amendment No. PA-2400483 with a recommendation to 

approve (Attachment A3); 

 

4. Forward to the Board of Supervisors the Findings for Specific Plan (Attachment F) with a 

recommendation to adopt; and 

 

5. Forward to the Board of Supervisors Specific Plan No. PA-2400484 with a recommendation to approve 

with the attached Conditions of Approval (Attachment G) 

 

Attachments: 

Attachment A – Site Plan 
1. Site Plan 
2. Conceptual Plan 
3. Map Amendment Exhibit 

Attachment B – Comment Letters 
Attachment C – Environmental Document 
Attachment D – Mitigation Monitoring and Reporting Program 
Attachment E – Findings for Map Amendment 

1. General Plan Amendment 
2. Zone Reclassification 

Attachment F – Findings for Specific Plan 
Attachment G – Conditions of Approval 
Attachment H – Specific Plan 
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SITE PLAN 
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CONCEPTUAL PLAN 
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MAP AMENDMENT EXHIBIT 
 

 

General Plan 
 

 
 

Existing General Plan Designation: C/FS 
Proposed General Plan Designation: M/X 

 
Zoning 
 

 
 

Existing Zoning: AU-20 
Proposed Zoning: M-X 
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Please click this link to access the SJ BeWell Final ISMND for this project:  

 

https://www.sjgov.org/commdev/cgi-bin/cdyn.exe/file/APD%20Documents/PA-

2400484/SJ%20BeWell%20Final%20ISMND%20250707.pdf 

  

https://www.sjgov.org/commdev/cgi-bin/cdyn.exe/file/APD%20Documents/PA-2400484/SJ%20BeWell%20Final%20ISMND%20250707.pdf
https://www.sjgov.org/commdev/cgi-bin/cdyn.exe/file/APD%20Documents/PA-2400484/SJ%20BeWell%20Final%20ISMND%20250707.pdf
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I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  
J U N E  2 0 2 5  

S A N  J O A Q U I N  B E W E L L  B E H A V I O R A L  H E A L T H  C A M P U S  P R O J E C T  
S A N  J O A Q U I N  C O U N T Y ,  C A L I F O R N I A   

 

MITIGATION AND MONITORING AND REPORTING PROGRAM 

MITIGATION MONITORING REQUIREMENTS 

Public Resources Code (PRC) Section 21081.6 (enacted by the passage of Assembly Bill 3180) mandates 

that the following requirements shall apply to all reporting or mitigation monitoring programs: 

• The public agency shall adopt a reporting or monitoring program for the changes made to the project 
or conditions of project approval in order to mitigate or avoid significant effects on the environment. 
The reporting or monitoring program shall be designed to ensure compliance during project 
implementation. For those changes that have been required or incorporated into the project at the 
request of a responsible agency or a public agency having jurisdiction by law over natural resources 
affected by the project, that agency shall, if so requested by the lead agency or a responsible agency, 
prepare and submit a proposed reporting or monitoring program. 

• The lead agency shall specify the location and custodian of the documents or other materials that 
constitute the record of proceedings upon which its decision is based.  

• A public agency shall provide measures to mitigate or avoid significant effects on the environment 
that are fully enforceable through permit conditions, agreements, or other measures. Conditions of 
project approval may be set forth in referenced documents that address required mitigation measures 
or, in the case of the adoption of a plan, policy, regulation, or other project, by incorporating the 
mitigation measures into the plan, policy, regulation, or project design. 

• Prior to the close of the public review period for a Draft Initial Study/Mitigated Negative Declaration 
(IS/MND), a responsible agency, or a public agency having jurisdiction over natural resources affected 
by the project, shall either (1) submit to the lead agency complete and detailed performance 
objectives for mitigation measures that would address the significant effects on the environment 
identified by the responsible agency or agency having jurisdiction over natural resources affected by 
the project, or (2) refer the lead agency to appropriate, readily available guidelines or reference 
documents. Any mitigation measures submitted to a lead agency by a responsible agency or an agency 
having jurisdiction over natural resources affected by the project shall be limited to measures that 
mitigate impacts to resources that are subject to the statutory authority of, and definitions applicable 
to, that agency. Compliance or noncompliance with that requirement by a responsible agency or 
agency having jurisdiction over natural resources affected by a project shall not limit the authority of 
the responsible agency or agency having jurisdiction over natural resources affected by a project, or 
the authority of the lead agency, to approve, condition, or deny projects as provided by this division 
or any other provision of law. 
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MITIGATION MONITORING PROCEDURES 

The Mitigation Monitoring and Reporting Program has been prepared in compliance with PRC Section 

21081.6. It describes the requirements and procedures to be followed by the County of San Joaquin 

(County) to ensure that all mitigation measures and regulatory compliance measures adopted as part of 

the proposed San Joaquin BeWell Behavioral Health Campus Project (project) will be carried out as 

described in the Draft IS/MND.  

Table A lists each of the mitigation measures and regulatory compliance measures specified in the Draft 

IS/MND and identifies the party or parties responsible for implementation and monitoring of each 

measure.  

Table A: Mitigation and Monitoring Reporting Program 

Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

4.1  Aesthetics  

There are no potentially significant impacts related to aesthetics; therefore, no mitigation is required.  

4.2  Agriculture and Forestry Resources 

There are no potentially significant impacts related to agriculture and forestry resources; therefore, no mitigation is required.  

4.3 Air Quality 

RCM 
AIR-1 

Construction Emissions Controls. Consistent with 
SJVAPCD Regulation VIII (Fugitive PM10 Prohibitions), 
the following controls are required to be included as 
specifications for the proposed project and 
implemented at the construction site: 
All disturbed areas, including storage piles, which are 

not being actively utilized for construction 
purposes, shall be effectively stabilized of dust 
emissions using water, chemical 
stabilizer/suppressant, covered with a tarp or 
other suitable cover or vegetative ground cover. 

All on-site unpaved roads and off-site unpaved access 
roads shall be effectively stabilized of dust 
emissions using water or chemical 
stabilizer/suppressant. 

All land clearing, grubbing, scraping, excavation, land 
leveling, grading, cut and fill, and demolition 
activities shall be effectively controlled of 
fugitive dust emissions utilizing application of 
water or by presoaking.  

When materials are transported off site, all material 
shall be covered, or effectively wetted to limit 
visible dust emissions, and at least 6 inches of 
freeboard space from the top of the container 
shall be maintained. 

All operations shall limit or expeditiously remove the 
accumulation of mud or dirt from adjacent public 
streets at the end of each workday. (The use of 
dry rotary brushes is expressly prohibited except 
where preceded or accompanied by sufficient 
wetting to limit the visible dust emissions. Use of 
blower devices is expressly forbidden). 

Following the addition of materials to, or the removal 
of materials from, the surface of out-door 
storage piles, said piles shall be effectively 
stabilized of fugitive dust emission utilizing 
sufficient water or chemical 
stabilizer/suppressant. 

Project Applicant / 
Construction Contractor 

Prior to and During 
Project Construction  
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Table A: Mitigation and Monitoring Reporting Program 

Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

4.4 Biological Resources 
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MM 
BIO-1 

Burrowing Owls. Direct take of nesting burrowing 
owls would be in violation of the CFGC Code and 
MBTA; the burrowing owl is a covered species under 
the San Joaquin County Multi-Species Habitat 
Conservation and Open Space Plan (SJMSCP). 
However, the SJCOG has adopted CDFW’s Staff 
Report on Burrowing Owls (CDFW 2012) and have 
prepared additional ITMMs to cover this species. The 
following ITMMs are consistent with the Staff Report 
(CDFW 2012) and the provisions of the MBTA: 

1. The presence of ground squirrels and 
squirrel burrows are attractive to burrowing 
owls. Burrowing owls may therefore be 
discouraged from entering or occupying 
construction areas by discouraging the 
presence of ground squirrels. To accomplish 
this, the Applicant should prevent ground 
squirrels from occupying the project site 
early in the planning process by employing 
one of the following practices: 

a. The Applicant may plant new 
vegetation or retain existing 
vegetation entirely covering the 
site at a height of approximately 
36 inches above the ground. 
Vegetation should be retained 
until construction begins. 
Vegetation will discourage both 
ground squirrel and owl use of the 
site. 

b. Alternatively, if burrowing owls 
are not known or suspected to 
occur in the project site and the 
area is an unlikely occupation site 
for California tiger salamander 
California red-legged frog, or San 
Joaquin kit fox, the Applicant may 
disc or plow the entire project site 
to destroy any ground squirrel 
burrows. At the same time 
burrows are destroyed, ground 
squirrels should be removed 
through one of the following 
approved methods to prevent 
reoccupation of the project site: 

i. Anticoagulants. 
Establish bait stations 
using the approved 
rodenticide 
anticoagulants 
Chlorophacinone or 
Diphacinone. 
Rodenticides shall be 
used in compliance with 
USEPA label standards 
and as directed by the 
San Joaquin County 
Agricultural 
Commissioner (SJAC).  

ii. Zinc Phosphide. 
Establish bait stations 

Project Applicant / 
Construction Contractor 

Prior to and During 
Project Construction 
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with non-treated grain 
5-7 calendar days in 
advance of rodenticide 
application, and then 
apply Zinc Phosphide to 
bait stations. 
Rodenticides shall be 
used in compliance with 
the U.S. EPA label 
standards and as 
directed by the SJAC. 

iii. Fumigants. Use below-
ground gas cartridges or 
pellets and seal 
burrows. Approved 
fumigants include 
Aluminum Phosphide 
(Fumitoxin, Phostoxin) 
and gas cartridges sold 
by the SJAC office. 
NOTE: Crumpled 
newspaper covered with 
soil is often an effective 
seal for burrows when 
fumigants are used. 
Fumigants shall be used 
in compliance with the 
USEPA label standards 
and as directed by the 
SJAC. 

iv. Traps. For areas with 
minimal rodent 
populations, traps may 
be effective for 
eliminating rodents. If 
trapping activities are 
required, the use of 
traps shall be consistent 
with all applicable laws 
and regulations. 

2. If the measures described above were not 
attempted or were attempted but failed, 
and burrowing owls are known to occupy 
the project site, then the following 
measures shall be implemented in 
accordance with the Staff Report (CDFW, 
2012): 

a. Breeding season (February 1 
through August 31): Pre-
construction surveys for 
burrowing owls will be performed 
no more than 14 days prior to 
initial ground disturbance 
activities in accordance with the 
Staff Report (CDFW, 2012). 

i. Any occupied burrows 
shall not be disturbed 
and shall be provided 
with a 250-foot 
protective buffer until 
and unless the Technical 
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Advisory Committee 
(TAC), with the 
concurrence of the 
Permitting Agencies 
(representatives on the 
TAC); or unless a 
qualified biologist 
approved by the 
Permitting Agencies 
verifies through non-
invasive means that 
either: 1) the owls have 
not begun egg laying, or 
2) juveniles from the 
occupied burrows are 
foraging independently 
and are capable of 
independent survival. 

ii. Once the fledglings are 
capable of independent 
survival, a Burrowing 
Owl Exclusion Plan is 
developed and 
approved by the 
applicable CDFW 
SJMSCP 
representative/office, 
and habitat is mitigated 
in accordance with the 
Staff Report (CDFW 
2012), then the burrows 
can be destroyed. Pre-
construction surveys 
following destruction of 
burrows and prior to 
initial construction 
activities are 
recommended to 
ensure owls do not re-
colonize the project site. 

iii. If project activities are 
delayed or suspended 
for more than 15 days 
during the breeding 
season, surveys will be 
repeated. 

b. Non-breeding season (September 
1 through January 31): Pre-
construction surveys following the 
Staff Report (CDFW 2012) will be 
performed prior to initial ground 
disturbance activities. Burrowing 
owls may be evicted after a 
Burrowing Owl Exclusion Plan is 
developed and approved by the 
applicable CDFW SJMSCP 
representative/office and habitat 
is mitigated in accordance with 
the Staff Report (CDFW 2012). 

MM 
BIO-2 

Swainson’s Hawk. Direct take of nesting Swainson’s 
hawk would be in violation of the CFGC and MBTA. In 

Project Applicant / 
Construction Contractor 

Prior to and During 
Project Construction 
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Table A: Mitigation and Monitoring Reporting Program 

Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

addition, this species is covered under the SJMSCP. 
The following measures are consistent with the 
SJMSCP ITMMs for this species and the provisions of 
the MBTA: 

1. Removal of suitable nest trees shall be 
completed during the non-nesting season 
(when the nests are unoccupied), between 
September 1 and February 15. 

2. If suitable nest trees will be retained and 
ground disturbing activities will commence 
during the nesting season (February 16 
through August 31), all suitable nest trees 
on the site will be surveyed by a qualified 
biologist prior to initiating construction-
related activities. Surveys will be conducted 
no more than 14 days prior to the start of 
work. If an active nest is discovered, a 100-
foot buffer shall be established around the 
nest tree and delineated using orange 
construction fence or equivalent. The buffer 
shall be maintained in place until the end of 
the breeding season or until the young have 
fledged, as determined by a qualified 
biologist. If no active nests are present, 
construction may proceed as planned. 

3. In some instances, CDFW may approve 
decreasing the specified buffers with 
implementation of other avoidance and 
minimization measures (e.g., having a 
qualified biologist on-site during 
construction activities during the nesting 
season to monitor nesting activity). If no 
nesting is discovered, construction can 
begin as planned. Construction beginning 
during the non-nesting season and 
continuing into the nesting season shall not 
be subject to these measures but will still 
need to comply with MBTA and CESA (which 
could include monitoring). 

4. Prior to issuance of a grading permit, the 
Applicant shall implement the SJMSCP 
conservation strategy, (see Section 2.2.1.1 
in the BRA, attached as Appendix B), to 
provide compensation pursuant to the 
SJMSCP. 

MM 
BIO-3 

White-Tailed Kite. Direct take of white-tailed kites 
would be in violation of the CFGC and MBTA; the 
white-tailed kite is a covered species under the 
SJMSCP. The following mitigation measures are 
consistent with the SJMSCP ITMMs for this species 
and the provisions of the MBTA:  

1. Preconstruction surveys shall investigate all 
potential nesting trees in the project site 
(e.g., especially treetops 15-59 feet above 
the ground in oak, willow, eucalyptus, 
cottonwood, or other deciduous trees). 

Project Applicant / 
Construction Contractor 

Prior to and During 
Project Construction 
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Table A: Mitigation and Monitoring Reporting Program 

Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

2. Whenever white-tailed kites are noted on 
site or within the vicinity of the project site 
during the nesting season (February 15 
through September 15), a setback of 100 
feet from nesting areas shall be established 
and maintained during the nesting season 
for the period encompassing nest building 
and continuing until fledglings leave nests. 
This setback applies whenever construction 
or other ground-disturbing activities must 
begin during the nesting season in the 
presence of nests which are known to be 
occupied. Setbacks shall be marked by 
brightly colored temporary fencing. 

3. Prior to issuance of a grading permit, the 
Applicant shall implement the SJMSCP 
conservation strategy, (see Section 2.2.1.1 
in the BRA, attached as Appendix B), to 
provide compensation pursuant to the 
SJMSCP.  

MM 
BIO-4 

Loggerhead Shrike. Direct take of loggerhead shrike 
would be in violation of the CFGC and MBTA; 
loggerhead shrike is a covered species under the 
SJMSCP. The following mitigation measures are 
consistent with the SJMSCP ITMMs for this species 
and the provisions of the MBTA: 

1. If project construction is to begin during the 
nesting season (March 1 - September 15), 
all suitable nesting habitat in the project 
site and within 100 feet of the limits of work 
shall be surveyed by a qualified biologist 
prior to initiating construction-related 
activities. Surveys shall be conducted no 
more than 14 days prior to the start of 
work. 

2. If nesting areas are identified, a setback of 
100 feet from colonial nesting areas shall be 
established and maintained during the 
nesting season for the period encompassing 
nest building and continuing until fledglings 
leave nests. This setback applies whenever 
construction or other ground-disturbing 
activities must begin during the nesting 
season in the presence of nests which are 
known to be occupied. Setbacks shall be 
marked by brightly colored temporary 
fencing. 

3. Prior to issuance of a grading permit, the 
Applicant shall implement the SJMSCP 
conservation strategy, (see Section 2.2.1.1 
in the BRA, attached as Appendix B), to 
provide compensation pursuant to the 
SJMSCP. 

Project Applicant / 
Construction Contractor 

Prior to and During 
Project Construction 

MM 
BIO-5 

Nesting Season Construction Restrictions. The 
following seasonal work restrictions shall be 
implemented during construction to minimize the 
potential for take of nesting birds: 

Project Applicant / 
Construction Contractor 

Prior to and During 
Project Construction 
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Table A: Mitigation and Monitoring Reporting Program 

Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

1. If work must begin during the nesting 
season (February 1 to August 31), a 
qualified biologist shall survey all suitable 
nesting habitat in the BSA for presence of 
nesting birds. This survey shall occur no 
more than 10 days prior to the start of 
construction. If no nesting activity is 
observed, work may proceed as planned. If 
an active nest is discovered, a qualified 
biologist shall evaluate the potential for the 
proposed project to disturb nesting 
activities. The evaluation criteria shall 
include, but are not limited to, the 
location/orientation of the nest in the nest 
tree, the distance of the nest from the 
project site, and line of sight between the 
nest and the project site.  

2. If nesting birds are found within 100 feet of 
the project site during the survey, an initial 
setback of 100 feet from nesting areas shall 
be established and protected with 
environmentally sensitive area (ESA) 
fencing. ESA fencing shall be maintained 
during the nesting season until construction 
is complete or the young have fledged, as 
determined by a qualified biologist. 

3. A qualified biologist shall evaluate the 
potential for the proposed work to disturb 
nesting activities considering the 100-foot 
setback. The evaluation criteria shall 
include, but are not limited to, the 
location/orientation of the nest in the nest 
tree, the distance of the nest to the work 
limits, the line of sight between the nest 
and the work limits, and the description of 
the proposed work. 

4. Prior to issuance of a grading permit, the 
Applicant shall implement the SJMSCP 
conservation strategy, (see Section 2.2.1.1 
in the BRA, attached as Appendix B), to 
provide compensation pursuant to the 
SJMSCP. 

4.5 Cultural Resources 

MM 
CUL-1 

Worker Environmental Awareness Program (WEAP). 
Prior to commencing construction activities (and thus 
prior to any ground disturbance on the proposed 
project site), a Qualified Archaeologist shall conduct 
initial Worker Environmental Awareness Program 
(WEAP) training of all construction personnel, 
including supervisors, present at the outset of the 
project construction work phase, for which the lead 
contractor and all subcontractors shall make their 
personnel available. The training shall describe the 
type of resources that may be identified, procedures 
to be followed during ground disturbance, and 
protocols that apply in the event that unanticipated 
resources are discovered. The crew shall be cautioned 

Qualified Archaeologist / 
Construction Contractor 

Prior to Project 
Construction and/or 
Ground Disturbance 
Activities 
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Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

not to collect artifacts and directed to inform a 
construction supervisor in the event that cultural 
remains are discovered during the course of 
construction. A qualified archaeologist is someone 
who either meets the Secretary of the Interior's 
Professional Qualification Standards for archaeology 
(48 Federal Register 44738) and is a Registered 
Professional Archaeologist or has a Bachelor of Arts in 
archaeology or a closely related field and is a 
Registered Archaeologist. 

MM 
CUL-2 

Inadvertent Discovery of Archaeological Resources. 
In the event that any cultural resources are 
encountered during earthmoving activities, all work 
within 50 feet of the find shall be halted until a 
qualified archaeologist can evaluate the findings and 
make recommendations. The archaeologist may 
evaluate the find in accordance with federal, State, 
and local guidelines, including those set forth in the 
California Public Resources Code Section 21083.2, to 
assess the significance of the find and identify 
avoidance or other measures as appropriate. If 
suspected prehistoric or historical archaeological 
deposits are discovered during construction, all work 
within the immediate area of the discovery shall be 
redirected and the find must be evaluated for 
significance by a qualified archaeologist meeting the 
Secretary of the Interior’s Professional Qualifications 
Standards for archaeology (National Park Service 
1983). 

Qualified Archaeologist / 
Construction Contractor 

In the Event That 
Cultural Resources are 
Encountered During 
Earthmoving Activities 

RCM 
CUL-1 

Human Remains. In the event human remains are 
encountered, State Health and Safety Code Section 
7050.5. states that no further disturbance shall occur 
until the County Coroner has made a determination 
of origin and disposition pursuant to State Public 
Resources Code Section 5097.98. The County Coroner 
must be notified of the find immediately. If the 
remains are determined to be Native American, the 
County Coroner will notify the Native American 
Heritage Commission (NAHC), which will determine 
and notify a Most Likely Descendant (MLD). With the 
permission of the landowner or his/her authorized 
representative, the MLD may inspect the site of the 
discovery. The MLD shall complete the inspection and 
make recommendations or preferences for treatment 
within 48 hours of being granted access to the site. 
The MLD recommendations may include scientific 
removal and nondestructive analysis of human 
remains and items associated with Native American 
burials, preservation of Native American human 
remains and associated items in place, relinquishment 
of Native American human remains and associated 
items to the descendants for treatment, or any other 
culturally appropriate treatment. 

County Coroner / Project 
Applicant / Construction 
Contractor 

In the Event Human 
Remains are 
Encountered During 
Earthmoving Activities 

4.6 Energy 

There are no potentially significant impacts related to energy; therefore, no mitigation is required. 

4.7 Geology and Soils 
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Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

MM 
GEO-1 

Compliance with Recommendations in the Final 
Geotechnical Report. Prior to issuance of demolition 
or grading permits, the Project Applicant shall submit 
a Final Geotechnical Report prepared for the project 
site to the San Joaquin County (County) Community 
Development Director, or designee, for review and 
approval. All grading operations and construction 
shall be conducted in conformance with the 
recommendations included in the Final Geotechnical 
Report. Grading plan review shall be conducted by 
the County Community Development Director, or 
designee, prior to the start of grading to verify that 
requirements specified in the Final Geotechnical 
Report have been appropriately incorporated into 
final project design. Design, grading, and construction 
shall be performed in accordance with the 
requirements of the 2022 California Building Code 
(CBC) applicable at the time of grading, appropriate 
local grading regulations, and the recommendations 
of the geotechnical consultant as summarized in the 
Final Geotechnical Report for the project. 

Project Applicant / County 
of San Joaquin Community 
Development Director 

Prior to Issuance of 
Demolition or Grading 
Permits 

MM 
GEO-2 

Paleontological Resource Monitoring. Prior to 
issuance of any grading permit, the Project Applicant 
shall provide written evidence that a qualified 
paleontologist has been retained to observe 
excavation activities that may reach native soils and 
salvage and catalogue paleontological resources, as 
necessary. The paleontologist shall be present at the 
pre-grading conference, shall establish procedures for 
resource surveillance, and shall establish, in 
cooperation with the Project Applicant, procedures 
for temporarily halting or redirecting work to permit 
the sampling, identification, and evaluation of the 
artifacts as appropriate. If paleontological resources 
are found to be significant, the paleontologist shall 
determine appropriate actions, in cooperation with 
the State Office of Historic Preservation (SHPO) and 
the County of San Joaquin, for exploration and/or 
salvage. 

Project Applicant / Qualified 
Paleontologist 

Prior to Issuance of 
Grading Permits 

4.8 Greenhouse Gas Emissions 

There are no potentially significant impacts related to greenhouse gas emissions; therefore, no mitigation is required. 

4.9 Hazards and Hazardous Materials 

MM 
HAZ-1 

Compliance With Recommendations in the Phase I 
Environmental Site Assessment. Prior to the issuance 
of demolition or grading permits, the project 
Applicant shall arrange for testing of the existing 
stockpiles of gravel, concrete and soil within the 
project site in accordance with ASTM standards and 
shall submit the results of this testing to the San 
Joaquin County (County) Community Development 
Director, or designee, for review and approval. After 
receiving approval from the County Community 
Development Director, or designee, the project 
Applicant shall dispose of the stockpiled materials in a 
manner consistent with applicable regulations. 

Project Applicant / County 
of San Joaquin Community 
Development Director 

Prior to Issuance of 
Demolition or Grading 
Permits 

4.10 Hydrology and Water Quality 
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Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

MM 
HYD-1 

Water Quality Management Plan. Prior to issuance of 
building permits, the project Applicant shall submit a 
Final Water Quality Management Plan (WQMP) to 
County of San Joaquin (County) Public Works 
Department, or designee, for review and approval. 
The Final WQMP shall specify the Best Management 
Practices (BMPs) to be incorporated into the project 
design to target pollutants of concern in runoff from 
the project site. The County Public Works 
Department, or designee, shall ensure that the BMPs 
specified in the Final WQMP are incorporated into the 
final project design. 

Project Applicant / County 
of San Joaquin Public Works 
Department 

Prior to Issuance of 
Building Permits 

RCM 
HYD-1 

Construction General Permit. Prior to issuance of a 
grading permit, the project Applicant shall obtain 
coverage under the State Water Resources Control 
Board (SWRCB) National Pollutant Discharge 
Elimination System (NPDES) General Permit for 
Stormwater Discharges Associated with Construction 
and Land Disturbance Activities, Order No. 2022-0057-
DWQ, NPDES No. CAS000002 (Construction General 
Permit). This shall include submission of Permit 
Registration Documents (PRDs), including a Notice of 
Intent for coverage under the permit to the State 
Water Resources Control Board (SWRCB) via the 
Stormwater Multiple Application and Report Tracking 
System (SMARTs). The project Applicant shall provide 
the Waste Discharge Identification Number (WDID) to 
the Director of the County of San Joaquin (County) 
Public Works Department, or designee, to 
demonstrate proof of coverage under the 
Construction General Permit. Project construction 
shall not be initiated until a WDID is received from the 
SWRCB and is provided to the Director of the County 
Public Works Department, or designee. A Stormwater 
Pollution Prevention Plan (SWPPP) shall be prepared 
and implemented for the proposed project in 
compliance with the requirements of the 
Construction General Permit. The SWPPP shall 
identify construction best management practices 
(BMPs) to be implemented to ensure that the 
potential for soil erosion and sedimentation is 
minimized and to control the discharge of pollutants 
in stormwater runoff as a result of construction 
activities. Upon completion of construction and 
stabilization of the site, a Notice of Termination shall 
be submitted via SMARTs. 

Project Applicant / Director 
of County of San Joaquin 
Public Works Department 

Prior to Issuance of 
Grading Permits 

RCM 
HYD-2 

Groundwater Discharge Permit. If groundwater 
dewatering is required during construction of the 
proposed project, the project Applicant shall submit a 
Notice of Intent (NOI) for coverage under the permit 
to the Central Valley RWQCB at least 60 days prior to 
the start of excavation activities and anticipated 
discharge of dewatered groundwater to surface 
waters in order to obtain coverage under the Central 
Valley RWQCB NPDES CAG995002 Order R5-2022-
0006-02 for Waste Discharge Requirements Limited 
Threat Discharges to Surface Water (Groundwater 

Project Applicant Prior to Issuance of 
Grading Permits 
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Discharge Permit). Groundwater dewatering activities 
shall comply with all applicable provisions in the 
Groundwater Discharge Permit, including water 
sampling, analysis, treatment (if required), and 
reporting of dewatering-related discharges. Upon 
completion of groundwater dewatering activities, a 
Notice of Termination shall be submitted to the 
Central Valley RWQCB. 

RCM 
HYD-3 

MS4 Permit. Prior to the issuance of grading or 
building permits, the Director of the County of San 
Joaquin (County) Public Works Department, or 
designee, shall ensure compliance with the 
requirements of the NPDES General Permit for Waste 
Discharge Requirements (WDRs) for Storm Water 
Discharges from Small Municipal Separate Storm 
Sewer Systems (MS4s), Order No. 2013-0001-DWQ, 
NPDES No. CAS000004 (Phase II Small MS4 Permit). 
BMPs required under the Phase II Small MS4 Permit 
shall be incorporated into the project design to target 
pollutants of concern in runoff from the project site. 
The County Public Works Department Director, or 
designee, shall ensure that the BMPs are 
incorporated into the final project design, and shall 
implement, maintain and operate all such BMPs in a 
timely and reasonably diligent manner. 

Project Applicant / Director 
of County of San Joaquin 
Public Works Department 

Prior to Issuance of 
Grading or Building 
Permits 

RCM 
HYD-4 

Final Drainage Report. Prior to issuance of a grading 
permit, the Applicant shall prepare a Final Drainage 
Report to demonstrate that the post-construction 
runoff from the project site does not exceed existing 
conditions. The project Applicant shall provide the 
Final Drainage Report to the County of San Joaquin 
(County) Public Works Director, or designee, for 
review and approval. 

Project Applicant / Director 
of County of San Joaquin 
Public Works Department 

Prior to Issuance of 
Grading Permits 

RCM 
HYD-5 

Flood Protection Development Impact Fee. At the 
time of grading permit application, the Project 
Applicant shall pay the appropriate Flood Protection 
Development Impact Fee, based on the current 
schedule at the time of payment. The Project 
Applicant shall receive confirmation from both San 
Joaquin County Public Works Department and San 
Joaquin Council of Governments (SJCOG), 
respectively, that the appropriate fee has been paid 
prior to the issuance of grading permits. 

Project Applicant / County 
of San Joaquin Public Works 
Department / San Joaquin 
Council of Governments 

At the Time of Grading 
Permit Application 

4.11 Land Use and Planning 

There are no potentially significant impacts related to land use and planning; therefore, no mitigation is required. 

4.12 Mineral Resources 

There are no potentially significant impacts related to mineral resources; therefore, no mitigation is required. 

4.13 Noise 

There are no potentially significant impacts related to noise; therefore, no mitigation is required. 

4.14 Population and Housing 

There are no potentially significant impacts related to population and housing; therefore, no mitigation is required. 

4.15 Public Services 

RCM PS-
1 

Fire Protection Facilities Improvement Fee. At the 
time of building permit application, the Project 
Applicant shall pay a Fire Protection Facilities Impact 
Fee to the San Joaquin County Community 
Development Department, on behalf of the French 

Project Applicant / County 
of San Joaquin Community 
Development Department / 
French Camp McKinley Fire 
District 

At the Time of Building 
Permit Application 
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Camp McKinley Fire District, based on the current 
schedule at the time of payment. The Project 
Applicant shall receive confirmation from the French 
Camp McKinley Fire District that the appropriate fees 
have been paid prior to the issuance of grading 
permits. 

4.16 Recreation 

There are no potentially significant impacts related to recreation; therefore, no mitigation is required. 

4.17 Transportation 

MM 
TRA-1 

Crosswalk Safety Improvements. Prior to the 
issuance of a certificate of occupancy, the Director of 
the County of San Joaquin Department of Public 
Works and/or the Chief of the French Camp McKinley 
Fire Department shall ensure that the BeWell islands 
in the crosswalks on the northwest  and southwest 
corners of South El Dorado Street/Hospital Road 
would be improved to enable users in mobility 
devices to access the crosswalk push buttons allowing 
navigation through the crosswalks without need to 
enter traffic 

Director of County of San 
Joaquin Department of 
Public Works / Chief of the 
French Camp McKinley Fire 
Department 

Prior to Issuance of a 
Certificate of 
Occupancy 

RCM 
TRA-1 

Traffic Impact Mitigation Fee and Regional 
Transportation Impact Fee. At the time of grading 
permit application, the Project Applicant shall pay 
appropriate Traffic Impact Mitigation Fees (TIMF) and 
Regional Transportation Impact Fees (RTIF), based on 
the current schedule at the time of payment. The 
Project Applicant shall receive confirmation from both 
San Joaquin County Public Works Department and 
San Joaquin Council of Governments (SJCOG), 
respectively, that the appropriate fees have been paid 
prior to the issuance of grading permits. 

Project Applicant / County 
of San Joaquin Department 
of Public Works / San 
Joaquin Council of 
Governments  

At the Time of Grading 
Permit Application 

MM 
TRA-2 

Semi-Truck Parking Prohibition. The County’s 
Director of Public Works or designee will undertake 
the necessary steps, including facilitating 
amendments to the San Joaquin County Municipal, to 
increase sight lines at the West Hospital Road 
driveway by either prohibiting parking on West 
Hospital Road, introducing a weight limit to restrict 
semitruck access, or by constructing curb extensions 
at the driveway. 

Director of County of San 
Joaquin Department of 
Public Works 

Prior to Issuance of a 
Certificate of 
Occupancy 

MM 
TRA-3 

Left Turning Lane. The County’s Director of Public 
Works or designee will ensure that the South El 
Dorado Street driveway shall be designed to include a 
left-turn lane inbound from South El Dorado Street. 
This facility should be constructed to enable turning 
traffic to decelerate and stop if needed for left turns 
out of the way of through traffic. This measure shall 
be completed prior to issuance of a certificate of 
occupancy for the SJ BeWell site. 

Director of County of San 
Joaquin Department of 
Public Works 

Prior to Issuance of a 
Certificate of 
Occupancy 

MM 
TRA-4 

Turning Lane Extensions. Extend the northbound left-
turn lanes at French Camp Road/South El Dorado 
Street by 75 feet to a total length of 225 feet. This 
measure shall be completed within six months of 
occupancy for the SJ BeWell Site. 

Director of County of San 
Joaquin Department of 
Public Works 

Within Six Months of 
Occupancy 

4.18 Tribal Cultural Resources 

There are no potentially significant impacts related to tribal cultural resources; therefore, no mitigation is required. 

4.19 Utilities and Service Systems 



   

 

Planning Commission Staff Report, PA-2400483-484 PA-2400483(GP, ZR, SP)  17 
Mitigation Monitoring and Reporting Program 

Table A: Mitigation and Monitoring Reporting Program 

Mitigation Measure/Regulatory Compliance Measure Responsible Party Timing for Measure 

RCM 
UTL-1 

Water Supply Facilities Impact Mitigation Fee. Prior 
to the issuance of building permits, San Joaquin 
County Community Development Department shall 
ensure that the Project Applicant has paid the 
appropriate Water Supply Facilities Impact Mitigation 
Fee based on the current schedule at the time of 
payment. 

Project Applicant / County 
of San Joaquin Community 
Development Department 

Prior to Issuance of 
Building Permits 

4.20 Wildfire 

There are no potentially significant impacts related to wildfire; therefore, no mitigation is required. 

4.21 Mandatory Findings of Significance 

Potentially significant impacts identified with respect to mandatory findings of significance have been addressed by mitigation 
measures identified above. 
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FINDINGS FOR MAP AMENDMENT 

PA-2400483 
SAN JOAQUIN COUNTY/BOULDER ASSOCIATES, INC 

 
General Plan Amendment 

 
1. The proposed amendment will contribute to the public health, safety, and general welfare or will be of 

benefit to the public. 
 

• This finding can be made because the proposed General Plan Map Amendment to change 
an 18-acre parcel from C/FS (Freeway Service) to M/X (Mixed Use) will permit development 
of the SJ BeWell Project, a behavioral health campus to serve San Joaquin County. This is 
a benefit to the public because it will provide necessary community and outpatient services, 
urgent care services, residential treatment, and housing programs that are not provided 
currently. Access to treatments for substance use disorders, crisis stabilization services, 
and support services for youth, will help to reduce reliance on out-of-county placements 
and to promote destigmatization in the community. 

 
2. The proposed amendment is consistent with the General Plan goals unless the goals themselves are 

being amended. 
 

• This finding can be made because the proposed General Plan Map Amendment from 
Freeway Service to Mixed Use will allow for the development of the SJ BeWell Project which 
is consistent with various General Plan goals, including, promoting healthful living, quality 
of life, and employment opportunities (General Plan Policy LU-1.6).  In addition, the 
Proposed Project property is compatible with adjacent uses (General Plan Policy LU-2.1) 
and does not convert any viable agricultural land (General Plan Policy LU-1.7) and will be 
adequately served by infrastructure, including water and sewer (General Plan Policy LU-
1.9). 

 
3. The proposed amendment retains the internal consistency of the General Plan and is consistent with 

adopted plans, unless a concurrent amendment to those plans is also proposed and will result in 
consistency.  
 

• This finding can be made because this amendment does not conflict with any other policy 
or diagram in the General Plan and, as the General Plan Map Amendment and Zone 
Reclassification are being processed concurrently, the internal consistency of the General 
Plan is retained. 

 
4. The proposed amendment has been reviewed in compliance with the requirements of the California 

Environmental Quality Act. 
 

• This finding can be made because the proposed General Plan Map Amendment, Zone 
Reclassification and Specific Plan were reviewed in compliance with the requirements of 
CEQA. The initial study determined that the impacts of the project, including the General 
Plan Map Amendment, can be reduced to less than significant level with mitigation 
measures that have been included in the recommendation for approval.  Accordingly, staff 
prepared a Mitigated Negative Declaration that requires mitigation to reduce potentially 
significant impacts to a level of less than significant. Mitigation measures include 
participation in the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMCSP) to mitigate for any loss of habitat. All mitigation measures are 
included in the attached Mitigation and Monitoring Program which will be adopted with the 
Mitigated Negative Declaration if the project is approved.  

 
Zone Reclassification 
 



   

 

Planning Commission Staff Report, PA-2400483 (GP, ZR, SP) 4 
Findings for Map Amendment 
 

1. The proposed amendment is consistent with the General Plan and any applicable Master Plan. 
 

• This finding can be made because the proposed amendment is consistent with the General 
Plan policies, including Policies LU-5.21 and 5.22 and diagrams, as the Zone Reclassification 
is being processed concurrently with a General Plan Amendment for which the zone is an 
implementing zone. General Plan Policy LU-5.21 states that the County shall encourage 
mixed-use development in urban communities, provided it does not create land use 
conflicts and provides for a close physical and functional relationship of project 
components. The project site is located in the Urban Community of French Camp and is 
located in close proximity to the San Joaquin General Hospital to ensure that the necessary 
services are easily accessible. Further, General Plan Policy LU-5.22 encourages new mixed-
use developments to be developed under a single plan that details the full buildout of the 
development and any associated phasing for construction and includes specific design 
guidelines and standards that address the overall site design, scale of development, 
relationship to adjacent uses, circulation and parking, architecture, infrastructure, and 
landscaping. The Zone Reclassification is proposed to be approved concurrently with a 
Specific Plan that outlines the development of the entire mixed-use site. The amendment 
does not conflict with any other 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 finding can be made because the proposed Zone Reclassification to change an 18-acre 
parcel from AU-20 (Agricultural Urban Reserve, 20-acre minimum) to M-X (Mixed Use) will 
permit development of the SJ BeWell Project, a behavioral health campus to serve San 
Joaquin County. This is a benefit to the public because it will provide necessary community 
and outpatient services, urgent care services, residential treatment, and housing programs 
that are not provided currently. Access to treatments for substance use disorders, crisis 
stabilization services, and support services for youth, will help to reduce reliance on out-of-
county placements and to promote destigmatization in the community. 

 
3. The proposed amendment has been reviewed in compliance with the requirements of the California 

Environmental Quality Act. 

 

• This finding can be made because the proposed General Plan Map Amendment, Zone 
Reclassification and Specific Plan were reviewed in compliance with the requirements of 
CEQA. The initial study determined that the impacts of the project, including the General 
Plan Map Amendment, can be reduced to less than significant level with mitigation 
measures that have been included in the recommendation for approval.  Accordingly, staff 
prepared a Mitigated Negative Declaration that requires mitigation to reduce potentially 
significant impacts to a level of less than significant. Mitigation measures include 
participation in the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMCSP) to mitigate for any loss of habitat. All mitigation measures are 
included in the attached Mitigation and Monitoring Program which will be adopted with the 
Mitigated Negative Declaration if the project is approved. 
 

 
4. For a change to the Zoning Maps, that the subject property is suitable for the uses permitted in the 

proposed zone in terms of access, size of parcel, relationship to similar or related uses, and other 
relevant considerations, and that the proposed change of zone is not detrimental to the use of adjacent 
properties. 

 

• This finding can be made because the Zone Reclassification will allow for the development of 
uses that are consistent with the proposed M-X (Mixed Use) zone. The proposed SJ BeWell 
Project will be accessed directly from South El Dorado Street and Hospital Road, and the 18-
acre parcel is large enough to accommodate all improvements, including Development Title 
requirements, as depicted on the site plan. The surrounding properties are used for utilized for 
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agricultural, residential, commercial, and industrial uses, are compatible with the project as 
proposed, and are not expected to be significantly affected by the project.  
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FINDINGS FOR SPECIFIC PLAN 

PA-2400484 
SAN JOAQUIN COUNTY/BOULDER ASSOCIATES, INC 

 
1. Public Benefit. The proposed Specific Plan will contribute to the public health, safety, and general 

welfare or will be of benefit to the public. 
 

• The proposed Specific Plan provides the development framework to develop the SJ BeWell 
Project, a behavioral health campus to serve San Joaquin County. This is a benefit to the 
public because it will provide necessary community and outpatient services, urgent care 
services, residential treatment, and housing programs that are not provided currently. 
Access to treatments for substance use disorders, crisis stabilization services, and support 
services for youth, will help to reduce reliance on out-of-county placements and to promote 
destigmatization in the community. 

 
2. Plan Consistency. The proposed Specific Plan is consistent with other adopted plans, unless 

concurrent amendments to those plans are also proposed and will result in consistency. 
 

• This finding can be made because the proposed Specific Plan,  General Plan Map Amendment 
and Zone Reclassification are being processed concurrently with the Specific Plan. The 
proposed General Plan Designation of M/X and proposed zone of M-X allow the uses proposed 
within the Specific Plan. As a result, the Specific Plan is consistent with both the General Plan 
and Zone if this project is approved. The amendment does not conflict with any other 
applicable Master Plan.  

 
3. Site Suitability. The site is physically suitable for the type and intensity of the land use being proposed; 
 

• This finding can be made because the Specific Plan will allow for the development of the 
proposed SJ BeWell Project and the 18-acre parcel is large enough to accommodate all 
improvements, including Development Title requirements, as depicted on the site plan.  
 

4. Infrastructure Improvements. Adequate transportation facilities, water supply, wastewater disposal 
services, and stormwater management facilities exist or will be provided in accordance with the 
conditions of approval to serve the proposed development; and the approval of the Specific Plan will 
not result in a reduction of transportation service for all modes of travel or public services so as to be a 
detriment to public health, safety, or welfare; 

 

• This finding can be made because the proposed Specific Plan will be adequately served by 
infrastructure. The project proposes to connect to the City of Stockton for water and sewer 
services. A City of Stockton will serve letter dated October 16, 2024, has been provided. 
Stormwater drainage facilities will be provided through the San Joaquin County General 
Services Department. A will-serve letter from the General Services Department was provided 
dated July 1, 2025. The proposed facility was reviewed using the County’s VMT Thresholds 
Study and screening map that established geographic areas where VMT is 15 percent below 
regional average thresholds, therefore allowing projects within these areas to screen out 
from detailed VMT analysis. The project site is located within a screened area for both 
residential and employee travel. As such, impacts of the proposed project related to VMT  
are considered less than significant. Further, the project site is directly served by RTD Route 
510. Existing Route 510 bus stops are located on the project site’s southern boundary on 
West Hospital Road, near the intersection of El Dorado Street. The proposed facility is not 
expected to impact this existing stop. Fire services for the proposed project will be provided 
by the French Camp McKinley Fire District. The fire district will receive fire facility fees for 
development, as approved by the Board of Supervisors, and will also benefits from the 
mutual aid of neighboring fire districts. As a result, on July 3, 2025, the French Camp 
McKinley Fire District provided a letter in support of the project.  Accordingly, the site will 
have adequate infrastructure and facilities and will not be a detriment to public health, 
safety, or welfare. 
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5. Land Use Compatibility. The proposed Specific Plan will not have a substantial adverse effect on 

surrounding land uses and will be compatible with the existing and planned land use character of the 
surrounding area as shown in the General Plan; and 
 

• This finding can be made because the proposed Specific Plan is compatible with the 

surrounding land uses and character. The project site is located within the Urban Community 

of French Camp, and surrounding properties are utilized for agricultural, residential, 

commercial, and industrial uses. The San Joaquin County Hospital is located immediately west 

of the project site, on the west side of Interstate 5. As a result, the existing vicinity is developed 

with a variety of uses consistent with the proposed Mixed-Use designation and zone, and 

consistent with the proposed development of the SJ BeWell Project that will provide a variety 

of behavioral health and treatment services 
 

6. Issuance Not Detrimental. The proposed Specific Plan has been reviewed in compliance with the 
requirements of the California Environmental Quality Act. 
 

• This finding can be made because the proposed General Plan Map Amendment, Zone 
Reclassification, and Specific Plan were reviewed in compliance with the requirements of 
CEQA. The initial study determined that the impacts of the project, including the General 
Plan Map Amendment, can be reduced to less than significant level with mitigation 
measures that have been included in the recommendation for approval.  Accordingly, staff 
prepared a Mitigated Negative Declaration that requires mitigation to reduce potentially 
significant impacts to a level of less than significant. Mitigation measures include 
participation in the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMCSP) to mitigate for any loss of habitat. All mitigation measures are 
included in the attached Mitigation and Monitoring Program which will be adopted with the 
Mitigated Negative Declaration if the project is approved. 
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CONDITIONS OF APPROVAL 
 

PA-2400483 
SAN JOAQUIN COUNTY/BOULDER ASSOCIATES, INC 

 

 
Specific Plan Application No. PA-2400484 was approved by the Board of Supervisors on . The effective 
date of approval is .  
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 
 

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

b. APPROVED USE: This approval is for the SJ BeWell Specific Plan dated XX, 2025. 
 

c. MITIGATION MONITORING AND REPORTING PROGRAM: The project shall comply with all 
required mitigations included in the Mitigation Monitoring and Reporting Program dated June 2025. 
 

d. 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) 
 

e. AGRICULTURAL MITIGATION: Agricultural mitigation is required for APN: 193-050-27. The 
mitigation instrument to provide agricultural mitigation shall be required prior to issuance of any grading 
or building permit (Development Title Section 9-701) 
 

f. BUILDING CODE REQUIREMENTS:  The following California Building Code (CBC) and San 
Joaquin County Ordinance requirements will be applicable to the proposed project.  The following 
conditions shall be addressed prior to submittal of a building permit application to the Building 
Inspection Division: 
  
1. A grading permit will be required for this project. Submit plans and grading calculations, 

including a statement of the estimated quantities of excavation and fill, prepared by a 
Registered Design Professional. The grading plan shall show the existing grade and finished 
grade in contour intervals of sufficient clarity to indicate the nature and extent of the work and 
show in detail that it complies with the requirements of the code. The plans shall show the 
existing grade on adjoining properties in sufficient detail to identify how grade changes will 
conform to the requirements of the code. 

  
2. A soils report is required pursuant to CBC § 1803 for foundations and CBC appendix § J104 

for grading.  All recommendations of the Soils Report shall be incorporated into the construction 
drawings. 

  
3. A building permit for each separate structure or building is required. Submit plans, 

Specifications and supporting calculations, prepared by a Registered Design Professional 
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(architect or engineer) for each structure or building, showing compliance with the current 
adopted California Building, Existing Building, Mechanical, Plumbing, Electrical, Energy and 
Fire Codes as may be applicable.  Plans for the different buildings or structures may be 
combined into a single set of construction documents.  For each proposed new building, 
provide the following information on the plans: 

  

• Description of proposed use 

• Existing and proposed occupancy Groups 

• Risk Category (I, II, III, or IV) 

• Type of construction 

• Sprinklers (Yes or No 

• Number of stories 

• Building height 

• Allowable floor area 

• Proposed floor area 

• Occupant load based on the CBC 

• Occupant load based on the CPC 
  
4. If high piled combustible storage is to be used in a building, an automatic fire sprinkler  
system will be required. 
  
5. Accessible routes shall be provided per Chapter 11B of the currently adopted California 

Building Code. At least one accessible route shall be provided within the site from accessible 
parking spaces and accessible passenger loading zones; public streets and sidewalks; and 
public transportation stops to each building’s accessible main entry or facility entrance they 
serve.  Where more than one route is provided, all routes must be accessible. 

  
6. Parking spaces will be required to accommodate persons with disabilities in compliance with 

Chapter 11B of the California Building Code.  Note that accessible parking spaces are required 
for each phase of the project. These parking space(s) shall be located as close as possible to 
the primary entrance to the building. 

  
7. Parking lot spaces shall be marked for Future EV charging, Van Pool and electric vehicle 

parking per the percentages found in the CA Green Building standards Code and shall be 
shown on the site parking plans.  Residential and Grocery retail designated parking spaces are 
required to install electric vehicle charging stations. 

  
8. Adequate sanitary facilities shall be provided for each facility, per the requirements of Chapter 

29 of the current adopted California Building Code and Chapter 4 of the current adopted 
California Plumbing Code.  Each building or structure shall be provided with toilet facilities for 
residents, employees and customers.  Requirements for customers and employees shall be 
permitted to be met with a single set of restrooms accessible to both groups.  Required toilet 
facilities for employees and customers in other than shopping malls or centers shall have a 
maximum travel distance not to exceed 500 feet.  The plans shall indicate the location of the 
toilet facilities and the travel distance from work areas. 

  
9. The project is required to comply with the Model Water Efficient Landscape Ordinance 

(MWELO) requirements of the California Code of Regulations, Title 22, Division 2, Chapter 2.7.  
For each building, please complete an MWELO application and provide landscaping plans. 

 
 

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, 



   

 

Planning Commission Staff Report, PA-2400483 (GP, ZR, SP) 5 
Conditions of Approval 

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-13 prior to issuance of the occupancy permit. 

(Development Title Section 9-607.040) 

 

c. 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. 

 

d. All utilities shall be underground except power transmission facilities of a 35 KV or greater. Public 

utility easements shall be provided along the road frontage and as required by the public utility 

companies. (Development Title Section 9-609.020) 

 

e. The frontage improvements for South El Dorado Street shall be constructed in conformance with 

the standards for one-half of a 110-foot wide right-of-way major arterial street. The improvements 

shall be in conformance with the current Improvement Standards of the County of San Joaquin. 

Improvement plans, specifications and engineer’s estimate prepared by a registered civil engineer 

shall be submitted for review and are subject to plan check, field inspection fees and must be 

approved by the County of San Joaquin Department of Public Works prior to issuance of the 

occupancy permit. (Development Title Section 9-505, Section 9-600, Section 9-608.010[c] and R-

92-814). 

 

f. The frontage improvements for Hospital Road shall be constructed in conformance with the 

standards for one-half of a 60-foot wide right-of-way collector street. The improvements shall be in 

conformance with the current Improvement Standards of the County of San Joaquin and may 

include measures to increase sight distance. Improvement plans, specifications and engineer’s 

estimate prepared by a registered civil engineer shall be submitted for review and are subject to 

plan check, field inspection fees and must be approved by the County of San Joaquin Department 

of Public Works prior to issuance of the occupancy permit. (Development Title Section 9-505, 

Section 9-600, Section 9-608.010[c] and R-92-814).  
 

1. Install a left turn lane at the driveway location. 
 
g. Extend the northbound left turn lane at the intersection of South El Dorado Street and French 

Camp Road from 150 feet to 225 feet. 

 

h. Construct channelizing islands at the northwest and southwest corners of the South El Dorado 

and Hospital Street intersection per the Be Well Specific Plan. 

 

i. 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 will be based on the current schedule 

at the time of payment. The fee shall be automatically adjusted July 1 of each year by the 

Engineering Construction Cost Index as published by the Engineering News Record. (Resolutions 

R-00-433) 

 

j. 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) 

 

k. The Water Supply Facilities Impact Mitigation Fee shall be required for this development. The fee 

is due and payable prior to issuance of the building permit. The fee will be based on the current 
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schedule at the time of payment. (Development Title Section 9-803.020 and Resolutions R-91-

327, R-94-185 and R-97-5). 

 

l. The Flood Protection Development Impact Fee shall be required for this application. The fee is 

due and payable prior to issuance of the building permit. The fee will be based on the current 

schedule at the time of payment. (Resolutions R-22-135) 

 

m. It is the responsibility of the applicant to ensure that a current will serve letter for sanitary sewer 

and water service is on file prior to issuance of a building permit. 

 

n. A drainage system shall be provided in accordance with the County Standards and the Be Well 

Specific Plan, to discharge into the master planned retention system located west of Interstate-5, 

managed by the County. Hydrologic and hydraulic analyses shall be provided and demonstrate 

that all property, both downstream and upstream of the discharge, will not be subject to a higher 

flood level as a result of the proposed drainage. (Development Title Section 9-606.010). 

 

o. Basins shall be fenced with six (6) foot high fence when the maximum design depth is 18 inches 

or more. 

 

p. Street lighting shall be provided in accordance with San Joaquin County’s Improvement 

Standards and complete any necessary requirements to connect power to the street lights 

(including application to Pacific Gas and Electric Company and installation of any necessary 

power facilities) (Development Title Section 9-608.120). 

 

q. Applicant shall prepare a financing mechanism for the operations and maintenance of the street 

light, storm drainage, water, and wastewater systems prior to the release of an encroachment 

permit. 

 

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

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

 
a. 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 the issuance of building permits. 
The fee will be based on the current schedule at the time of payment (California Retail Food Code, 
Article 1, 114380). 
 

b. A valid permit from the Environmental Health Department is required prior to operating a food 
facility (California Retail Food Code, Chapter 13, Article 1, Section 14381). 
 

c. Before medical waste can be generated or stored on-site, the generator shall notify the 
Environmental Health Department and comply with regulatory requirements under the Medical 
Waste Management Act. A permit must be obtained from the EHD if 200 pounds or more of medical 
waste is generated per month (Health and Safety Code HSC117890). For further information, 
please contact Natalia Subbotnikova, Program Coordinator Solid Waste Program at (209) 468-
0338. 
 

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

e. Written confirmation is required from the Public Works Department that necessary improvements 
for public sewer have been constructed or financial arrangements have been made. Additionally, 
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the Public Works Department must confirm that the agency has or will have the sewer capacity to 
serve the development (San Joaquin County Development Title, Section 9-600.020). 
 

f. Any existing wells or septic systems to be abandoned shall be destroyed under permit and 
inspection by the Environmental Health Department (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]). 
 

h. 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.) 
 

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

installed. 

 

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. 
 
i. 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.) 
 
i. Risk Management Plan requirement for covered processes 

 
4. FRENCH CAMP MCKINLEY FIRE DISTRICT (Contact: [209] 982-0592) 

 
a. SITE ADDRESS:  
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1. Building address numbers shall be plainly visible from the street fronting the property. These 

numbers shall contrast with their background and be a minimum of 12” in height.  

2. Building numbers for rear buildings shall be visible from the main drive aisle and placed in a 

uniform position on the building façade.  

3. The entrance shall have a directory of the complex.  

4. Individual units shall be numbered consecutively according to their floor:  

First floor: 100 series  

Second floor: 200 series  

Third floor: 300 series  

5. Each building shall have a durable, all-weather sign listing the building designator and the 

units contained within.  

 

b. FIRE DEPARTMENT ACCESS: 

 

1. A diagram shall be provided showing a minimum of 44’ external radius and an internal radius 

of 25’ on all main entries, drive aisles, and parking lot areas. The main drive aisle shall be 

designated as an Emergency Vehicle Access Lane and be a minimum of 26’ wide. 

2. A diagram showing proposed “Fire Lane” shall be submitted for approval to the Office of the 

Fire Marshal. Fire Lanes shall be marked in accordance with California Fire Code (Appendix 

D103.6 Signs).  

3. Approved “Fire Lane” shall consist of red-painted curbs with white letters no smaller than 3 

inches in height.  

4. “No Parking Fire Lane” signs may also be required by the Authority Having Jurisdiction (AHJ).  

5. Provide an all-weather access driving surface (aggregate base) throughout all active 

approved construction sites.  

6. Fire apparatus access roads shall support the imposed loads of fire apparatus with a relative 

compaction of not less than 90% and must allow for all-weather driving capabilities. A 

compaction test will be required.  

7. Private roadways in a Planned Unit Development (PUD) or Planned Residential Development 

(PRD) shall be designed to support fire apparatus, have a minimum compaction of 95%, and 

have a finished surface of asphaltic concrete pavement or equivalent.  

8. For approaches, drive aisles, and fire department access, please contact the fire prevention 

department for apparatus turning radius and curb-to-curb radius requirements.  

 

c. FIRE HYDRANTS, FDCS, AND PIVS:  

 

1. Plans and specifications for fire hydrants, post indicator valves (PIVs), and fire department 

connections (FDCs) must be submitted and approved prior to construction.  

2. Fire hydrants shall be installed on a minimum 8-inch looped water main.  

3. Fire hydrants shall have the 4.5” steamer port facing the drive isle.  

4. Fire hydrants shall be installed around all buildings at a maximum spacing of 300 feet per the 

California Fire Code. Hydrants should be placed at corners when possible.  

5. Hydrants subject to vehicular damage shall be protected in an approved manner and remain 

unobstructed.  

6. Maintain 15 feet of clearance on either side of fire hydrants from parked or stopped vehicles.  

7. Additional fire hydrants may be required to meet spacing requirements within 8 feet of FDCs 

and PIVs.  

8. Fire protection systems (fire hydrants and water mains) must be installed before building 

permits are issued.  

9. PIVs and FDCs must be within 8 feet of a hydrant in a cluster formation and clearly labeled 

for their associated building.  
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10. FDCs must face the drive lane.  

11. Total fire flow calculations (Appendix B of the CFC) shall be submitted with the permit 

application. 

12. Truck terminal/storage facilities must have a minimum 20,000-gallon above-ground water 

storage tank labeled “Fire Dept Use Only” with gallon capacity specified.  

13. Storage tanks must have automatic refills meeting system demand and a valve with 2.5” NH 

male threads protected by a cap.  

14. Water storage tanks must include a vent pipe, an overflow at the high-water line, and a fire 

pump if supplying suppression sprinklers or hydrants.  

15. Crash posts must protect storage tanks without obstructing fire department access.  

16. Water storage tanks must comply with NFPA 22 standards.  

 

d. UNDERGROUND PIPING FOR FIRE SPRINKLER SYSTEMS: All underground piping for fire 

sprinkler systems must be approved by the Fire Department before permit issuance.  

 

e. PROTECTION OF GAS METERS AND PIPING: Above-ground gas meters, regulators, and 

exposed piping shall be protected from vehicular damage in an approved manner.  

 

f. FIRE SUPPRESSION SYSTEMS:  

 

1. All buildings must have an approved monitored automatic sprinkler system in compliance with 

NFPA 13, CFC, and CBC.  

2. Fire alarm/sprinkler monitoring shall be Point ID.  

 

g. FIRE SUPPRESSION APPROVAL:  

 

1. Plans and specifications for fire suppression systems must be submitted for review and 

approval before construction.  

2. Any deviations from approved plans require submission of “As-Built” plans before final 

inspection.  

 

h. DEFERRED SUBMITTALS: Plans listed as deferred submittals must be clearly labeled on the 

building permit submittal cover sheet.  

 

i. FIRE PROTECTION INSPECTIONS:  

 

1. Fire protection systems (hydrants, water mains, etc.) must be installed, tested, and approved 

by the AHJ before any building permits are issued.  

2. The Fire Department must witness all system and acceptance tests.  

3. A minimum of 24-hour notice is required before any system or acceptance tests. (Submit 

requests at www.frenchcampfire.com)  

 

j. KNOX BOX INSTALLATION:  

 

1. A Fire Department-approved “Key Lock Box” (Knox Box) must be installed near the main 

entrance and at additional locations as required.  

2. A 3200 series Knox Box can be ordered at www.frenchcampfire.com. Contact Fire Prevention 

for assistance.  

 

k. PROTECTION OF GAS INFRASTRUCTURE: Above-ground gas meters, regulators, and piping 

exposed to vehicular damage must be protected in an approved manner.  

https://www.frenchcampfire.com/
https://www.frenchcampfire.com/
https://www.frenchcampfire.com/
https://www.frenchcampfire.com/
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l. TRASH ENCLOSURES AND DUMPSTERS: Dumpsters shall not be placed within 5 feet of 

combustible walls, openings, or roof eaves unless protected by automatic fire sprinklers.  

 

m. OPERATIONAL PERMITS: Operations requiring permits (e.g., high-piled storage, hot work, 

compressed gas, battery storage) must be identified on the plan submittal in accordance with 

CFC 105.  

 

n. FIRE COMMENTS IN PLAN SUBMITTALS:  

 

1. All fire-related comments must be included in a designated fire section of the Building Permit 

Plan Submittal. 

2. The Authority Having Jurisdiction (AHJ) must be listed in the submittal. 
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Please click this link to access the SJ BeWell Final Specific Plan for this project: 

 

https://www.sjgov.org/commdev/cgi-bin/cdyn.exe/file/APD%20Documents/PA-

2400484/BeWell%20Specific%20Plan%20FINAL.pdf 

 

 

https://www.sjgov.org/commdev/cgi-bin/cdyn.exe/file/APD%20Documents/PA-2400484/BeWell%20Specific%20Plan%20FINAL.pdf
https://www.sjgov.org/commdev/cgi-bin/cdyn.exe/file/APD%20Documents/PA-2400484/BeWell%20Specific%20Plan%20FINAL.pdf
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Planning Commission Staff Report 
Item # 2, July 17, 2025 

Major Subdivision No. PA-2200056 
Prepared by: Alisa Goulart 

 
PROJECT SUMMARY 

 
Applicant Information 
Property Owner:  Stonecliff Development, Inc., and Ventana Development Company, Inc.  
Project Applicant:  Dillon and Murphy 
 
Project Site Information 
Project Address:  26850 N. Lower Sacramento Road, Galt 
Project Location: At the southeast corner of N. Lower Sacramento Road and E. Liberty 

Road, Galt.  
 

Parcel Number (APNs): 
005-030-07;      
005-020-02  

Water Supply:   Public (Future) 

General Plan Designation: R/R; OS/RC; A/G Sewage Disposal:   
Private (Septic 
Systems) 

Zoning Designation:  R-R Storm Drainage:   Public (CSA29) 
Project Size:    78.76 acres 100-Year Flood:   Yes, AE (Portion) 
Parcel Size:    78.76 acres Williamson Act:   No 
Community:     Collierville Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C) 
 

 
Project Description 

 
The project is a Major Subdivision to subdivide one legal lot totaling 78.76 acres into 54 lots ranging in size 
from 1 acre to 2.5 acres, 3 small lots to be utilized for subdivision utilities, and a 4.8-acre designated 
remainder. Primary and secondary ingress/egress for the subdivision are proposed from Lower Sacramento 
Road. There is no subdivision access from Liberty Road. An interior subdivision road that will be improved 
to County standards and dedicated to the County will provide circulation.  
 
Each lot will utilize private on-site septic systems for wastewater. A public water system is required to be 
established for the subdivision, and a non-County public utility agency must be formed to provide for the 
operation, maintenance, and improvement of the water system. Public storm drain service, as well as street 
lighting, will be provided by County Service Area 29. 

 
The General Plan designation and zoning for the project site is Rural Residential. The Rural Residential 
designation provides for single-family detached residences and accessory dwelling units. Development is 
subject to a maximum density of one dwelling unit per acre. ADUs, as required by California law, are not 
subject to the density standard and one ADU per lot is permitted if services are available. 
 
The project site is located in the Rural Community of Collierville, bordered by Lower Sacramento Road to 
the west and Liberty Road to the north. State Route 99 is directly east of the site. The County line is located 
0.35 miles to the northwest. 
 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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Recommendation 
 
1. Adopt the Findings for Subdivision and the Findings for CEQA §15183 Exemption Compliance (Attachment 

E); 
 
2. Approve Major Subdivision No. PA-2200056 with the attached Conditions of Approval. (Attachment F). 
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: June 27, 2025. 
Number of Public Hearing notices: 319 
Date of Public Hearing notice mailing: June 27, 2025. 

 
Referrals and Responses 
 Early Referral Date: May 5, 2021 (pre-application) 
     February 14, 2022 (full application) 

 Negative Declaration Posting Date: 
December 23, 2022 

 Project Referral with Environmental 
Determination Date: June 1, 2022, January 26, 
2024 

 OPR State Clearinghouse #: 
      2022120630 

 

Agency Referrals 
Response 

Date - Early 
Consultation  

Public 
Hearing 

County Departments   

Assessor   

Community Development   

Building Division   

Fire Prevention Bureau   

Public Works 
6/28/2022 
11/1/2023 

 

Environmental Health 5/10/2022 8/16/2024 

Sheriff’s Office   

Surveyor   

Mosquito & Vector 
Control 

 
 

Parks and Recreation 5/6/2022  

Supervisor: District 4   

State Agencies   

Fish & Wildlife, Division:  
2 

 
 

Native American 
Heritage Commission 

 
 

Federal Agencies   

F.E.M.A.   

U.S. Fish & Wildlife   
 

Agency Referrals 
Response 

Date - Early 
Consultation  

Public 
Hearing 

Local Agencies   

Woodbridge Fire District   

North San Joaquin 
Water Conservation 

 
 

S.J.C.O.G. 5/3/2022 8/6/2024 
Airport Land Use 
Commission 

6/9/2022 
 

Galt Unified School 
District 

5/13/2022 
 

Air Pollution Control 
District 

5/30/2022 
 

C.V.R.W.Q.C.B.  9/1/2024 

Miscellaneous   

Haley Flying Service   

P.G.&E. 
5/7/2022 
9/3/2024 

 

Precissi Flying Service   

CA Tribal TANF 
Partnership 

 
 

United Auburn Indian 
Community 

5/19/2022 
 

 

CA Valley Miwok Tribe   

CA North Valley Yokuts 
Tribe 

 
 

Buena Vista Tribe 
Rancheria 

 
 

Sierra Club  9/1/2024 
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ANALYSIS 
 
Background 
 
On March 2, 2006, the Planning Commission approved Major Subdivision No. PA-0400056 to subdivide 
the lot involved in the current application into 54 lots. On March 11, 2022, PA-0400056 expired without a 
Final Map being recorded. 
 
Environmental Review 
 
Staff reviewed the 2014 Environmental Impact Report (EIR) for the County’s 2035 General Plan and 
determined the General Plan EIR had adequately analyzed the biological impacts of future development, 
including impacts to wetlands, CDD recommends a Notice of Exemption pursuant to CEQA Guidelines 
section 15183, subdivision (a), which states that, if a project is consistent with the development density 
established by existing zoning, community plan, or general plan policies for which an EIR was certified, no 
additional environmental review is required except as might be necessary to determine whether there are 
project-specific significant effects. To summarize, because the Project is consistent with the development 
density for the Rural Residential designation established by existing General Plan policies for which an EIR 
was certified on December 13, 2016, the Project is subject to the CEQA §15183 exemption. The project 
presents no project-specific significant effects that were not reviewed in the 2035 General Plan EIR. 
 
It should be noted that at the north end of the project site are a seasonal wetland and wetland swales, as 
well as an intermittent creek and perennial marsh. These sites total approximately 6 acres and were 
identified in a wetland delineation report prepared October 2018 by Moore Biological Consultants. In 
keeping with the County General Plan goals to protect wetlands, the final subdivision map will delineate 
wetland areas that will be restricted from development. 
 
If the project is approved, CDD will file a Notice of Exemption based on CEQA Guidelines section 15183(a). 
 
Subdivision Service Requirements 
 
Major Subdivision No. PA-2200056 proposes to subdivide one legal lot totaling 78.76 acres into 54 
residential lots ranging in size from 1 acre to 2.5 acres, a 4.8-acre designated remainder, and 3 small lots. 
The project site is zoned Rural Residential (R-R) and is located in the Rural Community of Collierville. Public 
services available to the subdivision are provided by Community Service Area #29 (CSA29) and include 
stormwater drainage and streetlights. There is no public water system or wastewater system currently 
available. 
 
Pursuant to Development Title Section 9-604.010, individual septic systems will be considered in areas 
zoned Rural Residential for lots smaller than 2 acres and served by a public water system and public storm 
drainage system. Therefore, in order to develop this subdivision as proposed, with lots smaller than 2 acres, 
it is necessary for the developer to provide a public water system, and a non-County public utility agency 
must be formed to provide for the operation, maintenance, and improvement of the water system. This 
combined with the existing public storm drainage system permits the creation of lots that are smaller than 
2 acres utilizing individual septic systems. 
 
Traffic Technical Memorandum 
 
Pursuant to Development Title Section 9-608.050(a)(1), a Traffic Study is required for development projects 
when project traffic is expected to exceed 50 vehicles during any hour or violate a Level of Service (LOS) 
standard established in the General Plan. A Traffic Technical Memorandum may be required in lieu of a 
Traffic Study when the development project exceeds the 50 vehicles per hour threshold, and the Director 
of Public Works deems that the existing roadway capacity and traffic operations are not expected to be 
significantly impacted as a result of the additional traffic generated by the project. For this project, a 
Technical Memorandum was prepared by Advance Group Mobility and reviewed and approved by the 
Department of Public Works. The memorandum, dated September 12, 2023, estimates the proposed 
subdivision will generate between approximately 38 to 51 peak hour trips.  
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The Traffic Technical Memorandum refers to the planned intersection improvement to convert the one-way 
stop-controlled intersection at Liberty Road/State Route 99 southbound on and off ramps to all-way stop- 
controlled intersections as an improvement that will benefit this project. The Department of Public Works 
has conditioned the project with the requirement to pay $60,480 toward this intersection improvement, as 
well as paying fair share contributions toward widening both Liberty Road and Lower Sacramento Road, 
and other improvements to Kost Road and the West and East Frontage Roads. 
 
Tribal Cultural Resources 
 
The Wilton Rancheria tribe requested to consult on the proposed project pursuant to AB52 as the project 
site is located within the tribe’s ancestral and culturally affiliated territory. The consultation resulted in 
requests from the tribe to be involved in the development prior to and at the time of ground disturbance. 
The tribe requests to be permitted to perform a Pedestrian Survey, which is a field surface survey of surface 
features, prior to any land disturbance. Additionally, the developer is to pay to have a tribal monitor from 
the Wilton Rancheria tribe onsite for all ground disturbing activities. Lastly, the tribe requests to be permitted 
to provide Cultural Awareness training to all on-site staff and crew prior to the onset of land disturbance. 
 
A request for consultation was also received from the United Auburn Indian Community (UAIC), however, 
UAIC deferred their request after the County received the request for consultation from Wilton Rancheria. 
 
Sierra Club 
 
The Community Development Department received a comment letter from the Sierra Club opposing the 
project on the grounds the site has significant wetlands on the north end that should not be developed. 
However, as discussed above, the wetland areas will be restricted from development on the Final Map.  
 
Neighbor Comments 
 
The Community Development Department received 1 letter from the owner of properties to the south. The 
letter listed concerns related to water supply, the public water system requirement, traffic, access, wetlands, 
and building in a flood plain. These issues are discussed below. 
 
Water Supply and Public Water System 
 
The letter states that the increase in water consumption will contribute to depletion of the water aquifer. 
Additionally, the letter states that there is a dearth of information on the required public water system. As a 
Condition of Approval for this subdivision, a public water system is required to be approved prior to the 
issuance of any grading or building permits. These plans for the public water system must meet the 
requirements of the California State Water Resources Control Board, the California Health and Safety Board, 
and the California Code of Regulations. The plans must include the source of the water for the system and a 
20-year supply analysis. Building permits will not be issued until the water system is approved. 
 
Traffic 
 
The letter states that the subdivision will increase local traffic volume and the existing infrastructure and 
management of road intersections north, west and south of the site is insufficient. However, a Traffic 
Memorandum reviewed possible traffic impacts resulting from development of the subdivision and concluded 
that planned improvements to the intersections at the State Route 99 on and off ramps were sufficient to 
handle the increased traffic and the developer is required to pay a fair share portion for those planned 
improvements.  
 
Access 
 
The letter states that there is inadequate secondary and emergency access. The Tentative Map proposes 
both main access and a secondary, emergency access off of N. Lower Sacramento Road, as required by 
Development Title Section 9-608.160(c). The Tentative Map has been reviewed by San Joaquin County Fire 
Prevention for compliance with fire code standards for residential development.  
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Wetlands 
 
As discussed above, the County General Plan goals include the preservation of wetlands, and as a result, 
the wetland areas will be restricted from development on the Final Map. Any work that may be required 
within the wetlands to meet the subdivision conditions must be permitted under the Clean Water Act and 
the Central Valley Water Quality Control Board.  
 
Flooding 

The letter states that the Tentative Map depicts encroachment into a seasonal flood plain. The subject area 
is located within Federal Emergency Management Agency (FEMA) Designated Flood Hazard Areas 
designated as Zone X, A and AE. The 100-year Flood Elevation will be approximately 42 feet NAVD 1988 
(National Geodetic Vertical Datum). As a result, all development within zones A and AE will be required to 
meet the standards of Development Title Section 9-703 Flood Hazards, the provisions of which are designed 
to promote the public health, safety, and general welfare, and to minimize public and private losses due to 
flood conditions in specific areas. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 
Recommendation 
 
1. Adopt the Findings for Subdivision and the Findings for CEQA §15183 Exemption Compliance (Attachment 

E); 
 

2. Approve Major Subdivision No. PA-2200056 with the attached Conditions of Approval. (Attachment F). 
 
 
Attachments: 
 
Attachment A – Tentative Map 
Attachment B – Response Letters 
Attachment C – Environmental Document 
Attachment D – Mitigation Monitoring and Reporting Program 
Attachment E – Findings for Subdivision and for CEQA §15183 Exemption Compliance 
Attachment F – Conditions of Approval 
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PA-2200056 (SU) Tentative Map 
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FINDINGS FOR SUBDIVISION 
PA-2200056 

 
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 can be made because the project site has the General Plan designation and the 

zoning of Rural Residential (R/R; R-R) which may conditionally permit a residential 
subdivision with an approved subdivision application. The subdivision’s proposed lot size 
average is 1.27 acres, which meets the General Plan minimum size for the R/R designation 
of 1 to 5 acres and meets the Development Title standard of a minimum of one (1) acre for 
the R-R zone. The proposed subdivision will also be consistent with the development 
density established by the General Plan for the R/R designation which ranges from 0.2 to 
1.0 dwelling per acre. The project site is located in the Rural Community of Collierville, a 
community for which the General Plan has no specific plan. There are no other Master Plans, 
Specific Plans, or Special Purpose Plans in the vicinity. 

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

 This finding can be made because the 78.76-acre site is of adequate size and shape to 
accommodate the proposed 54 lot subdivision, allowing parcel to meet the minimum size 
requirement to allow ample building envelopes wherein residences can be constructed; 
roadways, and other requirements of the Development Title can also be accommodated, as 
depicted on the Revised Site Plan dated November 23, 2023. The General Plan density for the 
R/R designation is a minimum of 0.2 units per acre to a maximum of 1.0 unit per acre. The 
proposed density of one (1) acre lots means the development is consistent with the General 
Plan density requirements. 

 
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 an Environmental Impact Report (EIR) was performed in 

2014 for the 2035 General Plan which concluded that some environmental impacts were less 
than significant with mitigation measures while some impacts were significant and 
unavoidable. General Plan policies and implementing actions that address biological 
diversity and ecological integrity that are relevant to this project include protecting wetlands 
by prohibiting development in existing wetland areas and implementing the San Joaquin 
County Multi-Species Habitat Conservation and Open Space Plan to mitigate biological 
impacts resulting from open space land conversion 

 
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 project will be conditioned to meet San Joaquin 
County development regulations that protect public health, safety, and welfare and ensure 
the project is not injurious to adjacent properties.  
 

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 alternative easements for access or for use 
will be provided and that these easements will be substantially equivalent to ones previously acquired 
by the public. 
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 This finding can be made because the proposed subdivision will not conflict with easements 
acquired by the public at large for access through or use of property within the proposed 
subdivision as there are no such known easements. 
 

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 the project is conditioned to be served by a public water 

system that can provide adequate domestic and fire water supply for the subdivision. As 
there is no public water system currently available, the applicant/developer is required to 
provide a public water system with a non-County maintenance entity that conforms to the 
requirements of the San Joaquin County Environmental Health Department and the 
Department of Public Works.  

 
The rural residential subdivision is permitted to utilize individual, on-site septic systems for 
wastewater disposal provided there is a public water system and public storm drain system. 
A will service letter from County Service Area #29 ensuring the provision of storm water 
service has been submitted by the applicant. Provide the applicant is able to provide the 
required public water system, wastewater disposal will take place with on-site septic 
system. 
 

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 the land to be dedicated to the County, including land 

dedication to result in a 42-foot wide right-of-way from the centerline of Liberty Road and 
from the centerline of Lower Sacramento Road, is consistent with the Development Title. 
 

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 subdivision, as designed, can make use of 

passive heating and cooling; a residence could be located on the proposed new parcels to 
face westerly, allowing the afternoon sun to passively or actively with the use of rooftop 
solar panels, heat the new homes. 
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CEQA §15183 Exemption Compliance Finding 
 
1. Substantial evidence in the record demonstrates that the Project is consistent with the 2035 San 

Joaquin County General Plan Environmental Impact Report (GP EIR) certified by Board of Supervisors 
on December 13, 2016, in accordance with the California Environmental Quality Act (CEQA) and the 
Project is consistent with the development density and intensity of the General Plan. Therefore, 
pursuant to Public Resources Code §21083.3 and CEQA Guideline §15183, no further environmental 
documentation is required. 

 
Public Resources Code § 21083.3 and its companion Guideline §15183 provide a CEQA exemption 
for projects that are consistent with a General Plan, Community Plan, or zoning ordinance where 
an EIR was prepared for such policy documents. The GP EIR expressly provides that document 
can be used to streamline “future environmental review…pursuant to Public Resources Code 
Section 21083.3 and CEQA Guidelines Section 15183.” The General Plan designates this Property 
for rural residential uses (R/R) with a density range of 0.2 to 1.0 residential units per acre. The 
County Development Title authorizes a subdivision of 54 lots of 1 acre or more in the Rural 
Residential (R-R) zone, in which the Project is located, subject to an approved Subdivision 
application. Therefore, the Project is consistent with the development density of the General Plan 
and implementing Development Title. Further, the County prepared a “§15183 CEQA Checklist” 
for the Project to determine whether there are any project-specific aspects that will result in 
significant environmental effects above and beyond those addressed in the GP EIR. That 
document determined that no such effects would occur. Accordingly, the Project qualifies for the 
§15183 exemption and a Notice of Exemption shall be filed.
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CONDITIONS OF APPROVAL 
 

 

PA-2200056 
STONECLIFF DEVELOPMENT INC. AND VENTANA DEVELOPMENT COMPANY, INC. 

DILLON AND MURPHY 
 
Major Subdivision No. PA-2200056 was approved by the Planning Commission on . The effective date 
of approval is . This tentative map approval will expire on , which is three (3) years from the effective 
date of approval, unless (1) all Conditions of Approval have been complied with and (2) a Final Map 
has been filed with and accepted by the County Surveyor. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be complied 
with prior to approval of the Final Map. 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. TENTATIVE MAP:  The Parcel Map shall substantially conform to the approved revised tentative map 
dated November 23, 2023. 
 

b. MITIGATION MONITORING AND REPORTING PROGRAM: The project shall comply with all 
required mitigations included in the General Plan 2035 EIR MMRP dated December 13, 2016. 
 

c. RIGHT TO FARM:  Pursuant to San Joaquin County Code Section 6-9004(b), the following note shall 
be placed on the Parcel Map and recorded as a separate instrument: 
 
1. 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 AND WIDTH:  The following lot size and width regulations shall apply to this map:  

 
1. The lot width of individual lots, measured at such distance back from the front lot line as is required 

for the depth of the front yard, must be equal to or greater than 105 feet with the exception of 
corner lots which must be equal to or greater than 50 feet in width. (Development Title Section 9-
203.030[a][3]) 
 

2. All parcels shall be a minimum of 1 acre in size. (Development Title Table 9-203.030) 
 

e. ROAD NAMES: All subdivision road names shall be submitted to the Community Development 
Department for approval by the Director.  Contact Rafedah Carella at 209-468-3138 for road name 
standards. (Development Title Section 9-1150.18) 
 

f. RIPARIAN HABITAT: Parallel to any waterway or wetland, a natural open space area for riparian 
habitat and waterway protection shall be maintained to provide nesting and foraging habitat and 
the protection of waterway quality. The minimum width of said open space shall be one-hundred 
(100) feet, measured from the mean high water level of the natural bank or fifty (50) feet back from 
the existing riparian habitat, whichever is greater. Water-dependent uses may be permitted in this 
buffer.  
 
1. The mean high water level and the edge of the riparian habitat parallel to the unnamed creek 

and wetland areas shall be shown on the Final/Parcel Map. The open space buffer required 
above shall be shown on the Final/Parcel Map with the following note: 
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Pursuant to Section 9-707.030 of the San Joaquin County Development Title, this 
area is designated as a natural open space for riparian habitat and waterway and 
wetland protection. No development other than water dependent uses shall be 
permitted in this space. 

 
g. NATURAL RESOURCES / TREE PRESERVATION: Future development on the parcel(s) shall be 

consistent with the requirements of the County's Tree Preservation Ordinance (Development Title 
Section 9-400.080). The following note shall be placed on the Final/Parcel Map and also shall be 
recorded as a separate instrument: 
 
1. The removal of a Native Oak Tree, Heritage Oak Tree, or Historical Tree shall require an 

approved Improvement Plan application. Replacement of any tree removed under 
Development Title Section 9-400-080 shall be as specified in Section 9-400-080. 

 
h. CULTURAL RESOURCES: If, in the course of development, prehistoric or historic-period materials 

are encountered, all work in the vicinity of the find shall halt until and archaeologist can evaluate the 
materials and make recommendations for further action. If human remains are encountered, all work 
shall halt in the vicinity and the County Coroner shall be notified immediately. At the same time, a 
qualified archaeologist shall be contacted to evaluation the finds. If human burials are found to be of 
native American origin, steps shall be taken pursuant to Section 15064.5(e) of Guidelines for California 
Environmental Quality Act. 

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

 
1. Trees are required as specified in Section 9-402.050 of the Development Title and shall be planted 

prior to the finalizing of the building permit(s). 
 

j. NOISE ATTENUATION WALL: The following measures shall be used to reduce transportation noise: 
 
1. A six-foot noise attenuation wall made of concrete or masonry block is required along the western 

property line of Lots 1 and 35 respecting the right-of-way of Lower Sacramento Road. The wall 
shall be included in the building permit site plan. (Per Bollard & Brennan, Inc., Noise Study 
conducted on April 24, 2004) 

 
k. DEVELOPMENT REQUIREMENT: The following development requirements apply and shall be 

shown on the Parcel Map: 
 

1. Prior to any grant of approval for a development project or issuance of a building permit on the 
"Designated Remainder," services shall be provided in accordance with Division 11: 
Infrastructure Standards and Requirements. (Development Title Section 9-606060[b]) 

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

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

Specifications of the County of San Joaquin. All improvement plans and specifications shall include 
grading plan for each individual lot. The improvement plans and specifications are subject to plan 
check, field inspection fees and must be approved by the County of San Joaquin Department of 
Public Works prior to approval of the Final Map. (Development Title Section 9-802.02[c], Section 
9-505, Section 9-600 and R-92-814) 
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b. If improvements referred to herein are not completed prior to approval of the Final Map, the 
subdivider shall execute an agreement with the County of San Joaquin ensuring the completion of 
improvements within one (1) year after approval of the Final Map. (Development Title Section 9-
600.020[j]) 
 

c. If improvements are partially or fully completed prior to approval of the Final Map, the subdivider 
shall execute an agreement with the County of San Joaquin to warranty the public improvements 
offered for acceptance by the County for one (1) year after acceptance by the Board of Supervisors. 
 

d. Dedication to result in a 42-foot-wide right-of-way from the centerline of Liberty Road to the property 
line shall be required on the Final Map. Liberty Road shall be improved to County standards for an 
84-foot-wide right-of-way Rural Arterial/Expressway road. (Development Title Section 9-
608.060(a)(2)) 
 

e. Dedication to result in a 42-foo- wide right-of-way from the centerline of Lower Sacramento Road 
to the property line shall be required on the Final Map. Lower Sacramento Road shall be improved 
to County standards for an 84-foot-wide right-of-way Rural Arterial/Expressway road. 
(Development Title Section 9-608.060(a)(2)) 
 

f. All roads within the subdivision shall be dedicated on the Final Map and improved to County 
Standards for a 50-foot right-of-way Rural Residential street. (Development Title Sections 9-
501.070, 9-608.010[c][4] and 9-608.060[a][2]) 
 

g. Access rights shall be dedicated and restricted for lots 19-30 along the frontage of Liberty Road on 
the Final Map. (Development Title Section 9-608.060) 
 

h. Access rights shall be dedicated and restricted for lots 1, 34 and 35 along the frontage of Lower 
Sacramento Road on the Final Map. (Development Title Section 9-608.060) 
 

i. Terminal drainage is required for the entire subdivision (including lots). A community detention pond 
shall be provided in accordance with the County standards and provide adequate drainage for the 
entire subdivision, including the lots. Hydrologic and hydraulic analyses shall be provided and 
demonstrate that all property, both downstream and upstream of the discharge, will not be subject 
to a higher flood level as a result of the proposed drainage. The storm drainage system, including 
the basin and all storm drainage appurtenances, shall be included on the improvement plans. 
(Development Title Section 9-606.010) 
 

j. It is the responsibility of the applicant to obtain all required regulatory permits for all work within the 
unnamed channel. 
 

k. The project shall be served by a public water system conforming to the requirements of the San 
Joaquin County Environmental Health Department and the Department of Public Works. The 
system shall provide adequate domestic and fire water supply in conformance with the 
requirements of the County Fire Warden and the local Fire District. The water system design, 
including all required wells and any necessary treatment systems, shall be included on the 
improvement plans. (Development Title Section 9-602.010) 
 

l. Street lighting shall be provided for the proposed subdivision at intersections in accordance with 
San Joaquin County’s Improvement Standards. (Development Title Section 9-608.120) 
 

m. Annexation into County Service Area 29 for storm drainage and street lighting services shall be 
required prior to approval of the Final Map. 
 

n. The subdivider shall agree to pay user fees for CSA 29 services (storm drainage and street lighting) 
from the time improvements are accepted by the County until the lots are placed on the County tax 
rolls. 
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o. A Community Services District or other non-County public utility agency shall be formed prior to 
approval of the Final Map to provide for the operation, maintenance, and improvement of the water 
system. (General Plan Policy IS-2.6) 
 

p. Water meters shall be installed on all water services. (Board of Supervisors Order B-91-650) 
 

q. An Offer of Dedication of groundwater rights is required on the Final Map. 
 

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

s. A Preliminary Soils Report is required in accordance with the County Standards for the purpose of 
determining the R-Value for the design of the roads.  (Development Title Section 9-505.020) 
 

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

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

v. The developer shall obtain all necessary permits from the San Joaquin Valley Air Pollution Control 
District for operation of stand-by generators in conjunction with water well facilities. 
 

w. The applicant and/or future property owners shall keep the unnamed creek free of all obstacles that 
impede the flow of water. Any alteration to the ditches will required a Watercourse Encroachment 
permit from the Department of Public Works. 
 

x. For future development of “Designated Remainder”, services shall be provided in accordance with 
the adopted County Development policies for “Division 11: Infrastructure Standards and 
Requirements” of the San Joaquin County Development Title and shall be noticed by a statement 
on the Final Map. (Development Title Section 9-606.060[b]) 
 

y. The applicant/developer shall pay a fair share contribution for the improvements of the following 
intersections prior to recording the Final Map: 
 
1. $27,231 for the improvements to Liberty Road and Lower Sacramento Road. 

 
2. $5,147 for the improvements to Kost Road and Lower Sacramento Road. 

 
3. $60,480 for the improvements to Liberty Road and West Frontage Road. 

 
4. $31,600 for the improvements to Liberty Road and East Frontage Road. 
 

z. This project is a 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 2021 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 2021 SWQCCP. 
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3. Trash: A registered professional engineer shall design the site to comply with the trash 
control requirements outlined in the County’s 2023 SWQCCP. 

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

Joaquin County for post-construction maintenance of stormwater quality facilities. 
 

bb. 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. 
 

cc. 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 for file. Contact the SWRCB at (916) 341-5537 
for further information. 
 

dd. Prior to release of building permits all new construction and the substantial improvement of 
any structure or tanks in the area of special flood hazard shall be elevated or floodproofed in 
accordance to San Joaquin County Ordinance Code Section 9-1605.12(a), (b), and (c). Plans 
and calculations shall be submitted and approved by the Public Works Department – Water 
Resources Division (209-468-9360). 
 

Informational Notes: 
 

i. 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 one (1) or more 
acres of soil or whose projects disturb less than one (1) acre of soil and is not part of a larger 
plan of development, are required to obtain coverage under the current General Permit for 
Discharges of Storm Water Associated with Construction Activity. Construction activity subject 
to this permit includes clearing, grading and disturbances to the ground such as stockpiling, or 
excavation, but does not include regular maintenance activities performed to restore the 
original line, grade, or capacity of the facility. 

 
3. 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 of 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. The report shall be submitted to the 
Environmental Health Department at time of submittal of a tentative map. (San Joaquin County 
Development Title, Section 9-905.12)  
 
NOTE: The Environmental Health Department received a surface and subsurface contamination 
report (Service Request #SR0085053) dated March 23, 2022, that has been approved. 
 

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. The studies must be approved by the Environmental Health Department prior to 
recordation of final map. (San Joaquin County Development Title, Section 9-1105.2(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. 
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NOTE: The Environmental Health Department received and reviewed a soil suitability nitrate 
loading study dated April 13, 2020 (Service Request# SR0081892) and has been Conditionally 
approved. Prior to issuance of building permit(s), an addendum shall be submitted to the 
Environmental Health Department and approved by the Environmental Health Department. Be 
advised that any additional time required to review the addendum will be billed at current schedule 
rate. A sewage disposal area as indicated by the soil suitability study and/or percolation tests must 
be shown for each parcel on the final subdivision improvement plans (San Joaquin County 
Development Title, Section 9-1105.2). 
 

c. 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 9-1120.2) 
 

d. Any Submit a Small Public Water System preliminary technical report to the California State Water 
Resources Control Board, Division of Drinking Water (Water Board) prior to issuance of building 
permits and at least six months before initiating construction of any water related improvement, as 
defined. The issuance of a permit to operate a small public water system by the local primacy 
agency, EHD, is prohibited without the concurrence of the Water Board. Please contact Gena 
Farley at Gena.Farley@waterboards.ca.gov or 209-948-7488 with the SWRCB Division of Drinking 
Water concerning the requirements for preliminary technical report submittal prior to issuance of 
building permits. 

If the Water Board determines that an onsite well shall be used as the potable water source, a 
permit application to operate Small Public Water System shall be submitted to the EHD for approval 
prior to issuance of building permits. To issue a permit to operate, concurrence from the Water 
Board is required. A yearly permit to operate a public water system will be required by the 
Environmental Health Department prior to sign off of the certificate of final occupancy (San Joaquin 
County Development Title, Section 9-602.010 and 9-601.030.). 

The supplier must possess adequate financial, managerial, and technical capability to assure 
delivery of pure, wholesome, and potable drinking water in accordance with San Joaquin County 
Development Title, Sections 9-602.010 and 9-601.030 and C.C.R., Title 22, and Health and Safety 
Code, Section 116525 116570. 

e. Construction of an individual sewage disposal system(s) under permit and inspection by the 
Environmental Health Department is required at the time of development (San Joaquin County 
Development Title, Section 9-1110.3 & 9-1110.4).  

f. Designated Remainder: The designated remainder parcel is non-buildable for living structures until 
the Environmental Health Department receives and approves a Soil Suitability and Nitrate Loading 
Study showing the remainder parcel is suitable for septic system usage including a percolation test 
(San Joaquin County Development Title, Section 9-1105.11(b)). 

g. Destroy any abandoned well(s) under permit and inspection by the Environmental Health 
Department as required by San Joaquin County Development Title, Section 9-1115.5(e). 

h. 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 9-1115.3). 

i. Any geotechnical drilling shall be conducted under permit and inspection by The Environmental 
Health Department (San Joaquin County Development Title, Section 9-1115.3 and 9-1115.6). 

j. In areas zoned Rural Residential, where parcels one (1) acre or more in size suitability of an area 
for septic tank usage will be considered if served by a public water system and public storm 
drainage system (San Joaquin County Development Title, Section 9-1105.2 (d)(6)). 

 
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). The applicant must provide a Certificate of Payment prior to issuance of 
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any grading or building permits. 
 
5. SAN JOAQUIN COUNTY DEPARTMENT OF PARKS AND RECREATION (Contact: [209] 953-8800) 
 

a. The San Joaquin County Department of Parks and Recreation will require the payment of fee in-
lieu of land dedication as a condition of the project. Based on the information provided in 
Development Title Section 9-1230, et al, the fee is $15,260.61. 

 
6. WILTON RANCHERIA (Contact: [916] 683-6000 x. 2023) 
 

a. The developer shall coordinate with representatives from Wilton Rancheria to allow for the following 
measures: 
 
1. Wilton Rancheria is to be allowed to perform a Pedestrian Survey, either with or without an 

archaeologist, prior to the start of construction. 
 

2. Wilton Rancheria is to be allowed to perform Cultural Awareness training to all on-site staff and 
crew of the developer prior to the start of construction or ground disturbing activities. 
 

3. Wilton Rancheria is to be allowed to have a Tribal Monitor on site for all ground disturbing 
activities associated with the project, compensated by the developer. 
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