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Planning Commission Staff Report 
Item # 1, March 5, 2026 

Use Permit Modification No. PA-2200053 
Prepared by: Giuseppe Sanfilippo 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Manteca Sportsmen Inc. 
Project Applicant:  San Joaquin County  
 
Project Site Information 
Project Address:  30261 South Airport Way, Manteca 
Project Location: On the north side of South Airport Way, 0.5 miles east of Kasson Road, 

Manteca 
 
Parcel Number (APN): 241-370-07 Water Supply: Private (None) 
General Plan Designation: A/G Sewage Disposal: Private (None) 
Zoning Designation: AG-40 Storm Drainage: Private (None) 

Project Size: 0.92-acres 100-Year Flood: Yes (AE) 

Parcel Size: 12.55-acres Williamson Act: No 

Community: None Supervisorial District: 5 
 
Environmental Review Information 
CEQA Determination: Categorical Exemption Section 15321 Class 21 (Attachment E 

Environmental Document)  
 

 
Project Description 
 
This project is a Modification to Use Permit No. UP-3009 that established the Manteca Sportsmen Club to 
add two Conditions of Approval to ensure that the gun range and related activities do not pose a danger to 
attendees and the public. These conditions include: 
 

• A requirement for the installation of safety canopies to prevent projectiles from going over the levee at 
each rifle range shooting bench. 
 

• A requirement for a certified range master to be on site during all hours of operation.  
 
Recommendation 
 
1. Adopt Finding Nos. 2, 3, and 6 for Modification of Use Permit (Attachment C), and 

 
2. Approve Modification No. PA-2200053 to Use Permit No. UP-3009 with the revised Conditions of Approval 

(Attachment I) Nos. 1.d and 1.e. 
  

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

 



   

 

Planning Commission Staff Report, PA-2200053 (MISC) 2 
 

This page intentionally left blank. 
  



   

 

Planning Commission Staff Report, PA-2200053 (MISC) 3 
 

NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: January 16, 2026. 
Number of Public Hearing notices: 324 
Date of Public Hearing notice mailing: January 16, 2026. 
 
Referrals and Responses 

• Project Referral with Environmental 
Determination Date: March 28, 2022 

Project Re-Referral with Environmental 

Determination Date: March 6, 2025 

 

Agency Referrals 
Response 

Date - 
Referral 

Response 
Date-Re 
Referral 

 
Agency Referrals 

Response 
Date - 

Referral 

Response 
Date-Re 
Referral 

County Departments   Local Agencies   

Ag Commissioner   2064 River Junction 
Reclamation District 

  

Assessor   Lathrop-Manteca Fire 
District 

  

Community 
Development 

  
Mosquito Abatement 

  

Building Division   S.J.C.O.G.   

Fire Prevention 
Bureau 

  
San Joaquin Farm Bureau 

  

Public Works  3/7/2025 San Joaquin Air Pollution 
Control District 

  

Environmental Health  
3/10/2025 Manteca Unified School 

District 
 

  

General Services      

Sheriff Office      

Board of Supervisors, 
District 5 

  
 

  

State Agencies   Miscellaneous   

A.B.C.   A.T.&T.   

Department of 
Transportation 

  
B.I.A. 

  

District 10   Builders Exchange   

Division of 
Aeronautics 

  
Haley Flying Service 

  

C.H.P.   P.G.&E.  4/4/2025 

C.R.W.Q.C.B.   Precissi Flying Service   

Fish & Wildlife, Division: 
2 

  
Sierra Club 

  

CA Native American 
Heritage Commission 

 
 United Auburn Indian 

Community 
  

CA Tribal TANF 
Partnership 

 
 

CA Valley Miwok Tribe 
  

Federal Agencies   North Valley Yokuts Tribe   

F.A.A.   Buena Vista Rancheria   

F.E.M.A.   Farm Bureau   
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ANALYSIS 
 
Background 
 
On August 6, 1964, the Planning Commission approved Use Permit No. 3009 for a shooting range on the 
subject property subject to Conditions of Approval (Attachment E.). Condition of Approval No.1 stated that: 
 

The permitted use shall not at any time develop into a nuisance, as herein defined. If, in the opinion of 
the Planning Commission or Board of Supervisors, any County Ordinance or State Law or regulations 
or conditions attached hereto are being violated in connection with the operation of this use, that they 
retain the power to revoke or modify this permit. For the Purposes of this use permit, a nuisance is 
defined as follows: 

 
“Nuisance is defined as anything resulting from unreasonable or unlawful practices or from neglect 
which is, or tends to be, injurious to health, safety, or public welfare, or is unsightly or offensive to 
the senses so as to interfere with the comfortable enjoyment of life or property in the neighborhood 
area, as such neighborhood area is defined by the Planning Commission.” 

 
In February 2022, a San Joaquin County Sheriff’s Office (Sheriff’s Office) investigated a complaint that stray 
bullets were landing on properties near the Manteca Sportsmen Inc.’s club property (APN: 241-370-07). A 
follow-up investigation by the Sheriff’s Office confirmed that bullets from rifles fired at the Manteca 
Sportsmen Inc.’s shooting range were landing outside of the shooting range property causing a safety 
hazard to the public. Bullets were found up to 1-mile north of the shooting range on APN: 241-180-16, which 
is a site owned and operated by the San Joaquin County Office of Education (SJCOE). This site contains 
two educational facilities: a regional center for STEM and environmental exploration (Durham Ferry Outdoor 
Education Center) and a charter school (Historic Durham Ferry Academy). 
 
Compliance Agreement 
 
As a result of Sheriff’s Office investigation, the Community Development Department determined that the 
shooting range operations were in violation of Use Permit No. 3009, Condition of Approval No. 1, because 
the shooting range had developed into a nuisance by neglecting to maintain all shooting range activities 
on-site and therefore creating a situation that could be injurious to health, safety, and public welfare. In 
order to ensure public safety, the Community Development Department and the Manteca Sportsmen Inc. 
entered into a Compliance Agreement (Attachment F) on March 9, 2022. The Compliance Agreement 
dictated that Manteca Sportsmen Inc. must:  
 

• Immediately stop the outdoor use of certain types of rifles on the firing range that are more likely to 
result in bullets leaving the property;  

• Staff the range with a certified rangemaster during all shooting activities to ensure shooters are 
operating at their shooting stations safely.  

• Submit engineered plans for physical improvement that will prevent bullets from leaving the subject 
property; and  

• Make changes to the shooting range operations to ensure the approved use of the property will not 
be detrimental to the public health or safety, or be a public nuisance, in addition to other terms.  
 

In return, the Compliance Agreement also stated that the County will stay enforcement action during the 
term of the agreement, provided operations do not create an imminent threat to public health, safety, or 
welfare. Although the original Compliance Agreement was in effect only for a 1-year period and the most 
current addendum expired February 1, 2025, Manteca Sportsmen Inc. has remained in compliance by not 
operating the rifle range until all safety concerns are resolved. Other elements of the facility are still in 
operation and not subject to complaints or enforcement actions. 
 
In addition to the Compliance Agreement, the Community Development Department also opened Code 
Enforcement Case No. EN-2300651 for tracking purposes while the case remains active and until a long-
term solution has been approved. 
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Modification/Revocation 
 
Pursuant to Development Title Section 9-802.130 Modification or Revocation, any permit granted under the 
Development Title may be revoked or modified if any of the conditions or terms of the permit are violated 
or if any law or regulation is violated. Additionally, as noted above, the Conditions of Approval for UP-3009 
allow the Planning Commission to revoke or modify the permit if it were to become a nuisance. On March 
17, 2022, Community Development Department staff requested that the Planning Commission formally 
proceed with the revocation or modification process to address the public safety concerns confirmed by the 
Sheriff’s Office. In response, the Planning Commission directed staff to work with the Manteca Sportsmen 
Club and the Sheriff’s Office to bring back proposed modifications to the Conditions of Approval to integrate 
physical and operational requirements to ensure that shooting range operations and related activities on 
the property do not pose a danger to the public, including attendees and staff of the nearby SJCOE facilities. 
 
Proposed Conditions of Approval 
 
On April 22, 2025, the Community Development Department met with the Sheriff’s Office and Manteca 
Sportsmen Inc. to discuss necessary modifications to Use Permit No. 3009 to address safety concerns. As a 
result of this meeting, CDD staff developed the following recommended Conditions of Approval (Attachment 
I): 
 

1.d Safety canopies shall be required to prevent projectiles from going over the levee at each rifle range 
shooting bench. 

 
1.e.  A certified range master shall be on site during all hours of operation.  

 
 

 
Safety Canopy Review 
 
In order to ensure that the proposed Conditions of Approval would address the safety concerns, the applicant 
submitted Building Permit No. COM-BP-2500328 with details regarding the proposed safety canopies. On 
July 18, 2025, staff from the Sheriff’s Office conducted an on-site evaluation of a related mock-up of the 
proposed safety canopies prepared by Manteca Sportsmen Inc. The Deputy Building Official and Senior 
Planner assigned to the project were also present during this evaluation. A sniper for the Sheriff’s Office 
determined that the safety canopy mock-up was insufficient but could be modified to prevent projectiles from 
going over the levee. The sniper recommended adding an 8.5-inch ballistic block at the shooting bench 
running the full width of the safety canopy and raising the safety canopy 2 inches from the rear.  
 
In addition to the Sheriff’s Office review of the proposed safety canopies, the Community Development 
Department directed Manteca Sportsmen Inc. to obtain confirmation from a ballistics expert that the safety 
canopies, with the modified proposal, would provide sufficient protection to the public by maintaining all 
bullets on the shooting range property. On December 30, 2025, the applicant submitted a letter from Gene 
Whisenand, owner of Trident Firearms Academy and a private investigator with experience providing expert 
witness testimony pertaining to ballistics in criminal cases. The letter stated that the use of AR 400 steel in 
the construction of the safety canopies would prevent the projectiles from leaving the shooting range site 
and flying over the levee. On January 5, 2026, the Sheriff’s Office sent an e-mail stating that they had 
reviewed the letter and had no issues with the conclusions or the credentials of Mr. Whisenand. 
 
As a result, the Deputy Building Official determined that Building Permit No. COM-BP-2500328 must reflect 
the proposed modifications to the safety canopies prior to approval of the plans. This requirement has also 
been incorporated into the proposed modified Conditions of Approval (1.f.1.a. & b.). 
 
Upon finalizing the proposed modified Conditions of Approval, the project was scheduled for a public 
hearing at the Planning Commission on February 5, 2026. On January 29, 2026, the San Joaquin County 
Office of Education submitted an email requesting continuance of the item in order to procure the services 
of their own ballistics expert to review the the design of the proposed safety canopies and conclusions of 
the Manteca Sportsmen Inc.’s ballistics expert. At the meeting, representatives for both Manteca Sportsmen 
Inc. and San Joaquin County Office of Education spoke regarding the continuance request. The 
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representative for Manteca Sportsmen Inc. requested that the Planning Commission keep the item on 
schedule, while the representatives for the San Joaquin County Office of Education requested a 
continuance to the March 5, 2026, Planning Commission meeting. The Planning Commission approved the 
request for continuance and the motion passed 4-1. 
 
Findings 
 
Pursuant to Development Title Section 9-802.130(d), the original decision-maker must make any one of six 
possible findings in order to modify or revoke a land use permit. The Community Development Department 
recommends that Findings Nos. 2, 3, and 6 can be made in the affirmative, as discussed below and in 
Attachment C. 
 

2.  One or more of the conditions upon which such development approval was granted have 
been violated 

 
This finding can be made as the project is in violation of the following condition: “The 
permitted use shall not at any time develop into a nuisance” by creating a safety concern. The 
Sheriff’s Department opened an investigation regarding bullets going over the levee and 
landing on properties up to 1-milefrom the range. 

 
3.  The use or facility for which the development approval was granted is so conducted or 

maintained as to be detrimental to the public health or safety, or as to be a public nuisance of the 
conditions upon which such development approval was granted have been violated. 

 
This finding can be made because bullets leaving the site and landing on parcels up to one-
mile from the facility is potentially detrimental to public health and safety. 

 
6.  There is or has been a violation of or failure to observe the terms or conditions of the permit 

or approval, or the use has been conducted in violation of the provisions of this Title or any other 
applicable law or regulation. 

 
This finding can be made as the project is in violation of the following condition: “The 
permitted use shall not at any time develop into a nuisance”. 

  
CEQA Exemption 
 
This application is for a modification to the Conditions of Approval for a shooting range to ensure that the 
facility is operated in a manner that is not a nuisance injurious to the health, safety, and public welfare. 
Pursuant to CEQA Guidelines Section 15321 Class 21, a project is exempt from CEQA if the activity is an 
enforcement action by a regulatory agency. Specifically, actions to enforce a land use entitlement or the 
standards administered and adopted by the regulatory agency are included under this exemption. 
Additionally, here it can be seen with certainty that there is no possibility that the activity in question may 
have a significant effect on the environment, the activity is not subject to CEQA. The Community 
Development Department has determined that the proposed modifications to the Conditions of Approval to 
address a violation of the approved land use permit will not cause a significant impact on the environment. 
Therefore, the project is exempt from CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 
1. Adopt Finding No. 2, 3, and 6 for Modification of Use Permit (Attachment C), and 

 
2. Approve Modification No. PA-2200053 to Use Permit No. UP-3009 with the revised Conditions of Approval 

(Attachment J) Nos.1.d  and 1.e. 
 

Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Findings for Modification 
Attachment D – Environmental Determination 
Attachment E – Previously Approved Conditions of Approval 
Attachment F – Compliance Agreement 
Attachment G – Rifle Range Safety Canopy 
Attachment H – Operational Procedures 
Attachment I – Ballistics Expert Correspondence 
Attachment J—Conditions of Approval 
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Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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Community Development Department 
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FINDINGS FOR MODIFICATION 
 

Pursuant to Development Title Section 9-802.130(d), a permit may be modified or revoked by the 
original decision-maker under any one of the following findings after a duly-noticed public hearing. 
Findings Nos. 2, 3, and 6 can be made in the affirmative. 

 

1. The approval was obtained by means of fraud or misrepresentation of a material fact: 
 

This finding cannot be made. The property owner met all prerequisites of the Use 
Permit application and obtained approval from the Planning Commission. There 
is no evidence or allegation that the approval was obtained or extended by fraud. 

 
2. One or more of the conditions upon which such development approval was granted have been 

violated 
 

This finding can be made as the project is in violation of the following condition: 
“The permitted use shall not at any time develop into a nuisance” 

 
3. The use or facility for which the development approval was granted is so conducted or maintained 

as to be detrimental to the public health or safety, or as to be a public nuisance of the conditions 
upon which such development approval was granted have been violated. 

 
 This finding can be made because bullets leaving the site and landing on parcels 

up to one-mile from the facility is potentially detrimental to public health and 
safety. 

 
4. The use, building, or structure have been substantially expanded beyond what is set forth in the 

original permit, thereby causing substantial adverse impacts to the surrounding neighborhood. 
 

 This finding cannot be made. The facility occupies substantially the same 
footprint as is included in the approval, and has been recognized historically. 

 
5. The use in question has ceased to exist or has been suspended for one year or more. 

 
 This finding cannot be made. The facility has been consistently in operation and 

has not ceased to operate for a period of one year or more. 
 

6. There is or has been a violation of or failure to observe the terms or conditions of the permit or 
approval, or the use has been conducted in violation of the provisions of this Title or any other 
applicable law or regulation. 

 
 This finding can be made as the project is in violation of the following condition: 

“The permitted use shall not at any time develop into a nuisance” 
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CONDITIONS OF APPROVAL 
PA-2200053 

Manteca Sportsmen, Inc. / San Joaquin County  
 
Modification No. PA-2200053 of Use Permit UP-3009 was approved by the Planning Commission on 
January 15, 2025. The effective date of approval is January 25th, 2025. This approval will expire on 
January 15, 2028, which is thirty-six (36) months from the effective date of approval, unless (1) all 
Conditions of Approval have been complied with, (2) all necessary building permits have been 
issued and remain in force, and (3) all necessary permits from other agencies have been issued and 
remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 

 
a. The permitted use shall not at any time develop into a nuisance, as herein defined. If, in the opinion 

of the Planning Commission or Board of Supervisors, any County Ordinance or State Law or 
conditions attached hereto are being violated in connection with the operation of this use, that they 
retain the power to revoke or modify this permit. For the purposes of this use permit, an nuisance 
is defined as follows: 
 

“Nuisance is defined as anything resulting from unreasonable or unlawful practices or from 
neglect which is, or tends to be injurious to health, safety, or public welfare, or is unsightly 
or offensive to the senses so as to interfere with the comfortable enjoyment of life or 
property in the neighborhood area, as such neighborhood area as defined by the Planning 
Commission” 
 

b. The attached Plot Plan is hereby made a permanent part of this approved use permit and shall be 
identified as “EXHIBIT A”, and all construction, reconstruction, moving, remodeling, or other 
structural alterations shall be made in conformity therewith. Any variation from said Plot Plan shall 
be first approved by the Planning Department or Commission. 

 
c. This use permit is granted under the condition that said permit not be transferred within a 90-day 

period after the date of approval. 
 

d. Safety canopies shall be required to prevent projectiles from going over the levee at each rifle range 
shooting bench as depicted on the site plan dated February 21, 2025. 

 
e. A certified range master shall be on site during all hours of operation. 
 
f. 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]) 

 
g.  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: 
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1. The building plans for the safety canopies shall incorporate the design modifications identified 
by the Sheriff’s Department as discussed during the July 18, 2025, site visit. 
 

a. Raise the rear of the safety canopy two inches 
 

b. Incorporate an 8.5-inch ballistic bench the entire width of the safety canopy. 
 

2. ENVIRONMENTAL HEALTH DEPARTMENT: (Contact: [209] 468-3420) 
 
1. Submit a Water Provision Declaration form to the Environmental Health Department for review. 

 
2. Any existing wells or septic systems to be abandoned shall be destroyed under permit and 

inspection by the EHD (San Joaquin County Development Title, Section 9-605.010 & 9-601.020). 
 

3. 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). 

 
4. 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. 
 

a. 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.) 
 

b. 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.) 

 
c. 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. 

 
d. 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. 
 

e. 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 
 

f. 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 


