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Planning Commission Staff Report 
Item # 1, October 1, 2026 

Text Amendment PA-2600302  
Prepared by: Henna Khan 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  San Joaquin County Community Development Department 
 
Project Site Information 
Project Location: Countywide 
Supervisorial District:               All  
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment A, Environmental Review) 
 

 
Project Description 
 
This project is a Development Title Text Amendment to update tables and text within Series 200, 400, 500, 
600, 800, and 900 including: 
 

• Pre-application review for General Plan amendments and Zone Reclassifications 

• Ancillary storage for the Trucks Services - Parking use type 

• Water, wastewater, and storm drainage service for areas outside of urban communities 

• Farm Employee Housing consistency with the underlying General Plan designation 

• Utility-scale Solar Energy System requirements  

• Various other typos, errors, and omissions. 
 
Recommendation 
 
1. Find that the proposed project is exempt as a “common sense” exemption under the California Code 

of Regulations, Title 14, Chapter 3, Section 15061(b)(3) of the California Environmental Quality Act 
Guidelines because the project proposes minor updates to the Development Title and would not have 
the potential to cause a significant physical effect on the environment (Attachment A, Environmental 
Review); 
 

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

3. Forward to the Board of Supervisors with a recommendation to approve Development Title Text 
Amendment No. PA-2600302 (Attachment C, Draft Ordinance). 

 
 

  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: August 28, 2026. 
Number of Public Hearing notices: 21 
Date of Public Hearing notice mailing: September 15, 2026. 
 
Referrals and Responses 
 

Agency Referrals 
Response 

Date - 
Referral 

County 
Departments 

 

Ag Commissioner  

Assessor  

Community 
Development 

 

Building Division  

Fire Prevention 
Bureau 

 

  Code  
  Enforcement 

 

Public Works  

Environmental 
Health 

August 18, 
2026 

Sheriff Office  

Federal Agencies  

US Dept of the 
Interior Fish and 
Wildlife 

 

F.E.M.A.  

 
 

Agency Referrals 
Response Date - 

Referral 

Local Agencies  

Administrators Office  

City of Escalon  

City of Galt  

City of Lathrop  

City of Lodi  

City of Manteca  

City of Mountain House  

City of Oakdale  

City of Ripon  

City of Riverbank  

City of Stockton  

City of Tracy  

County Counsel  

Mosquito & Vector Control  

S.J.C.O.G.  

San Joaquin Farm Bureau August 26, 2026 

San Joaquin Air Pollution Control 
District 

 

Miscellaneous  

P.G.&E. August 27, 2026 

Sierra Club  

CA Native American Heritage 
Commission 

 

CA Tribal TANF Partnership  

California Valley Miwok Tribe June 26, 2026 

North Valley Yokuts Tribe  

United Auburn Indian Community  
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ANALYSIS 
 
Background 
 
On November 29, 2022, the Board of Supervisors adopted a comprehensive update to the Development 
Title (Title 9), which became effective on December 29, 2022. Since that time, staff has identified a number 
of items throughout the document that affect the ability to implement the 2022 Development Title and the 
intent of departmental policies and practices. As such, this Development Title Text Amendment is intended 
to serve as a fifth general cleanup. 
 
Development Title Text Amendment 
 
The proposed Development Title Text Amendments include revisions to text and tables to correct various 
typographical errors, formatting issues, omitted information, and incorrect references or application types, 
as well as the changes summarized below. 
 
Series 200: Base Zones 
 
Use Tables  
 
This amendment is intended to provide clarification and clear direction throughout the use tables organized 
by zone, including:  
 

• Use Type titles 

• Permitted and unpermitted uses 

• Level of review for permitted uses 

• Additional Regulation and Notes 
 
Additionally, Use Type titles have been simplified for consistency with other formatting, as follows: 
 

• Old:  

→ Animal Care, Sales, and Services  

→ Boarding and Breeding 

→ Large 

→ Small 

 

• New: 

→ Animal Care, Sales, and Services  

→ Boarding and Breeding, Large 

→ Boarding and Breeding, Small 

 
These changes in Use Type titles are also included in Series 900: General Terms for consistency. 
 
The amendment also identifies where some Use Types, such as Offices, may be permitted and the level of 
review for these uses, as the land use tables were inadvertently left incomplete.  
 
Series 400: Additional Uses and Development Regulations 
 
This amendment proposes the following changes: 
 

• Farm Employee Housing – Clarification added that Farm Employee Housing must be consistent 
with the underlying General Plan Designation pursuant to General Plan LU-7.8, which states that 
the County shall allow the development of farm employee housing and farm labor camps in all 
areas designated General Agriculture (A/G), Agriculture Industrial (A/I), Limited Agriculture (A/L), 
and Agriculture-Urban Reserve (A/UR) where there is a demonstrated need for such housing.  
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• Utility-scale Solar Energy Systems – Clarification added regarding applicability of the Farmland 
Protection subsection, updated and simplified fencing and landscaping requirements, and the 
addition of screening requirements if deemed necessary by the Zoning Administrator.  
 

• Wireless Telecommunication Facilities – Clarification added regarding the level of review required 
and approval body for Type 3 applications.   

 
Series 500: Subdivision Regulations 
 
Lot Line Adjustment 
 
While changes to the Lot Line Adjustment requirements were initially proposed, these have been removed 
to allow staff additional time to review and consider stakeholder comments. 
 
Time Extensions 
 
Series 500 is focused on subdivision requirements but currently contains time extension requirements for 
both subdivision and non-subdivision development applications that contradict regulations contained in 
Series 800: Administration and Permits. As such, the regulations pertaining to non-subdivision time 
extension applications are proposed to be removed from Series 500 to eliminate confusion. Subsequently, 
related time extension regulations included in Series 800 have been updated to clarify that they do not 
apply to subdivision approvals. 
 
Series 600: Infrastructure Standards and Service Financing 
 
Water, Wastewater, and Storm Drainage 
 
In response to issues with real-world application of current infrastructure standards, the Community 
Development Department, Department of Public Works, and Environmental Health Department have 
proposed updates to the standards for water, wastewater, and storm drainage service. The updates allow 
exceptions to public services for developments located outside urban communities on properties already 
zoned Freeway Service Commercial or Commercial Recreation. 
 
Series 800: Administration and Permits 
 
Pre-Application Review 
 
This amendment proposes to add a required Pre-Application Review for all General Plan Amendments and 
Zone Reclassification applications for consistency with General Plan and Development Title Text 
Amendment No. PA-2600004 which was approved by the Board of Supervisors on June 30, 2026.  
 
Series 900: General Terms: 
 
In addition to changes in Use Type titles, various Use Type definitions have been updated, simplified, or 
expanded for clarification, including the expansion of the definition of Flood Control Engineer to include 
their designee. 
 
Other 
 
On addition to the previously noted changes, the amendment proposes to fix various typographical errors, 
formatting issues, and previously omitted information. 
 
Agency Response Letters 
 
The County received a request from the San Joaquin Farm Bureau on August 26, 2026, for a two-week 
extension of the comment period for PA-2600302 to allow its Land Use Committee additional time to review 
the proposed changes. The San Joaquin Farm Bureau identified several areas of potential concern and 
requested additional time to conduct research and provide informed comments. Since the Planning 
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Commission hearing date moved from September 17, 2026, to October 1, 2026, it allowed additional time 
for review and comment. 
 
Findings 
 
In order to approve the subject Development Title Text Amendment, the Board of Supervisors must make 
several findings in the affirmative. These findings include that the project is consistent with the General Plan 
goals, unless the goals themselves are to be amended. Required findings are discussed in Attachment C, 
and staff recommends that all findings can be made in the affirmative. 
 
Notice of Exemption 
 
California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project is exempt 
from CEQA if the activity is covered by the general rule that CEQA applies only to projects that have the 
potential for causing a significant effect on the environment. Where it can be seen with certainty that there 
is no possibility that the activity in question may have a significant effect on the environment, the activity is 
not subject to CEQA. The Community Development Department has determined that the proposed Text 
Amendment has no possibility of causing a direct or indirect physical change in the environment, much less 
a significant effect on the environment. Accordingly, the Text Amendment is exempt from CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 

 

1. Find that the proposed project is exempt as a “common sense” exemption under the California 

Code of Regulations, Title 14, Chapter 3, Section 15061(b)(3) of the California Environmental 

Quality Act Guidelines because the project proposes minor updates to the Development Title and 

would not have the potential to cause a significant physical effect on the environment (Attachment 

A, Environmental Review);   

 

2. Forward to the Board of Supervisors with a recommendation to adopt the Findings for Development 

Title Text Amendment (Attachment D, Findings), and 

 

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

Amendment No. PA-2600302 (Attachment C, Draft Ordinance). 

 

Attachments: 
 
Attachment A – Environmental Review 
Attachment B – Agency Response Letters 
Attachment C – Draft Ordinance 
Attachment D - Findings  
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Attachment A 
Environmental Review 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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Attachment B 
Agency Response 

Letters 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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Attachment C 
Draft Ordinance 

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

STATE OF CALIFORNIA 

 

ORDINANCE NO.  
AN ORDINANCE AMENDING TITLE 9 OF THE ORDINANCE CODE OF THE COUNTY OF SAN 

JOAQUIN RELATING TO VARIOUS SECTIONS OF THE DEVELOPMENT TITLE 

 

The Board of Supervisors of the County of San Joaquin ordains as follows: 

 

Section 1. Table 9-200.020-1: Uses in Residential Zones, Section 9-200.020 - Land Use 

Regulations, Chapter 9-200 - Residential Zones, Series 200 - Base Zones, Title 9 of the San 

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

 

TABLE 9-200.020-1: USES IN RESIDENTIAL ZONES   

P = Permitted Use (Building Permit may be required); T=Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP Special Purpose Plan required; L# = 
Numbered limitation at end of table. "-" = Not permitted   

Use Types   R-R   R-
VL   

R-L   R-M   R-
MH   

R-H   Additional Regulations   

Residential   

Farm Employee Housing   See subclassifications below   
 

 Large   -  - - - - -   
 

Non-Residential   

Animal Care, Sales, and Services   See subclassifications below     

  Boarding and Breeding   See subclassifications below     

     Boarding and Breeding, Large   
 

A - - - - -   

  Boarding and Breeding, Small  
  

A - - - - -   

  Veterinary, Large   
 

- - - - - -   

   Large Animal   - - - - - -   

   Small Animal   - - - - - -   

     Veterinary, Small   
 

- - - - - -  

Equipment Sales, Repair, and 
Storage   

See subclassifications below     

    Heavy Equipment, Repair   -  - - - - -   

Fuel Sales   See subclassifications below     

  Trucks   -  - - - - -   

 

Section 2. Table 9-200.020-3: Temporary Uses & Structures in Residential Zones, Section 

9-200.020 - Land Use Regulations, Chapter 9-200 - Residential Zones, Series 200 - Base Zones, 

Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
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Section 3. Table 9-201.020-1: Uses in Commercial Zones, Section 9-201.020 - Land Use 

Regulations, Chapter 9-201 - Commercial Zones, Series 200 - Base Zones, Title 9 of the San 

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

TABLE 9-201.020-1: USES IN COMMERCIAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Use Types   C-L   C-
N   

C-
C   

C-
O   

C-
G   

C-
FS   

C-
RS   

C-
R   

C-
X   

Additional 
Regulations   

Residential   

Non-Residential   

Animal Care, Sales and Services   See subclassifications below     

     Boarding and Breeding See subclassifications below     

  Boarding and Breeding, Large 
   

- C C - C - C - C   

  Boarding and Breeding, Small  
  

- A A - A - A - A   

  Veterinary, Large - 
 

- - - - - A - A   

   Large Animal   - - - - - - A - A   

   Small Animal   - A A - Z - A - -   

     Veterinary, Small 
 

- A A - Z - A - -  

Animal Raising   See subclassifications below     

  Exotic   -  - - - - - - - -   
 

Construction Services   See subclassifications below     

  General   -  A A - Z - A - -   

 

TABLE 9-200.020-3: TEMPORARY USES & STRUCTURES IN RESIDENTIAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = Zoning 
Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C = Conditional 
Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = Numbered limitation at 
end of table; "-" = Not permitted   

Temporary Use or Structure   R-R   R-VL   R-L   R-M   R-MH   R-H   Regulations (Section)   

Special Events and Sales   See subclassifications below  
 

9-409.440, Special Events 
and Sales 

 Special Outdoor Event   T T - - - 9-409.440, Special Events 
and Sales 
 
9-409.450, Temporary Uses 
 

 Special Indoor Event   T T - - - 

 Seasonal Sales   - - - - - 
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Section 4. Table 9-201.020-2: Accessory Uses & Structures in Commercial Zones, Section 

9-201.020 - Land Use Regulations, Chapter 9-201 - Commercial Zones, Series 200 - Base Zones, 

Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 

 

TABLE 9-201.020-2: ACCESSORY USES & STRUCTURES IN COMMERCIAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Accessory Use or Storage   C-L C-N   C-C   C-O   C-G   C-
FS   

C-
RS   

C-R   C-X   Additional 
Regulations   

Accessory Dwelling Unit   - 
 

- - - - - - - -   

Accessory Short-term 
Rentals   

- - - - - - - - -   

Antennae, Radio/TV Dish   P 
 

P P P P P P - P 

 

Agricultural Building   P 
 

P P P P P P P P   

Agricultural Equipment 
Storage   

P P P P P P P P P   

Barn   - 
 

- - - - - - - -   

Biomass Energy 
Production   

- - - - - - - - -   

Boathouse, Private   - 
 

- - - - - - - -   

Caretaker Residence   P 
 

P P P P P P P P   

Coop   - 
 

- - - - - - - -   

Distilled Spirits Storage   - 
 

- - - - - - - -   

Dock, Private   - 
 

- - - - - - - -   

Firewood Sales   - 
 

- -  - - - - - -   

Garage, Private   - 
 

- - - - - - - -   

Greenhouse, Private   - 
 

- - - - - - - -   

Guesthouse   - - - - - - - - -   

Home Occupation   - 
 

- - - - - - - -    

Horse Raising   - - - - - - - - -   
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Owner-Operator Truck 
Parking   

- - - - - - - - -   

Packing Shed   - 
 

- - - - - - - -   

Pet Grooming and 
Training   

- - - - - - - - -   

Pump/Pumphouse   P 
 

P P P P P P P P   

Residential Solar Energy 
System, Small   

- - - - - - - - -   

Silo   - 
 

- - - - - - - -   

Stable, Private   - 
 

- - - - - - - -   

Swimming Pool & 
Equipment   

- - - - - - - - -   

Water Storage Facility   - 
 

- - - - - P - P   

Wind Energy Machine, 
Private   

P P P P P P P P P 

 

Wine Tasting Room   - 
 

- - - - - - - -   

Workshop/Hobby Shop   P 
 

P P P P P P P P   

 

Section 5. Table 9-201.020-3: Temporary Uses & Structures in Commercial Zones, 

Chapter 9-201 - Commercial Zones, Series 200 - Base Zones, Title 9 of the San Joaquin County 

Ordinance Code is hereby amended to read as follows: 

 

TABLE 9-201.020-3: TEMPORARY USES & STRUCTURES IN COMMERCIAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Temporary Use or 
Structure   

C-L C-N   C-C   C-O   C-G   C-
FS   

C-
RS   

C-R   C-X   Additional 
Regulations   

Auction, Agricultural 
Machinery   

- - T - T - T - T   

Auction, Livestock   - 
 

- - - - - T - -   

Car Wash, Private   - 
 

- - - - - - - -   

Commercial Filming   P 
 

P P P P P P P P   

Corporation Yard   T T T T T T T T T   
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Farmers' Market, 
Certified   

- - - - - - - - -   

Garage/Yard Sales   P 
 

P P P P P P P P   

Produce Stand   - 
 

- - - - - - - -   

Public Display of 
Fireworks   

T T T T T T T T T   

Real Estate Sales   P 
 

P P P P P P P P   

Special Events and Sales   See subclassifications below  
 

 

 Seasonal Sales   T 
 

T T T T T T T T 9-409.440, Special 
Events and Sales 

 
9-409.450, Temporary 
Uses   
 

 Special Outdoor Event   - 
 

- T - T - T T - 

 Special Indoor Event   T 
 

T T T T T T T T 

Storage Structure   T 
 

T T T T T T T T  

Subdivision Sales Office   - 
 

- - - - - - - -  

Temporary Work Trailer   T 
 

T T T T T T T T   

Temporary Real Estate 
Sales   

- - - - - - - - -   

Temporary Structure   - 
 

- - - - - - - -   

 

Section 6. Table 9-202.020-1: Uses in Industrial Zones, Section 9-202.020 - Land Use 

Regulations, Chapter 9-202 - Industrial Zones, Series 200 - Base Zones, Title 9 of the San Joaquin 

County Ordinance Code is hereby amended to read as follows: 

 

TABLE 9-202.020-1: USES IN INDUSTRIAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Use Types   I-W   I-P   I-L   I-G   I-T   Additional Regulations   

Residential   

Farm Employee Housing   - - - - -   

  Large   -  - - - -   
 

Non-Residential   

Animal Care, Sales, and Services   See subclassifications 
below   
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     Boarding and Breeding   See subclassifications 
below   

  

  Boarding and Breeding, Large   
 

A - A A -   

  Boarding and Breeding, Small  
  

Z - Z Z -   

  Veterinary, Large  
- - - - -   

   Large Animal   - - - - -   

   Small Animal   - - A A -   

     Veterinary, Small 
 

- - A A -  

Offices   - - - - -   

 

Section 7. Table 9-202.020-3: Temporary Uses & Structures in Industrial Zones, Section 

9-202.020 - Land Use Regulations, Chapter 9-202 - Industrial Zones, Series 200 - Base Zones, 

Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 

 

TABLE 9-202-020-3: TEMPORARY USES & STRUCTURES IN INDUSTRIAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Temporary Use or 
Structure   

Industrial Zones   Additional Regulations   

I-W   I-P   I-L   I-G   I-T   

Seasonal Sales   T T T T T 9-409.450, Temporary Uses    
Special Events and Sales   See subclassifications 

below   

 Seasonal Sales   T T T T T 9-409.440, Special Events and Sales 
9-409.450, Temporary Uses   

 

 Special Outdoor Event 
 

- - - - - 

 Special Indoor Event 
 

- - - - - 

 

Section 8. Table 9-203.020-1: Uses in Agricultural Zones, Section 9-203.020 - Land Use 

Regulations, Chapter 9-203 - Agricultural Zones, Series 200 - Base Zones, Title 9 of the San 

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

 

TABLE 9-203.020-1: USES IN AGRICULTURAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Use Types   AG   AI   AL   AU   Additional Regulations   

Residential   

Non-Residential   
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Animal Care, Sales, and Services   See subclassifications 
below   

  

     Boarding and Breeding See subclassifications 
below   

  

  Boarding and Breeding, Large   
 

A C C -   

  Boarding and Breeding, Small  
  

A A A -   

  Veterinary   See subclassifications 
below   

  

   Large Animal   A A A A   

   Small Animal   - - - -   

     Veterinary, Large 
 

A A A A  

     Veterinary, Small 
 

- - - -  

 

Automotive Sales and Services   See subclassifications 
below   

  

  Towing and Impound   - - - -   

Fuel Sales   See subclassifications 
below   

  

  Trucks   - - - -   

Industry   See subclassifications 
below   
  

  

 

Section 9. Table 9-203.020-3: Temporary Uses & Structures in Agricultural Zones, Section 

9-203.020 - Land Use Regulations, Chapter 9-203 - Agricultural Zones, Series 200 - Base Zones, 

Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 

 

TABLE 9-203.020-3: TEMPORARY USES & STRUCTURES IN AGRICULTURAL ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Use Types   AG   AI   AL   AU     

Seasonal Sales   P P P P Incudes Christmas tree and pumpkin sales; 
see Section 9-409.450 (b)(4)   

  Special Events and Sales   See subclassifications 
below    

Section 9-409.450 (b)(5)   

 Seasonal Sales   P P P P 9-409.440, Special Events and Sales 
 
9-409.450, Temporary Uses   
 

 Special Outdoor Event   T T T T 

 Special Indoor Event   T T T T 
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Incudes Christmas tree and pumpkin sales; 
see Section 9-409.450 (b)(4)   

 

Section 10. Table 9-204.020-1: Uses in Airport, Mixed Use, and Public Facilities Zones, 

Section 9-204.020 - Land Use Regulations, Chapter 9-204 - Airport, Mixed Use, and Public 

Facilities Zones, Series 200 - Based Zones, Title 9 of the San Joaquin County Ordinance Code is 

hereby amended to read as follows: 

 

TABLE 9-204.020-1: USES IN AIRPORT, MIXED USE, AND PUBLIC FACILITIES ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Use Types   P-F   M-X   AP-X   Additional Regulations   

Residential   

Farm Employee Housing   - - - 
 

 Large   - - -   

Non-Residential   

Animal Care, Sales, and Services   See 
subclassifications   
below   

  

  Boarding and Breeding   - - -   

  Boarding and Breeding, Large   
 

- - -   

     Boarding and Breeding, Small  
  

- - -   

  Veterinary   - - -   

     Veterinary, Large Animal    - - -   

     Veterinary, Small Animal    - - -   

Retail Sales and Services   See 
subclassifications   
below   

  

 Convenience Store   - SPP Z SPP  

 

  Market   -   - Z -   
 

 

 

Section 11. Table 9-204.020-2: Accessory Uses & Structures in the Airport, Mixed Use, 

and Public Facilities Zones, Section 9-204.020 - Land Use Regulations, Chapter 9-204 - Airport, 

Mixed Use, and Public Facilities Zones, Series 200 - Based Zones, Title 9 of the San Joaquin 

County Ordinance Code is hereby amended to read as follows: 

 

TABLE 9-204.020-2: ACCESSORY USES & STRUCTURES IN THE AIRPORT, MIXED USE, & PUBLIC 
FACILITIES ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
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= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   
  P-F   M-X   AP-X   Additional Regulations   

Accessory Short-term Rentals   - - -    

 

Section 12. Table 9-204.020-3: Temporary Uses & Structures in Other Zones, Section 9-

204.020 - Land Use Regulations, Chapter 9-204 - Airport, Mixed Use, and Public Facilities Zones, 

Series 200 - Based Zones, Title 9 of the San Joaquin County Ordinance Code is hereby amended 

to read as follows: 

 

TABLE 9-204.020-3: TEMPORARY USES & STRUCTURES IN OTHER ZONES   

P = Permitted Use (Building Permit may be required); T = Temporary Use Permit required; Z = 
Zoning Compliance Review required; A = Administrative Use Permit by Zoning Administrator; C 
= Conditional Use Permit by Planning Commission; SPP = Special Purpose Plan required; L# = 
Numbered limitation at end of table; "-" = Not permitted   

Temporary Use or   
Structure   

P-F   M-X   AP-X   Additional Regulations   

Special Events and Sales     

See subclassifications below   
  

 
9-409.450, Temporary Uses   

    Seasonal Sales T T T 9-409.440, Special Events and 
Sales 
 
9-409.450, Temporary Uses   
 

    Special Outdoor Event T T T 

    Special Indoor Event T T T 

 

Section 13. Section 9-409.020: Accessory Dwelling Units; Junior Accessory Dwelling 

Units, Chapter 9-409 - Standards for Specific Uses and Activities, Series 400 - Additional Use and 

Development Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby amended 

to read as follows: 

9-409.020 ACCESSORY DWELLING UNITS; JUNIOR ACCESSORY DWELLING UNITS 

Accessory Dwelling Units (ADUs) and Junior Accessory Dwelling Units (JADUs) must be located, developed, and 
operated in compliance with the following standards, where allowed by the 200 Series, Base Zones.  

(b) Where Allowed; General Requirements and Restrictions. Any one of the following, or a combination of the 
following, is One ADU and one JADU may be constructed or otherwise permitted on a lot in any zone which 
allows a single-family dwelling as a permitted use.: Multiple converted or detached ADUs may be 
constructed on a lot with an existing multi-family use, where consistent with Government Code Section 
65852.2(e)(1)(C) and (D).  

(1) One newly constructed, detached ADU 

(2) One ADU within the proposed space of a single-family residence or converted from the existing space 
of a single-family residence or accessory structure.  

(3) One JADU 

(4) Multiple converted or detached ADUs may be constructed on a lot with an existing multi-family use, 
where consistent with Government Code Section 6323(a)(3) and (4). 
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TABLE 9-409.020 – ALLOWABLE ADU COMBINATIONS 

 Single-Family Primary Dwelling Multifamily Primary Dwelling 

ADU Constructed 
from Proposed or 

Existing Space 

• Sometimes referred to as 
“Conversions,” “Interior,” “Created 
within” 

• May expand 150 square feet from the 
existing accessory structure for ingress 
and egress purposes 

• Must have exterior access 

• May be created within a single-family 
residence or from an accessory 
structure 

Does Not Apply 

JADU 

• Created within an existing or proposed 
single-family dwelling 

• Maximum of 500 square feet of interior 
livable space 

• May be created from within an 
attached garage 

Does Not Apply 

Newly 
Constructed, 

Detached ADU 

• Must not exceed four-foot side and 
rear yard setbacks on a lot with a 
proposed or existing single-family 
dwelling 

Does Not Apply 

Constructed in 
Existing Space Not 

Used as Livable 
Does Not Apply 

• Existing non-livable space (e.g. gyms, 
enclosed parking, etc.) within the 
multifamily structure 

• Allows up to one ADU or up to 25% of 
existing primary dwellings 

Detached From 
Primary Dwelling 

Does Not Apply 

• Up to two units detached from proposed 
primary dwelling, or 

• Up to eight units detached from an existing 
primary dwelling, not to exceed the number 
of existing units on the lot 

• Four-foot side and rear setbacks 

 

(l) ADU Permit Applications. Requests for approvals of ADUs and JADUs may be initiated by the property owner 
or the property owner's authorized agent by submitting a building permit application and an ADU/JADU 
application to the Community Development Department. Applications must be complete and confirm that the 
proposed ADU/JADU complies with all of the requirements in this section. No public hearing is required. A fee, 
as specified by resolution of the Board of Supervisors, shall be required for the building permit. All of the 
following minimum requirements shall be met when filing a building application. and an ADU/JADU 
application:  

(2) Owner Occupancy - JADUs Only. If the JADU shares sanitation facilities with the primary residence, tThe 
owner of the property shall occupy either the existing single-family dwelling or the proposed JADU for a 
period exceeding 90 days per year. 

(3) Number of Units. There shall be no more than one detached, newly constructed ADU, one ADU within 
the proposed space of a single-family residence or converted from the existing space of a single-family 
residence or accessory structure, and one JADU per lot. 

 

Section 14. Section 9-409.230: Farm Employee Housing, Chapter 9-409 - Standards for 

Specific Uses and Activities, Series 400 - Additional Use and Development Regulations, Title 9 

of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
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9-409.230 FARM EMPLOYEE HOUSING 
 

(c) Other Codes. Farm Employee Housing shall must be a consistent use with the underlying General Plan 
Designation and conform with all the requirements of the Environmental Health Department that are 
applicable to agricultural uses in Agricultural Zone in which the property is located. All Farm Employee Housing 
must satisfy building, fire, and safety standards, such as fire lane widths, minimum fire flows, and emergency 
egress, as established through State of California's Fire and Building Codes and as amended by the County.  

 

Section 15. Section 9-409.360: Produce Stands and Agriculture Stores, Chapter 9-409 - 

Standards for Specific Uses and Activities, Series 400 - Additional Use and Development 

Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as 

follows: 
 

9-409.360 PRODUCE STANDS AND AGRICULTURAL STORES 
 

Produce Stands and Agricultural Stores must be located, developed, and operated in compliance with the following 
standards, where allowed by the 200 Series, Base Zones.  
 
(c) Small Agricultural Stores. Small Agricultural Store operations require a Zoning Compliance Review and shall 

be subject to the following development standards:  
 

(3) Conversion of Produce Stands to Small Agricultural Stores. A Produce Stand existing on or before May 
25, 2000, which is housed in a structure that exceeds 1,500 square feet and that conformed to the 
Development Title requirements at the time it was established may continue to use the existing 
building only when:  
(A) The Produce Stand owner or operator has obtained a Business License amendment; and  
(B) The Produce Stand owner or operator has obtained an Administrative Use Permit Zoning 

Compliance Review for a Small Agricultural Store.  
 

Section 16. Section 9-409.430: Solar Energy Systems, Chapter 9-409 - Standards for 

Specific Uses and Activities, Series 400 - Additional Use and Development Regulations, Title 9 

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

 

9-409.430 SOLAR ENERGY SYSTEMS 
 
(b) Utility-scale Solar Energy Systems. 
 

(5) Farmland Protection. In Agricultural Zones, Utility-Scale Solar Energy Systems shall be sited to minimize 
any loss of Prime Agricultural Land. If the system is located on a site under a California Land Conservation 
Act (Williamson Act) contract, the system must be listed as an agricultural or compatible use and allowed 
by the type of contract. For projects located on a site under a Williamson Act contract, Tthe total site 
area for a Utility-Scale Solar Energy Systems and other compatible uses shall not be greater than 15 
percent of the parcel or 5 acres, whichever is less., The Planning Commission may approve unless the 
Review Authority approves a larger site area upon making the following finding that:  

 
(A)  such a such site The development will not adversely affect agricultural production on the parcel   
       where the facility is to be located.   

 

(6) Fencing. Fencing shall be required around the perimeter of a ground-mounted Utility-Scale Solar Energy 
System. The fencing may be located within a required setback area, provided it is setback at least 15 feet 
from a front or street side lot line. The fencing must be consistent with the applicable zone standards 
included in Development Title Section 9-400.040 - Fencing and Screening. 
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(10) Landscape Buffer. A 10-foot-wide landscape buffer shall be maintained along any facility fencing and 
between such fencing and the adjacent to a public right-of-way and adjacent abutting parcels developed 
with residential and agricultural uses. 

 

(16) SCREENING. Screening consistent with Section 9-400.040(d)(1)-(2) may be required by the Zoning 
Administrator  

 

Section 17. Section 9-411.030: Required Permits and Approvals, Chapter 9-411 - Wireless 

Telecommunication Facilities, Series 400 - Additional Use and Development Regulations, Title 9 

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

 

9-411.030 REQUIRED PERMITS AND APPROVALS 
 

(c) Type 3 WCF Permit. A Type 3 WCF Permit is a discretionary ministerial permit, subject to the Zoning 
Administrator’s Planning Commission's review and approval, that is required for any new facilities and major 
collocations or modifications to existing facilities, including:  

 

Section 18. Section 9-411.090: Notice; Decisions; Appeals, Chapter 9-411 - Wireless 

Telecommunication Facilities, Series 400 - Additional Use and Development Regulations, Title 9 

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

 

9-411.090 NOTICE; DECISIONS; APPEALS 

 

(b) Required Findings. The Approval Authority may approve or conditionally approve an application for a WCF 
Permit only when the Approval Authority makes the findings required for each permit type.  

 
(3) Type 3 WCF Permit. The Zoning Administrator Planning Commission shall approve or conditionally 

approve a Type 3 WCF Permit after a duly-noted public hearing, upon finding that:  

 

Section 19. Section 9-514.030: Time Extensions, Chapter 9-514 - Time Extensions, Series 

500 - Subdivision Regulations, Title 9 of the San Joaquin County Ordinance Code is hereby 

amended to read as follows: 
 

9-514.030 TIME EXTENSIONS 

 

(c) Time Extensions for Other Development Applications. Time Extensions for approved development 
applications may be granted by the Review Authority for a period or periods not to exceed two years.  

 

Section 20. Section 9-602.050: Water Systems in Areas Outside of Urban Communities, 

Chapter 9-602 - Water Systems, Series 600 - Infrastructure Standards and Service Financing, Title 

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

9-602.050 WATER SYSTEMS IN AREAS OUTSIDE OF URBAN COMMUNITIES  

(c) Commercial Recreation & Freeway Service Commercial Zone. Development projects within a Commercial 
Recreation (C-R) and Freeway Service Commercial (C-FS) zones shall be served by a public water system. For 
C-FS properties, the public water system must be planned to serve all C-FS development on one at least each 
side of the freeway service area. Exceptions may be granted for parcels outside of an Urban Community, City 
Fringe Area, or utility special district subject to the general requirements of the Development Title and the 
approval of the Environmental Health Department and Department of Public Works provided: 

(1) Development is proposed on a parcel containing 5 gross acres or more; or 
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(2) Development is proposed on a parcel containing less than 5 gross acres with a private development 
agreement with an adjacent developed commercial site with existing on-site services to provide water 
services  

(d) Commercial Recreation Zone. Development projects within a Commercial Recreation (C-R) zone outside of 
urban communities shall be served by a public water system.  

Section 21. Section 9-604.040: Wastewater Disposal In Areas Outside of Urban 

Communities, Chapter 9-602 - Water Systems, Series 600 - Infrastructure Standards and Service 

Financing, Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as 

follows: 

9-604.040 WASTEWATER DISPOSAL IN AREAS OUTSIDE OF URBAN COMMUNITIES  

(c) Commercial Recreation & Freeway Service Commercial Zone. Development projects within a Commercial 
Recreation (C-R) and Freeway Service Commercial (C-FS) zones shall be served by a public wastewater disposal 
system. For C-FS properties, the public wastewater disposal system must be planned to serve at least each one 
side of the freeway service area. Exceptions may be granted for parcels outside of an Urban Community, City 
Fringe Area, or utility special district subject to the general requirements of the Development Title and the 
approval of the Environmental Health Department and Department of Public Works provided:  

(1) Development is not within 1 mile of public water system; and 

(2) Development is proposed on a parcel containing 5 gross acres or more; or 

(3) Development is proposed on a parcel containing less than 5 gross acres with a private development 
agreement with an adjacent developed commercial site with existing on-site services to provide 
wastewater disposal services 

(d) Commercial Recreation Zone. Development projects within a Commercial Recreation (C-R) zone that is outside 
of urban communities shall be served by a public wastewater disposal system planned to serve the entire C-R 
zone.  

Section 22. Section 9-606.040: Drainage In Areas Outside of Urban Communities, Chapter 

9-602 - Water Systems, Series 600 - Infrastructure Standards and Service Financing, Title 9 of the 

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

9-606.040 DRAINAGE IN AREAS OUTSIDE OF URBAN COMMUNITIES  

(c) Commercial Recreation & Freeway Service Commercial Zones. Development within Commercial Recreation 
(C-R) and Freeway Service Commercial (C-FS) zones outside of an urban community shall be served by a public 
drainage system. For C-FS properties, the public drainage system must discharge into a terminal drain and be 
planned for at least each to serve all C-FS development on one side of the freeway that discharges into a 
terminal drain. Exceptions may be granted for parcels outside of an Urban Community, City Fringe Area, or 
utility special district subject to the general requirements of the Development Title and the approval of the 
Environmental Health Department and Department of Public Works provided: 

(1) Development is proposed on a parcel containing 5 gross acres or more; or 

(2) Development is proposed on a parcel containing less than 5 gross acres with a private development 
agreement with an adjacent developed commercial site with existing on-site services to provide water 
services 

(d) Commercial Recreation Zone. Development within a Commercial Recreation (C-R) Zone that are outside of 
urban communities shall be served by a public drainage system planned to serve the entire commercial 
recreation area.  

 Section 23. Section 9-802.030: Pre-Application Review, Chapter 9-802 - Common 

Procedures, Series 800 - Administration and Permits, Title 9 of the San Joaquin County Ordinance 

Code is hereby amended to read as follows: 
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9-802.030 PRE-APPLICATION REVIEW 
 

(3) Purpose. Pre-Application Review is a requirement for General Plan Amendment and Zone Reclassification 
applications, and an optional review process for other discretionary permits.  This review's purpose is to 
provide information on relevant policies, zoning regulations, and procedures. This review is intended for 
large, complex projects and/or potentially controversial projects.   
 

Section 24. Section 9-802.110: Expiration and Extension, Chapter 9-802 - Common 

Procedures, Series 800 - Administration and Permits, Title 9 of the San Joaquin County Ordinance 

Code is hereby amended to read as follows: 

 

9-802.110 EXPIRATION AND EXTENSION 
 

(d)     Time Extensions. All approvals, except subdivision approvals, may be extended by the Zoning Administrator. 
 

Section 25. Section 9-900.020: Definitions, Chapter 9-900 – Key Terms and Definitions, 

Series 900 – General Terms, Title 9 of the San Joaquin County Ordinance Code is hereby amended 

to read as follows: 

 

9-900.020 - DEFINITIONS 

 
Flood Control Engineer. The engineer appointed by the Board of Supervisors to supervise and administer the County 
Flood Control and Water Conservation District or their designee. 

 
Section 26. Section 9-901.050: Non-Residential Use Types, Chapter 9-901 - Use Type 

Classifications, Series 900 - General Terms, Title 9 of the San Joaquin County Ordinance Code is 

hereby amended to read as follows:  

9-901.050 NON-RESIDENTIAL USE TYPES 
 
Boarding and Breeding. The provision of shelter and care of animals on a commercial basis, including keeping, 
feeding, exercising, grooming, training, breeding, and incidental medical care. This classification includes animal 
rescues, kennels, pet motels, and shelters, but excludes Stables, which are separately classified.  
 

Large. Facilities for 10 or more dogs, cats, and other domesticated animals.  
 
Small. Facilities for less than 10 dogs, cats, and other small, domesticated animals.  

Boarding and Breeding, Large. The provision of shelter and care of animals on a commercial basis, including keeping, 
feeding, exercising, grooming, training, breeding, and incidental medical care, for facilities with 10 or more dogs, 
cats, and other domesticated animals. This classification includes animal rescues, kennels, pet motels, and shelters, 
but excludes Stables, which are separately classified. 

Boarding and Breeding, Small. The provision of shelter and care of animals on a commercial basis, including keeping, 
feeding, exercising, grooming, training, breeding, and incidental medical care, for facilities with less than 10 dogs, 
cats, and other small, domesticated animals. This classification includes animal rescues, kennels, pet motels, and 
shelters, but excludes Stables, which are separately classified. 

Veterinary. Medical and health services for animals. Grooming and temporary boarding of domestic animals may be 
included if incidental to the hospital use. This use type excludes Animal Boarding.  
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Large Animal. Establishments providing services for large animals such as cattle and sheep, or horses. 
Typical uses include cattle spraying operations, sheep dipping and sheering services, and veterinary 
offices for livestock.  
 

Small Animal. Establishments providing services for household pets, such as dogs and cats. Typical uses 
include veterinary offices, pet clinics, and animal hospitals.  

Veterinary, Large. Medical and health services for large animals, such as cattle, sheep, or horses. Grooming and 
temporary boarding of domestic animals may be included if incidental to the hospital use. Typical uses include cattle 
spraying operations, sheep dipping and shearing services, and veterinary offices for livestock. This use type excludes 
Animal Boarding. 

Veterinary, Small. Medical and health services for household pets, such as dogs and cats. Grooming and temporary 
boarding of domestic animals may be included if incidental to the hospital use. Typical uses include veterinary offices, 
pet clinics, and animal hospitals. This use type excludes Animal Boarding. 

Firewood Sales. Sales of wood from trees grown on-site or within a five mile radius of the premises. 
 
Fuel Sales. An establishment selling gasoline or alternative fuels, which may include the sale of related items and 
services. The following are the categories of this use type. 
 
           Recharging Facility. A facility offering equipment to recharge electric-powered vehicles. Trucks. Diesel and     
           gasoline sales for trucks.  
 
           Trucks. Diesel and gasoline sales for trucks.   
 
Medical Services. State-licensed facilities providing medical, surgical, mental health, or emergency medical services. 
This classification includes facilities for inpatient or outpatient treatment, including substance-abuse programs, as 
well as training, research, and administrative services for patients and employees. The following are the categories 
of this use type.  
 

Clinic. A facility providing medical, mental health, or surgical services exclusively on an out-patient basis, 
including emergency treatment, diagnostic services, administration, and related services to patients who are 
not lodged overnight. Services may be available without a prior appointment. This classification includes 
licensed facilities offering substance abuse treatment, blood banks, plasma, dialysis centers, and emergency 
medical services offered exclusively on an out-patient basis.as well as medical and dental services provided by 
physicians, dentists, chiropractors, acupuncturists, optometrists, and similar medical professionals. 

 
Offices. Offices of firms, organizations, or public agencies providing professional, executive, management, 
administrative or design services, such as accounting, architectural, computer software design, engineering, graphic 
design, interior design, investment, and legal offices. This classification also includes banks, check cashing facilities, 
employment agencies, insurance agent offices, real estate offices, travel agencies, utility company offices, and 
offices for elected officials., and offices in a mixed use building for medical and dental services provided by 
physicians, dentists, chiropractors, acupuncturists, optometrists, and similar medical professionals but excludes 
Laboratories and Medical Services.  
 

Truck Services. Establishments that provide services for the trucking industry, including sales and repair of heavy 
trucks, trailers, and related equipment. The following are the categories of this use type.  
 

Parking. A commercial operation for the parking or storage of heavy trucks and trailers. Typical uses include 
truck storage yards. This use type may also include the storage of containers as an ancillary use. 

 

Section 27. This Ordinance shall take effect and be in force thirty (30) days after its 

adoption, and prior to the expiration of fifteen (15) days from the passage thereof, shall be 
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published once (1) in the Record, a newspaper of general circulation published in the County of 

San Joaquin, State of California, with the names of the members of the Board of Supervisors voting 

for and against the same. 

 

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

County of San Joaquin, State of California, on this  of   to wit: 

 

AYES:     

 

NOES:   

 

ABSENT:  

 

ABSTAIN:  

       

                                                           

                                                          _______________________ 

 SUKHMINDER S. DHALIWAL 

 Chairman, Board of Supervisors 

 County of San Joaquin 

 State of California 

________________________ 

ATTEST: RACHÉL DeBORD 

Clerk of the Board of Supervisors 

County of San Joaquin 

State of California 

 

 

By:      __________________ 

     Deputy Clerk 
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Findings 

 
Basis for Development Title Text Amendment (PA-2600302) 
 

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

• This project includes minor updates to the Development Title. Proposed updates to the 
Development Title include updates to tables and text within Series 200, 400, 500, 600, 800, and 
900 regarding pre-application review requirements for General Plan Amendments and Zone 
Reclassifications for consistency with the General Plan pursuant to General Plan LU-2.14 and 
Development Title Text Amendment No. PA-2600004, which was approved by the Board of 
Supervisors on June 30, 2026. The proposed updates also include ancillary storage for the Truck 
Services – Parking use type; water, wastewater, and storm drainage service for areas outside of 
urban communities; Farm Employee Housing consistency with the underlying General Plan 
designation pursuant to General Plan LU-7.8; Utility-Scale Solar Energy System requirements; and 
various other typos, errors, and omissions. There are no applicable Master Plans. 

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

benefit to the public. 
 

• The Development Title Text Amendments are a benefit to the public because the amendments are 
proposed to provide better clarification and address typos, errors, omissions and inconsistencies. 

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

Environmental Quality Act.  
 

• California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project 
is exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects 
that have the potential for causing a significant effect on the environment. Where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant effect 
on the environment, the activity is not subject to CEQA. The Community Development Department 
has determined that the proposed Text Amendment to address updates to tables and text, as well 
as various other typos, errors, omissions, and inconsistencies has no possibility of causing a direct 
or indirect physical change in the environment, much less a significant effect on the environment. 
Accordingly, the Development Title Text Amendment is exempt from CEQA. 
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Item # 2, October 1, 2026 

Conditional Use Permit No. PA-2500204 
Prepared by: Jessica Leal 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Spenker Ranch Inc.  
Project Applicant:  Michael Smith  
 
Project Site Information 
Project Address:  1973 W Turner Rd, Lodi 
Project Location: On the northwest corner of West Turner Road and North Davis Road, Lodi. 
 

Parcel Number (APN): 
013-050-15, -16, 
& -17 

Water Supply: Private (On-Site Well) 

General Plan Designation: A/G  Sewage Disposal: Private (On-Site Septic) 

Zoning Designation: AG-40 Storm Drainage: 
Private (Natural Storm 
Drainage) 

Project Size: 7 acres 100-Year Flood: No  
Parcel Size: 152.65 acres Williamson Act: Yes 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
 
CEQA Determination: Mitigated Negative Declaration (Attachment C) 
 

 
Project Description 
 
This project is a Conditional Use Permit for the expansion of an existing large winery. The expansion is 
proposed to be completed in two phases over five years, as follows: 
 
Phase One includes the permitting of the following structures:  

• Five 256-square-foot shade structures  

• A 324-square-foot shade structure 

• A 2,240-sqaure-foot shade structure comprised of 2 shipping containers and a connecting roof 
cover to be utilized as a maintenance building and storage  

• A 2,800-square-foot shade structure 

• An 8,000-square-foot winery storage building  
 
Phase Two includes the construction of the following:  

• An 8,000-square-foot wine processing building 

• A 9,600-square-foot shade structure with solar array 

• A 320-square-foot shipping container to be utilized as a commercial kitchen 
 
This project was previously approved for 12 marketing events for a maximum of 250 people under permit 
PA-0200114. No changes are proposed to the previously approved events.  
 
(Use Type: Wine Facility – Large Winery) 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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Recommendation 
 
It is recommended that the Planning Commission: 

 
1. Adopt the Mitigated Negative Declaration (Attachment C); 
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment D), 
3. Adopt the Findings for the Williamson Act Principles of Compatibility and Conditional Use Permit No. 

PA-2500204 (Attachment E); and 
4. Approve Conditional Use Permit PA-2500204 subject to the 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: August 28, 2026. 
Number of Public Hearing notices: 144 
Date of Public Hearing notice mailing: September 15, 2026. 
 
Referrals and Responses: 

• Early Consultation Date: October 20, 2025  

• Project Referral with Environmental 
Determination Date: August 5, 2026 

 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

County Departments   

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division 10/20/2025 8/11/2026 

Fire Prevention 
Bureau 

  

Public Works 12/30/2025  

Environmental Health 10/29/2025 8/5/2026 

Sheriff Office   

Supervisor: District 4   

Mosquito Abatement   

Air Pollution Control 
District  

7/1/2026  

State Agencies   

CA Native American 
Heritage Commission 

  

CA Tribal TANF 
Partnership 

  

CA Valley Miwok Tribe   

CA Department of 
Water Resources  

  

CA Department of 
Alcoholic Beverage 
Control  

  

CA Food & Agriculture   

Fish & Wildlife, Division: 
Region 2 

11/17/2025  

CA Department of 
Conservation 

  

Federal Agencies   

F.E.M.A.   
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ANALYSIS 
 
Background 
 
On May 7, 1998, the Planning Commission approved Use Permit No. UP-98-0003 for the conversion of an 
existing 1,837 square-foot shop building into a small winery. Permits were issued and the use was 
established. On February 7, 2002, the Planning Commission approved a Revisions of Approved Actions 
application for Use Permit No. UP-98-0003, which included the addition of a maximum of 12 marketing 
events with 250 attendees annually.   
 
On May 16, 2002, the Planning Commission approved Use Permit No. PA-0200114 for the expansion of 
the existing small winery into a large winery and the addition of four on-premises signs. The permits were 
issued and the expansion was completed. On September 5, 2002, the Planning Commission approved a 
Revision of Approved Actions application for PA-0200114 that revised the traffic flow pattern to allow 
ingress from Turner Road and egress from Davis Road instead of overall access from Turner Road. 
 
Williamson Act Contract 
 
The project site is under Williamson Act Contract WA-98-0006. All Williamson Act contracts are rolling 
contracts that are renewed annually for the applicable 10 or 20-year term.  
 
Pursuant to Development Title Section 9-702, land use approved for the parcels under contract must be 
compatible with the intent of preservation. Development Title Section 9-702.060 includes a list of uses that 
the Board of Supervisors has deemed compatible with the Williamson Act. The use type Wine Facility – 
Large Winery is included in this list. However, pursuant to Development Title Section 9-702(d), prior to 
approving a Conditional Use Permit for a project that is subject to a Williamson Act contract, the Planning 
Commission must make three findings in the affirmative. Similar findings were made previously with the 
original winery approval and subsequent expansion. Staff has reviewed the proposed expansion with the 
required findings and determined that all findings can be made in the affirmative. Draft findings are included 
in Attachment E.   
 
Environmental Review 
 
An initial study for the project was prepared for the project. The initial study concluded that any impacts 
associated with the winery expansion 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 August 5, 2026. 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. 
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RECOMMENDATION 
 
Action 
 
It is recommended that the Planning Commission: 
 

1. Adopt the Mitigated Negative Declaration (Attachment C); 
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment D), 
3. Adopt the Findings for the Williamson Act Principles of Compatibility and Conditional Use Permit 

No. PA-2500204 (Attachment E); and 
4. Approve Conditional Use Permit PA-2500204 subject to the Conditions of Approval (Attachment 

F).  
 

Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Environmental Document 
Attachment D – Mitigation Monitoring and Reporting Program 
Attachment E – Findings for Williamson Act and Conditional Use Permit 
Attachment F – Conditions of Approval 
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FINDINGS  
PA-2500204 

SPENKER RANCH INC/ MICHAEL SMITH 
 

Williamson Act Principles of Compatibility Findings 
  
Pursuant to Development Title Section 9-702.060(d), in order to approve the Conditional Use Permit 
application for developments on parcels under a Williamson Act contract, the Planning Commission is 
required to make the following findings in the affirmative:  
  

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

• This finding can be made because the proposed winery expansion is compatible with the 
agricultural use of the property and is not anticipated to result in significant adverse on-site 
or off-site impacts that would render the project inconsistent with the Williamson Act. The 
project involves an expansion of an existing agricultural-related winery operation and will 
be integrated with the established winery facilities and agricultural uses on the property. To 
the extent feasible, the project will utilize existing developed areas and infrastructure and 
will not substantially interfere with ongoing agricultural activities. Conditions of Approval 
will be included, as appropriate, to mitigate or avoid potential impacts associated with the 
proposed use. Therefore, the proposed project is consistent with the Williamson Act 
principles of compatibility. 
 

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

• This finding can be made because the productive capability of the property, as well as the 
potential effects of the proposed winery expansion on existing and reasonably foreseeable 
agricultural operations, have been considered. The project will expand an existing 
agricultural-related winery operation on a property that is already developed and used for 
agricultural and winery-related purposes. The proposed improvements will be located in 
proximity to the existing winery facilities and will utilize existing developed areas and 
infrastructure to the extent feasible. The project will not significantly compromise the long-
term productive agricultural capability of the property or other contracted land, nor will it 
significantly displace or impair current or reasonably foreseeable agricultural operations, 
including cultivation, harvesting, processing, or transportation of agricultural products. The 
proposed expansion will continue to support the property's established agricultural 
enterprise and associated processing and marketing activities. Therefore, the proposed use 
will not significantly impair the productive capability of the land or agricultural operations. 

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

space land. 
 

• This finding can be made because the proposed winery expansion is consistent with the 
intent of the Williamson Act to preserve agricultural and open-space land and to allow 
compatible agricultural-related uses. The project represents a limited expansion of an 
established agricultural-related winery operation rather than a conversion of the property to 
an unrelated non-agricultural use. The proposed improvements will be concentrated within 
or adjacent to areas already developed or utilized for winery-related activities and will 
remain associated with the property's ongoing agricultural operation. The project will not 
result in the significant removal of contracted land from agricultural or open-space use and 
will allow agricultural activities to continue on the property. Additionally, any potential 
impacts to species or habitat associated with the project will be addressed through 
compliance with the San Joaquin County Multi-Species Habitat Conservation and Open 
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Space Plan, as applicable. Therefore, the proposed winery expansion is consistent with the 
Williamson Act's intent to preserve agricultural and open-space land while allowing 
compatible agricultural-related uses. 
 

Conditional Use Permit Findings 
 
Pursuant to Development Title Section 9-804.050, in order to approve the Conditional Use Permit 
application, the Planning Commission is required to make the following findings in the affirmative:  
 

1. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan, any 
applicable Master Plan, Special Purpose Plan, Specific Plan, and Planned development zone; and any 
other applicable plan adopted by the County.  
  

• This finding can be made because the proposed use, Use Type: Wine Facility – Large Winery, 
may be conditionally permitted in the AG-40 (General Agriculture, 40-acre minimum) zone with 
an approved Conditional Use Permit. The project site has a General Plan designation of A/G 
(General Agriculture), and the AG-40 zone is an implementing zone for this designation. 
Additionally, the project is compatible with the Williamson Act Principles of Compatibility, and 
therefore, compatible with the Williamson Act. Therefore, the proposed project is consistent 
with the goals, policies, standards, and maps of the General Plan, and there are no Master Plans, 
Specific Plans, and/or Special Purpose Plans in the project vicinity.  

  
2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary facilities 

have been provided, and the proposed improvements are properly related to existing and proposed 
roadways. 
  

• This finding can be made because there are no new utility or roadway improvements required. 
The proposed winery expansion will not impact existing public utilities and will not require the 
use of public water or a septic system, and all storm water will be retained on site. The proposed 
project will be accessed from West Turner Road, a County maintained roadway.  

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

  

• This finding can be made because the project site already contains an established winery 
operation and associated agricultural improvements, demonstrating that the property is 
physically capable of supporting the proposed use. The proposed expansion will be integrated 
with the existing winery facilities and will be designed to accommodate the proposed intensity 
of use while maintaining compliance with applicable setbacks, access, parking, fire protection, 
drainage, and other development standards. The size and configuration of the property are 
adequate to accommodate the proposed improvements without creating an undue conflict with 
ongoing agricultural activities. Therefore, the site is physically suitable for the proposed winery 
expansion and its anticipated intensity of development.  
 

4. The location, size, design, and operating characteristics of the proposed use will be compatible with and 
will not adversely affect the livability or appropriate development of abutting properties and the surrounding 
neighborhood.  

 

• This finding can be made because the proposed project is an expansion of an existing winery 
operation and will remain compatible with the agricultural character of the surrounding area. 
The improvements will be located in association with the existing winery facilities and will be 
designed to comply with applicable development standards. The project is not anticipated to 
adversely affect surrounding agricultural operations or neighboring properties. Potential 
impacts associated with traffic, noise, lighting, parking, and other operational characteristics 
will be addressed through project design and applicable Conditions of Approval. Therefore, the 
location, size, design, and operating characteristics of the proposed winery expansion will be 
compatible with surrounding properties and the existing agricultural neighborhood.  
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5. The proposed use will not create any nuisances arising from the emission of odor, dust, gas, noise, 

vibration, smoke, heat, or glare at a level exceeding ambient conditions. 
  

• This finding can be made because the proposed winery expansion is an agricultural-related use 
that will be subject to applicable County standards regulating noise, lighting, dust, odors, and 
other potential nuisances. The project is an expansion of an existing winery and is not 
anticipated to generate emissions or other nuisances at levels that would significantly exceed 
those associated with the existing operation and surrounding agricultural activities. 
Construction-related impacts will be temporary and will be subject to applicable regulations and 
Conditions of Approval. Operational impacts will be managed through the design and operation 
of the expanded facility. Therefore, the proposed use is not anticipated to create nuisances from 
odor, dust, gas, noise, vibration, smoke, heat, or glare at a level exceeding ambient conditions.  

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

other public facilities and services.  
  

• This finding can be made because the existing winery is served by established roadway access 
and infrastructure, and the proposed expansion will utilize and, where necessary, improve 
existing facilities serving the property. The project will be reviewed by the appropriate County 
departments and agencies to ensure that adequate access, water supply, wastewater disposal, 
storm drainage, fire protection, and other necessary services are available or can be provided. 
Any required improvements will be incorporated as Conditions of Approval. Therefore, the site 
is adequately served, or can be adequately served, by the necessary public and private facilities 
and services. 

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

  

• This finding can be made because the proposed use type Wine Facility – Large Winery may be 
conditionally permitted in the AG-40 (General Agriculture, 40-acre minimum) zone subject to a 
Conditional Use Permit and the proposed use meets the Williamson Act Principles of 
Compatibility. Furthermore, the use meets all standards pursuant to Development Title Sections 
9-702 and will be consistent with the Development Title if the project is approved with the 
proposed Conditions of Approval provided by the reviewing departments and agencies.  
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CONDITIONS OF APPROVAL 
PA-2500204 

SPENKER RANCH INC/ MICHAEL SMITH 
 
Conditional Use Permit No. PA-2500204 was approved by the Planning Commission on XXX 2026. The 
effective date of approval is XXX 2026. This approval will expire on XXX 2029, 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: Community Development Department, [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 9-802.020) 
 

b. APPROVED USE: This approval is for an expansion of an existing 1,837 square-foot Large Winery 
established under UP-98-003. The project will take place in two phases over five years, as shown 
on the site plan dated July 29, 2026. No changes to previously permitted events are proposed with 
this application. (Use Type: Wine Facility – Large Winery).  
 

• Phase One, to be completed in 3 years, includes the permitting of the following existing 
structures:  

 

− Five 256-square-foot shade structures  

− 324-square-foot shade structure  

− 2,240-sqaure-foot shade structure with two shipping containers  

− 2,800-square-foot roof cover  

− 8,000-square-foot storage building  
 

• Phase Two, to be completed in 5 years, includes the construction of the following:  
 

− 8,000-square-foot wine processing building  

− 9,600-square-foot roof cover with solar array  

− 320-square-foot shipping container to be utilized as a commercial kitchen  
 

This project supersedes PA-0200114.    
 

c. MARKETING EVENTS: Marketing Events are subject to the following regulations:  
 
1. A maximum of twelve (12) marketing events are permitted annually.  

 
2. Marketing events must end by 10:00 p.m. (Development Title Section 9-410.100[j]) 
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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. PARKING: Off-street parking shall be provided and comply with the following: 
 

1. A minimum of 41 permanent off-street vehicle parking spaces shall be provided (Development 
Title Section 9-406.040). 
 

2. All permanent parking lots, including internal circulation and loading areas, shall be surfaced 
and permanently maintained with all-weather surfacing. (Development Title Section 9-406.110) 

 
3. Each vehicle parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 feet 

long. (Development Title Section 9-406.060) 
 

4. A total of eighty-three (83) parking spaces (1 space is required for every 3 attendees) shall be 
provided for marketing events, including an additional three (3) accessible spaces, of which 
one (1) shall be van accessible. 
  

5. Parking for marketing events shall be located on a maintained grass area to ensure a dust-free 
surface.  

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

Plan: 
 
1. Access driveways shall have a width of no less than 25 feet. (Development Title Section 9-

406.060[n]) 
 

2. The last 100 feet of the 16-foot-wide one-way egress driveway to Davis Road shall be surface 
and permanently maintained with asphalt concrete or Portland cement concrete, and the 
remainder of the driveway shall be surface with aggregate base. The aggregate base shall be 
oiled.   
 

f. LIGHTING: Lighting shall be provided and comply with the following: 
 

1. All lighting shall be designed to confine direct rays to the premises. No spillover beyond the 
property lines shall be permitted, except onto public roads, provided, however, that such light shall 
not cause a hazard to motorists. (Development Title Section 9-406.060[m][3]) 
 

g. SIGNS: The following sign regulations shall apply: 
 
1. One thirty-two (32) square foot six (6) foot tall monument sign shall be permitted at the entrance 

of the winery on Turner Road. 
 

2. One fifty (50) square foot double-faced twenty-five (25) foot tall pole sign shall be permitted at 
the entrance of the winery on Turner Road. 
 

3. Two twelve (12) square foot flags shall be permitted at the entrance of the winery on Turner 
Road. 
 

4. One twelve (12) square foot flag shall be permitted on the northwest comer of Turner Road 
and Davis Road. 
 

5. All portions of a sign shall be set back a minimum of five (5) feet from future rights-of-way lines 
including corner cut-off (snipe) and shall not block pedestrian or vehicle rights-of-way. 
Development Title Section 9-408.070[j][3]) 
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h. SIGNS: Sign details shall be consistent with Chapter 9-408 of the Development Title and be 

included on the Site Plan. All portions of any sign shall be set back a minimum of 5 feet from existing 
and future right-of-way lines and shall not block pedestrian or vehicle rights-of-way or obstruct 
drivers’ visibility. (Development Title Section 9-408) 
 

i. COMMERCIAL KITCHEN: Commercial kitchens shall not be used for restaurant purposes. 
(Development Title Section 9-410.100[i]) 

 
j. CALIFORNIA FIRE CODE (CFC): The following CFC 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. The Fire Prevention Division has reviewed this application and there does not appear to be any 

major problems associated with the proposed project as submitted.  
 
2. CFC 507 Fire Protection Water Supply - Fire flow and hydrants shall be provided for the proposed 

project by the use of: CFC Appendix B. (if needed) NFPA 22 and NFPA 1142 shall be used for 
Static Water. 

 
3. If Fire Protection Systems are required they shall be installed according to the CFC, Chapter 9 

and the appropriate standards and guides adopted in Chapter 35 of the California Building Code 
and the California Electrical Code. 

 
4. CFC, Section 906 Portable Fire Extinguishers – Provide portable fire extinguishers as required by 

this section. 
 

5. CFC, Section 606 Commercial Kitchen Hoods – Provide fire protection for the commercial kitchen 
exhaust hood (CFC 904.13). 
 

6. CFC, Chapter 9 – Fire Protection Systems: Any required fire protection system (i.e. fire sprinkler and 
suppression systems, fire alarm and detection systems, standpipes, FDC’s, smoke and heat removal, 
fire extinguishers, etc.) shall meet all appropriate sections of this chapter. 
 

7. CFC, Section 5001.3.3.1 Properties of Hazardous Materials – A complete list of hazardous materials 
used and or stored at this site shall be provided. 

 
8. A complete review, at building permit submittal, will require compliance with applicable codes and 

ordinances. 
 
9. CFC, Section 105 Permits: Operational Permit(s) may be required prior to occupancy. 

 
k. COMMERCIAL BUILDING PERMIT SUBMITTAL REQUIREMENTS:  

 
1. Application Submittal Policy: 

 
i. Permit Scope: A Building Permit is required for all proposed new structures.  
 

ii. Professional Credentials: All Plans must be prepared, signed, and stamped by a California-
registered civil engineer or licensed architect. 

 
iii. Construction Documents: Comprehensive construction plans must be provided. 

 
2. Mandatory Site Plan Elements (See Site Plan Checklist for required information) 

 

i. Civil Engineering: Comprehensive storm drainage systems and grading details. 
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ii. Access & Parking Infrastructure: Detailed parking and paths of travel layouts, including standard 

and code-compliant accessible vehicle parking stalls. 

 

iii. Utilities & Landscaping: On-site electrical distribution, all existing and proposed utility services, 

and required landscaping. 

 

3. Architectural & Systems Plan Criteria - Architectural designs must verify compliance with current 
California building codes. Plans must illustrate all interior and exterior spaces, including: 

 
i. Spatial Classifications: Occupiable and habitable rooms, hallways, courtyards, assembly 

spaces, and storage areas. 

 

ii. Life-Safety & Accessibility: Site amenities, public/private restroom facilities, emergency 

paths of travel for egress, and accessibility features. 

 

iii. Mechanical, Electrical, & Plumbing (MEP): Fully integrated designs for HVAC, plumbing, 

and electrical systems engineered to support all proposed spaces. 

 

4.  Geotechnical Documentation 
 

i. Soils & Foundation Investigation: foundation and soils investigation reports shall comply 

with Chapter 18 of the California Building Code. 

 
l. MITIGATION MONITORING AND REPORTING PROGRAM (MMRP): The project shall comply 

with all required mitigations included in the MMRP dated April 20, 2026. 
 
2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000, see letter dated December 30, 2025) 
 

a. An encroachment permit shall be required for all work within road right-of-way. (Note: Driveway 
encroachment permits are for flatwork only – all vertical features, including but not limited to fences, 
walls, private light standards, rocks, landscaping and cobbles are not allowed in the right-of-way.) 
(Development Title Sections 9-607.020 and 9-607.040)  

 
b. The driveway approaches shall be improved in accordance with the requirements of San Joaquin 

County Improvement Standards Drawing No. 17 prior to issuance of the occupancy permit. 
(Development Title Section 9-607.040)  

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

the time of building permit application. The fee 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)  

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

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

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

Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or 
equal when the maximum design depth is 18 inches or more. Required retention basin capacity shall 
be calculated and submitted along with a drainage plan for review and approval, prior to release of 
building permit. (Development Title Section 9-606)  
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f. A copy of the Final Site Plan shall be submitted prior to release of building permit.  
 

g. This project is subject to the NPDES Region-Wide Permit requirements and shall comply 
with the following conditions. Prior to release of the building permit, plans and calculations 
shall be submitted and approved by the Public Works Department – Water Resources 
Division (209-468-9360):  

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

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

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

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

h. Prior to release of the building permit, the owner shall enter into an agreement with San 
Joaquin County for post-construction maintenance of stormwater quality facilities.  

 
i. Prior to release of the building permit the applicant shall submit a Storm Water Quality 

Control Plan (SWQCP) to Public Works that complies with all requirements of the 2023 
SWQCCP  

 
j. Prior to release of the building permit the applicant shall submit the Storm Water Pollution 

Prevention Plan (SWPPP) to Public Works. A copy of the approved SWPPP and all 
required records, updates, test results and inspection reports shall be maintained on the 
construction site and be available for review upon request.  

 
3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420, see letter dated August 5, 

2026) 
 

a. Commercial kitchens shall be permitted as an accessory use to winery and off-site wine cellar use 
types in conjunction with approved Marketing Events, Industry Events, Wine Release Events, 
Large-scale Accessory Winery Events, or Small-scale Accessory Winery Events. Commercial 
kitchens shall not be used for restaurant purposes (San Joaquin County Development Title, Section 
9-410.100(i)).  

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

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

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

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

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

4. Any amount of hazardous material stored in an Underground Storage Tank – Underground 
Storage Tank Program (HSC Sections 25286 & 25280 et sec.) 

 
A. If an underground storage tank (UST) system will be installed, a permit is required to be 

submitted to , and approved by, the San Joaquin County Environmental Health Department 
(EHD) before any UST installation work can begin.  
 

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

 
5. Storage of at least 1,320 gallons of petroleum aboveground or any amount of petroleum stored 

below grade in a vault—Aboveground Petroleum Storage Program (HSC Sections 25270.6 & 
25270 et sec.) 
 
A. Spill Prevention, Countermeasures and Control (SPCC) Plan requirement  

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

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

 
4. SAN JOAQUIN COUNCIL OF GOVERNMENT (Contact: [209] 235-0600, see letter dated August 6, 

2026) 
 

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 
any grading or building permits. 
 

5. CALIFORNIA DEPARTMENT OF FISH AND WILDLIFE (Contact: [916] 216-6253 or 
hailey.donaldson@wildlife.ca.gov) 
a. The project is subject to the Department of Fish and Wildlife regulations regarding the Crotch’s 

bumble bee. The applicant must provide a release prior to issuance off any building or grading 
permits.  
 

6. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (Contract: 
Dylan.Casares@valleyair.org or [559] 230-6574, see letter dated July 1, 2026) 

 
a. This Project will be subject to San Joaquin Valley Air Pollution Control District rules and regulations, 

and will require District permits. The applicant must provide a release prior to issuance of any 
grading or building permits.   
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Planning Commission Staff Report 
Item # 3, October 1, 2026 
Variance No. PA-2600102 

Minor Subdivision No. PA-2600101 
Prepared by: Jacob Pahule 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Chelsea Chandler and Marisa M. Manna Revocable Trust 
Project Applicant:  Dillon & Murphy Engineering c/o Joe Murphy  
 
Project Site Information 
Project Address:  4910 East Clarksdale Road, Acampo, CA 95220 &  

   4915 East Clarksdale Road, Acampo, CA 95220 
 
Project Location: On the north and south sides of East Clarksdale Road, approximately 

1,350 feet east of North State Route 99 East Frontage Road, Acampo 
 

Parcel Number (APN): 
017-090-56 & 017-090-59 
(portion) 

 Water Supply: Private (Well) 

General Plan 
Designation: 

A/G & OS/RC  Sewage Disposal: Private (Septic) 

Zoning Designation: AG-40  Storm Drainage: Private (On site) 

Project Size: 43 acres  100-Year Flood: Yes (AE) 

Parcel Size: 43 acres  Williamson Act: No 

Community: None  
Supervisorial 
District: 

4 

 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C) 
 

 
Project Description 
 
This project is comprised of two components: 
 

• A Variance requesting to reduce the minimum required parcel size in the AG-40 (General 
Agriculture, 40-acre minimum) zone from 40 acres to 18 acres and 25 acres to facilitate a Minor 
Subdivision. 

 

• A Minor Subdivision that proposes subdividing an existing 43-acre parcel, currently divided by 
Clarksdale Road, into two parcels. Parcel 1 to contain the 25-acre portion of the parcel located 
south of Clarksdale Road. Parcel 2 to contain the 18-acre portion of the parcel located north of 
Clarksdale Road. Each parcel will continue to utilize existing access driveways and on-site 
services.   

 
Recommendation 
 
1. Adopt the Notice of Exemption (Attachment C), 
2. Adopt the Findings for Variance (Attachment D), 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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3. Approve Variance No. PA-2600102 subject to the recommended Conditions of Approval (Attachment 
E), 

4. Adopt the Findings for Minor Subdivision (Attachment D), and  
5. Approve Minor Subdivision No. PA-2600101 subject to the recommended Conditions of Approval 

(Attachment E).  
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: September 11, 2026. 
Number of Public Hearing notices: 583 
Date of Public Hearing notice mailing: September 11, 2026. 
 
Referrals and Responses 

• Early Consultation Date: May 19, 2026 

• Project Referral with Environmental 
Determination Date: August 19, 2026 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

County Departments   

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

 8/20/2026 

Public Works 7/16/2026  

Environmental Health 5/26/2026 8/20/2026 

General Services   

Sheriff Office   

Surveyor   

State Agencies   

A.B.C.   

Department of 
Transportation 

  

District 10   

Division of 
Aeronautics 

  

C.H.P.   

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

C.V.F.P.B.   

Fish & Wildlife, 
Division: 

  

O.E.S.   

Federal Agencies   

F.A.A.   

F.E.M.A.   

Army Corps of 
Engineers 

  

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

Local Agencies   

A.L.U.C.   

CalWater   

City of Stockton   

Motezuma Fire District   

Mosquito & Vector 
Control 

  

S.J.C.O.G. 7/21/2026 8/25/2026 

San Joaquin Farm 
Bureau 

  

San Joaquin Air 
Pollution Control 
District 

  

S.E.W.D. Irrigation 
District 

  

Stockton Municipal 
Airport 

  

Stockton Unified 
School District 

  

Miscellaneous   

California Valley 
Miwok Tribe 

6/1/2026  

B.I.A.   

Builders Exchange   

Carpenters Union   

Haley Flying Service   

Kathy Perez   

P.G.&E. 
5/22/2026 & 
5/26/2026 

8/21/2026 

Precissi Flying 
Service 

  

Sierra Club 6/4/2026  
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ANALYSIS 
 
Background 
 
The subject property consists of one legal lot totaling approximately 43 acres that has historically been used 
for agricultural purposes and is physically bisected by East Clarksdale Road. As a result, the northern and 
southern portions of the site have operated independently. The southern portion of the subject property 
contains an existing 2,200-square-foot single-family residence and accessory structure, while the northern 
portion contains an existing 2,400-square-foot agricultural building.   
 
Historically, the project site was two separate legal parcels. In 1996, Lot Line Adjustment No. LA-96-0018 
resulted in the existing configuration, combining parcels located on the north and south side of East 
Clarksdale Road into one legal lot. Subsequently, the northern and southern portions were transferred 
separately, and the parcels were treated as two legal lots separated by East Clarksdale Road. The property 
owners later transferred these pieces separately to new owners. Although inconsistent with the approved 
Lot Line Adjustment, the Subdivision Map Act and the San Joaquin County Development Title, the property 
continued to be treated as separate properties for ownership and taxation purposes.  
 
The proposed Variance and Minor Subdivision are proposed to legally recognize the separation of the 
property into two independently utilized parcels. 
 
Variance 
 
Pursuant to Development Title Section 9-805.010, a Variance provides a means of altering the 
requirements of this Title in specific instances where the strict application of those requirements would 
deprive a property of privileges enjoyed by other properties in the vicinity and under identical zoning, due 
to special circumstances applicable to the property involved. This provision is consistent with the 
allowances set forth in the California Planning and Zoning Law, which authorizes cities and counties to 
grant variances when, due to special circumstances, the strict application of zoning requirements would 
deprive a property of rights enjoyed by other properties in the same zoning district.  
 
Pursuant to Development Title Section 9-805.030, the Planning Commission is required to make four 
findings in the affirmative in order to approve the Variance application. Staff determined that all findings can 
be made in the affirmative, as discussed below and found in Attachment D.  
 
Minor Subdivision Findings 
 
Pursuant to Development Title Section 9-501.070, in order to approve the Minor Subdivision application, 
the Planning Commission is required to make several findings in the affirmative. Staff determined that all 
findings can be made in the affirmative, as found in Attachment D.  
 
Environmental Document 
 
The proposed project was reviewed for compliance with the California Environmental Quality Act (CEQA). 
The project qualifies for an exemption pursuant to CEQA Guidelines Section 15061(b)(3), commonly 
referred to as the “common sense” exemption, because it can be seen with certainty that there is no 
possibility that the proposed project may have a significant effect on the environment. 
 
The proposed Minor Subdivision would divide an existing approximately 43-acre legal lot into two parcels 
of approximately 25 acres and 18 acres. The Variance would reduce the minimum required parcel size in 
the AG-40 zone from 40 acres to 25 acres and 18 acres to facilitate the subdivision. The project does not 
propose new development, a change in land use, new access roads, or new utility infrastructure. The 
proposed parcels will utilize existing access, private wells, septic systems, irrigation systems, and storm 
drainage facilities. The property is currently developed and utilized independently on both sides of East 
Clarksdale Road, including existing residential and agricultural improvements. 
 
Because the proposed project would formalize the existing physical and functional configuration of the 
property without proposing physical improvements or a change in the existing use of the property, approval 



Planning Commission Staff Report, PA-2600101 (MS) & PA-2600102 (VR) 6 
 

of the Minor Subdivision and Variance would not result in a physical change to the environment. Therefore, 
there is no possibility that the project would have a significant effect on the environment, and the project is 
exempt from CEQA pursuant to Section 15061(b)(3).  

Opposition 

The Planning Department received one letter of opposition from the Sierra Club (See Attachment B). The 
letter expresses concerns regarding the use of the Variance procedure to reduce the minimum required 
parcel size in the AG-40 zone, consistency with State planning law and the County General Plan, 
agricultural land fragmentation, and compliance with the California Environmental Quality Act (CEQA). 

Consistency with State Planning Law and Development Title 

The Sierra Club cites concerns regarding the use of a Variance to reduce the minimum required parcel size 
in the AG-40 zone. Specifically, the Sierra Club asserts that the proposed 18-acre and 25-acre parcels 
would constitute uses that are not authorized by the AG-40 zoning regulations and recommends that the 
applicant pursue a General Plan Amendment and rezoning. The Community Development Department has 
reviewed the application with all Development Title regulations and California Planning and Zoning Law 
and determined that the project could meet all requirements for a Variance. As a result, staff is 
recommending approval based on the ability to make the necessary Variance findings in the affirmative 
(Attachment D).  

General Plan Consistency 

The Sierra Club cites concerns regarding consistency with the County General Plan, including General Plan 
Policy LU-7.3, which concerns further fragmentation of land designated for agricultural use. The subject 
property has General Plan designations of General Agricultural (AG) and Open Space/Resource 
Conservation (OS/RC) and is zoned AG-40. Although the proposed Minor Subdivision will result in parcels 
smaller than the zone minimum of 40 acres, they have been proposed with a Variance application, which 
allows smaller parcels under certain special circumstances. Further, the resultant parcels, containing 18 
and 25 acres are anticipated to still be viable for production agriculture. As a result, staff has found that the 
proposed project is consistent with the General Plan and is recommending approval of both the Variance 
and Minor Subdivision based on the ability to make the required findings in the affirmative (Attachment D).  

California Environmental Quality Act (CEQA) 

The Sierra Club asserts that additional environmental review is required for the proposed Minor Subdivision 
and Variance and that the proposed exemption was inadequate. The project, including both proposed 
applications, was reviewed by numerous County departments and responsible agencies through the Early 
Consultation referral process, which allows for these agencies to provide comments that may influence 
staff’s environmental determination. No agencies or departments stated any environmental concerns upon 
receipt of the Early Consultation referral, and the Department of Public Works, Environmental Health 
Department, and San Joaquin Council of Governments provided recommended Conditions of Approval 
addressing applicable regulatory requirements.  
 
Community Development Department staff reviewed the comments received and the project details. Staff 
determined that the project was exempt from CEQA pursuant to CEQA Guidelines Section 15061(b)(3), 
commonly referred to as the “common sense” exemption, as it can be seen with certainty that there is no 
possibility that the project may have a significant effect on the environment. The proposed project will 
formalize the existing physical and functional configuration of the property without proposing physical 
improvements or a change in the existing use of the property. As a result, no environmental impact will 
occur. If approved, the Community Development Department will file a Notice of Exemption.  
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 

 

1. Adopt the Notice of Exemption (Attachment C); and, 
2. Adopt the Findings for Variance (Attachment D), 
3. Approve Variance No. PA-2600102 subject to the recommended Conditions of Approval 

(Attachment E), 
4. Adopt the Findings for Minor Subdivision (Attachment D), and  
5. Approve Minor Subdivision No. PA-2600101 subject to the recommended Conditions of Approval 

(Attachment E).  
 

Attachments: 
 
Attachment A – Tentative Map 
Attachment B – Agency Response Letters 
Attachment C – Environmental Determination 
Attachment D – Findings for Variance and Minor Subdivision 
Attachment E – Conditions of Approval 
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Attachment A 
Tentative Map 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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Attachment B 
Agency Response 

Letters 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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VARIANCE FINDINGS  
Variance No. PA-2600102 

CHELSEA CHANDLER / DILLON & MURPHY ENGINEERING C/O JOE MURPHY 
 
1. Because of the special circumstances applicable to the property, including size, shape, topography, 

location, or surroundings, the strict application of the regulation deprives the property of privileges enjoyed 
by other property in the vicinity and under identical zoning classification. 

• This finding can be made in the affirmative because special circumstances applicable to the 
subject property distinguish it from other properties in the vicinity under the same zoning 
classification. The subject property consists of one legal lot of approximately 43 acres that 
is physically separated by East Clarksdale Road into northern and southern portions. The 
two portions have historically been utilized independently, including being farmed by 
separate farmers and served by separate wells and irrigation systems. The southern portion, 
identified as Parcel 1 on the Tentative Map, contains an existing 2,200-square-foot single-
family residence and accessory structure, while the northern portion contains an existing 
2,400-square-foot shop. The portions have also historically been treated as separate 
properties for ownership and taxation purposes. 

The proposed subdivision would formalize the longstanding physical, functional, and 
ownership separation of the northern and southern portions into two legal parcels of 
approximately 25 acres and 18 acres. These circumstances are unique to the subject 
property and support granting relief from the 40-acre minimum parcel size requirement. 
Accordingly, the strict application of the AG-40 minimum parcel size would deprive the 
property of privileges enjoyed by other properties in the vicinity under identical zoning, and 
this finding can be made in the affirmative. 

2. The Variance will not be detrimental or injurious to property or improvements in the vicinity of the subject 
property, or the public health, safety or general welfare. 

• This finding can be made in the affirmative because the proposed subdivision will not result 
in physical changes to the property or introduce a use that would be detrimental or injurious 
to surrounding properties, existing improvements, public health, safety, or general welfare. 
The proposed subdivision would utilize existing access, wells, irrigation systems, private 
septic systems, and storm drainage facilities serving the respective portions of the property. 
No new development or physical improvements are proposed as part of the subdivision or 
Variance applications. 

Any future development of the resulting parcels will remain subject to applicable County 
permitting requirements and conditions of approval. Additionally, any future structures 
requiring ground disturbance will be subject to participation in the San Joaquin County 
Multi-Species Habitat Conservation and Open Space Plan (SJMSCP), as required by the 
Conditions of Approval. Therefore, approval of the Variance is not expected to result in 
adverse impacts to surrounding properties or the public health, safety, or general welfare, 
and this finding can be made in the affirmative. 

3. The granting of the Variance will not constitute a grant of special privileges inconsistent with the limitations 
upon other properties in the vicinity and zone in which the property is situated. 

• This finding can be made in the affirmative because the requested Variance would allow the 
subject property to be divided into two parcels of approximately 25 acres and 18 acres, 
which is consistent with the existing development pattern in the surrounding area. The 
proposed parcels would remain subject to all applicable AG-40 development standards 
other than the minimum parcel size requirement addressed by the Variance. The request is 
also limited to formalizing the existing separation of the property along East Clarksdale 
Road and does not propose additional development or a change in zoning. 
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The proposed parcel sizes are consistent with the size and character of other parcels in the 
vicinity, and approval of the Variance would not provide the property with a privilege that is 
inconsistent with the limitations applicable to similarly situated properties. Accordingly, the 
granting of the Variance would not constitute a special privilege, and this finding can be 
made in the affirmative. 

4. The Variance will not authorize a use or activity which is not otherwise expressly authorized by the 
regulation governing the parcel of property. 

• This finding can be made in the affirmative because the requested Variance does not 
authorize a new use or activity on the property. The Variance is limited to reducing the 
minimum required parcel size in the AG-40 zone from 40 acres to approximately 25 acres 
and 18 acres to facilitate the proposed Minor Subdivision. The existing agricultural and 
residential uses on the property remain subject to the applicable General Plan and 
Development Title regulations, and no change in zoning or General Plan designation is 
proposed. 

No new development is proposed as part of the Minor Subdivision or Variance applications. 
Any future development of the resulting parcels will be required to comply with the 
applicable County regulations and permitting requirements. Therefore, the Variance does 
not authorize a use or activity that is not otherwise expressly authorized by the regulations 
governing the property, and this finding can be made in the affirmative. 
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SUBDIVISION FINDINGS  
Minor Subdivision No. PA-2600101 

CHELSEA CHANDLER / DILLON & MURPHY ENGINEERING C/O JOE MURPHY 
 
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 in the affirmative because, subject to approval of Variance No. PA-
2600102, the proposed subdivision is consistent with the applicable General Plan and 
Development Title requirements. The subject property consists of one legal lot of 
approximately 43 acres and is zoned AG-40 (General Agriculture, 40-acre minimum). The 
proposed subdivision would create two parcels, with Parcel 1 containing approximately 25 
acres and Parcel 2 containing approximately 18 acres. The accompanying Variance would 
allow the proposed parcel sizes below the 40-acre minimum. 

The southern portion of the property, identified as Parcel 1 on the Tentative Map, is 
designated Agricultural (AG) by the General Plan, while the northern portion, identified as 
Parcel 2, is designated Open Space/Resource Conservation (OS/RC). Both portions are 
zoned AG-40. The proposed subdivision does not include a change to the General Plan 
designations or zoning. There is no applicable Specific Plan, pre-existing Special Purpose 
Plan, or Master Plan governing the subject property. If the Variance is approved to reduce 
the required parcel size and density, the proposed subdivision and accompanying Variance 
are consistent with the remaining applicable General Plan policies and Development Title 
regulations. 

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

• This finding can be made in the affirmative because the subject property is physically 
suitable for the proposed subdivision. The approximately 43-acre property is physically 
separated by E Clarksdale Road into northern and southern portions that have historically 
been utilized independently. Each portion has its own well, irrigation system, septic system, 
and direct access to a County-maintained road. The southern portion contains an existing 
2,200-square-foot single-family residence and 150-square-foot shed, while the northern 
portion contains an existing 2,400-square-foot shop. 

The proposed subdivision would formalize the existing physical and functional separation 
of the property into two parcels and does not propose new development or new access 
improvements. The resulting parcels can continue to utilize the existing infrastructure 
serving the respective portions of the property. Any future development would remain 
subject to applicable County development standards and permitting requirements. Given 
the existing physical characteristics, access, infrastructure, and established separate use 
of the two portions, the site is physically suitable for the proposed subdivision and resulting 
density. 

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 in the affirmative because the proposed subdivision does not 
propose new development or physical improvements that would result in substantial 
environmental impacts. The project would formalize the existing physical separation of the 
property into two parcels and utilize existing access and infrastructure. No new ground-
disturbing development is proposed as part of the subdivision. 
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The project is exempt from CEQA pursuant to CEQA Guidelines Section 15061(b)(3), as it 
can be seen with certainty that there is no possibility that the activity may have a significant 
effect on the environment. Future development requiring ground disturbance on either 
resulting parcel will remain subject to applicable environmental requirements, including 
participation in the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMSCP), as required by the Conditions of Approval. Therefore, the proposed 
subdivision is not likely to cause substantial environmental damage or substantially and 
avoidably injure fish, wildlife, or their habitat. 

4. The proposed subdivision, together with the provisions for its design and improvement, is not likely to 
cause serious public health problems.  

 

• This finding can be made in the affirmative because the proposed subdivision does not 
include new development or improvements that would create serious public health 
concerns. Each resulting parcel will utilize private water and wastewater systems, and the 
Environmental Health Department has identified requirements that must be satisfied prior 
to approval of the parcel map. These requirements include approval of a soil suitability and 
nitrate loading study demonstrating that each area is suitable for septic system use, 
percolation testing for each parcel, and compliance with San Joaquin County onsite 
wastewater treatment system standards. 
 
Additionally, the Environmental Health Department requires a surface and subsurface 
contamination report addressing potential contamination from past or current land uses. 
The Environmental Health Department reviewed and approved the Surface and Subsurface 
Contamination Report for the project (SU-2601188). Compliance with these requirements 
will ensure that water and wastewater services for the resulting parcels are addressed in 
accordance with applicable County standards. Therefore, the proposed subdivision is not 
likely to cause serious public health problems. 

 
5. The proposed subdivision, together with the provisions for its design and improvement, will not conflict 

with easements acquired by the public at large for access through or use of property within the proposed 
subdivision. The County may approve a map if it finds that alternate easements for access or for use 
will be provided and that these easements will be substantially equivalent to ones previously acquired 
by the public.  

 

• This finding can be made in the affirmative because the proposed subdivision will not 
conflict with easements acquired by the public for access through or use of the subject 
property. Parcel 1 will utilize existing direct access to E. Clarksdale Road south of the 
roadway, and Parcel 2 will utilize existing direct access to E. Clarksdale Road north of the 
roadway. East Clarksdale Road is a County-maintained road. No new public access 
easement or alternate public access route is proposed as part of the subdivision. 

 
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 in the affirmative because the resulting parcels will utilize private 
wells and septic systems for water and wastewater disposal. The Environmental Health 
Department has reviewed the project and identified requirements that must be satisfied prior 
to approval of the parcel map, including a soil suitability and nitrate loading study, 
percolation testing for each parcel, and compliance with San Joaquin County onsite 
wastewater treatment system standards. The Environmental Health Department has also 
reviewed and approved the project's Surface and Subsurface Contamination Report (SU-
2601188), and a Water Provision Declaration is required for review. 

The proposed subdivision would create two parcels and does not exceed the threshold of 
500 dwelling units identified in Government Code Section 66473.7. Therefore, water and 
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wastewater disposal services can be adequately addressed through the existing private 
systems and applicable Environmental Health Department requirements. 

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 in the affirmative because the proposed subdivision does not 
include any land or improvements to be dedicated to the County or another public agency. 

 
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 in the affirmative because the proposed configuration of Parcels 
1 and 2 provides sufficient area and flexibility for future structures to be oriented and 
designed to take advantage of passive heating, cooling, natural ventilation, and solar 
exposure. The proposed subdivision does not establish a lot configuration that would 
preclude future development from incorporating passive or natural heating and cooling 
opportunities. Any future construction will remain subject to applicable County building and 
development standards. 

 
 

*** 
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Conditions of Approval 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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CONDITIONS OF APPROVAL 
PA-2600101 & PA-2600102 

CHELSEA CHANDLER / DILLON & MURPHY ENGINEERING C/O JOE MURPHY 
 

Variance Application No. PA-2600102 and Minor Subdivision Application No. PA-2600101 were 
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 Certificate of Compliance has been filed 
with and accepted by the County Surveyor. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to approval of the Certificate of Compliance.  Those Conditions followed by a Section Number 
have been identified as ordinance requirements pertinent to this application.  Ordinance requirements 
cannot be modified, and other ordinance requirements may apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: Community Development Department, [209] 

468-3121) 
 

a. APPROVAL: This approval is for a Minor Subdivision to subdivide a 43-acre parcel into 2 parcels. 
Parcel 1 to contain 25 acres and Parcel 2 to contain 18 acres, as shown on the Tentative Map dated 
March 18, 2026, and consistent with Variance No. PA-2600102. 
 

b. TENTATIVE MAP: The Parcel Map shall substantially conform with the approved Tentative Map dated 
March 23, 2026.  (Development Title Section 9-512.010). 
 

c. RIGHT TO FARM:  Pursuant to San Joaquin County Code Section 6-9004(b), the following note 
shall be recorded as a Notice of Minor Subdivision Restriction with the Parcel Map. 
 
All persons purchasing parcels within the boundaries of this approved map should be prepared to 
accept the inconveniences or discomforts associated with agricultural operations or activities, such as 
noise, odors, insects, dust, or fumes. San Joaquin County has determined that such inconveniencies 
or discomforts shall not be considered to be a nuisance. 

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

 
1. Parcel 1 shall have a lot size of 25 gross acres. 

 
2. Parcel 2 shall have a lot size of 18 gross acres. 

 

e. FIRE CODE REQUIREMENTS: The following California Fire Code (CFC) requirements apply to 

the proposed project. The following conditions shall be addressed prior to submittal of a building 

permit application to the Building Division: 

 
1. CFC Section 507, Fire Protection Water Supply — Fire flow and hydrants shall be provided for 

the proposed project in accordance with CFC Appendix B. In rural areas, static water tanks 
shall comply with NFPA 22, and water supply volumes shall comply with NFPA 1142. 

 
2. If fire protection systems are required, they shall be installed in accordance with CFC Chapter 

3. 
 

3. CFC Section 503, Fire Apparatus Access Roads — Fire apparatus access roads shall be 
provided as required by this section. Secondary access may be required. 

  
4. A complete review will be conducted at the time of building permit submittal to ensure 

compliance with all applicable codes and ordinances. 
 

COUNTY COUNSEL 
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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. 

 
2. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact [209] 235-0600): 

 
a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open 

Space Plan (SJMSCP).  At the time of development, any structures that require ground disturbance 
on this or subsequent divided parcels will be subject to participate in the SJMSCP and should be 
resubmitted to the San Joaquin Council of Governments to ensure biological and mitigation 
obligations are satisfied.  The following note shall be recorded as a Notice of Minor Subdivision 
Restriction: 
 
1. Parcel 1 and Parcel 2 are subject to the San Joaquin County Multi-Species Habitat 

Conservation and Open Space Plan (SJMSCP). At the time of development of Parcel 1 and 
Parcel 2, any structure(s) that require ground disturbance on this or subsequent divided parcels 
will be subject to participate in the SJMSCP and development plans should be submitted to the 
San Joaquin Council of Governments to ensure biological and mitigation obligations are 
satisfied. 
 

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

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

 
b. An Irrevocable Offer to Dedicate Road shall be provided to establish a 25-foot-wide right-of-way 

from the centerline of E Clarksdale Road to the property line along the frontage of Parcels 1 and 2. 
The Irrevocable Offer of Dedication shall be shown on the Parcel Map. (Development Title Section 
9-608.060) 
 

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

Informational Notes:  
 

1. At the time the parcels are developed, the developer shall provide drainage facilities in 
accordance with the San Joaquin County Development Standards.  
 

2. Any construction activity that results in the disturbance of at least one (1) acre of soil shall 
require a State NPDES construction permit. Dischargers whose projects disturb 1 or more 
acres of soil or whose projects disturb less than 1 acre of soil and is not part of a larger common 
plan of development, are required to obtain coverage under the current General Permit for 
Discharges of Storm Water Associated with Construction Activity.  
 

3. This property is subject to the requirements of San Joaquin County Mosquito & Vector Control 
District (209-982-4675) and the California Health and Safety Code for the prevention of 
mosquitoes. Best Management Practices (BMP) guidelines for stormwater devices, ponds and 
wetlands are available.  

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

 
a. A soil suitability and nitrate loading study incorporating proposed onsite wastewater treatment system 

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 9-604.010(d)). The fee will 
be based on the current schedule at the time of payment. 
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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. 
 

b. A qualified environmental professional shall prepare a surface and subsurface contamination report, 
identifying any potential source of surface or subsurface contamination caused by past or current land 
uses. The report shall include evaluation of non-point source of hazardous materials, including 
agricultural chemical residues, as well as potential point sources, such as fuel storage tanks, septic 
systems, or chemical storage areas. If the report indicates there is contamination, corrective action 
shall be taken, as recommended in the report and concurred with by Environmental Health prior 
recordation of Parcel Map San Joaquin County Development Title, Section 9- 502.070(a)(c)).  
 
The fee will be based on the current fee schedule at the time of payment. 

 
Note: The Environmental Health Department reviewed and approved the Surface and Subsurface 
Contamination Report (SSCR) for this project (SU-2601188). 

 
c. Submit a Water Provision Declaration Form to the Environmental Health Department for review. 

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

Department (San Joaquin County Development Title, Section 9-601.010(b) and 9-601.020(i)).  
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Item # 4, October 1, 2026 

Conditional Use Permit No. PA-2500218 
Prepared by: Jessica Leal 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Barbagelata, Louis & Jeanette Trust 
Project Applicant:  RPCA Solar 11, LLC  
 
Project Site Information 
Project Address:  18133 East Comstock Road, Linden 
Project Location: At the northeast corner of East Comstock Road and North Duncan Road, 

north of Linden. 
 
Parcel Number (APN): 091-170-06 Water Supply: Private (On-Site Well) 
General Plan Designation: A/G Sewage Disposal: Private (On-Site Septic) 
Zoning Designation: AG-40 Storm Drainage: Private (Natural) 
Project Size: 15.2 acres 100-Year Flood: No  
Parcel Size: 19.99 acres Williamson Act: No 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (Attachment E) 
 

 
Project Description 
 
A Conditional Use Permit to construct a utility-scale 15.2-acre ground-mounted photovoltaic energy facility. 
The project will generate up to 3 megawatts of solar energy utilizing photovoltaic solar modules, inverters, 
and appurtenant electrical equipment. The modules will be mounted on a steel racking system employing 
single-axis tracker technology that efficiently tracks the sun’s movement throughout the day and maximizes 
the efficiency of solar collection. The rows of modules will be anchored in the ground using driven piers, 
and the overall height of the array is not expected to exceed 15 feet above the existing ground surface at 
maximum tilt. The Project will interconnect to the existing Pacific, Gas, and Electric electrical distribution 
system adjacent to the site along East Comstock Road. 
 
Recommendation 
 
It is recommended that the Planning Commission:  
  

1. Adopt the Mitigated Negative Declaration (Attachment E), 
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment F), 
3. Adopt the Findings for Conditional Use Permit (Attachment G),  
4. Approve Conditional Use Permit No. PA-2500218 subject to the recommended Conditions of 

Approval (Attachment H) 
  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: September 11, 2026. 
Number of Public Hearing notices: 98 
Date of Public Hearing notice mailing: September 11, 2026. 
 
Referrals and Responses 

• Early Consultation Date: October 23, 2025 • Mitigated Negative Declaration Posting 
Date: August 14, 2026 

• Project Referral with Environmental 
Determination Date: August 14, 2026 

• OPR State Clearinghouse #: 
2026080465 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

County Departments   

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

 08/14/26 

Code Enforcement   

Public Works 12/01/25  

Environmental Health 10/27/25 08/14/26 

Supervisor: District 4    

Sheriff Office   

Mosquito Abatement    

State Agencies   

CA Air Resources 
Board 

  

CA Native American 
Heritage Commission 

  

CA Energy 
Commission  

  

Fish & Wildlife, 
Division: Region 2 

11/07/25  

Public Utilities 
Commission 

  

Federal Agencies   

US Fish & Wildlife    

F.E.M.A. 11/03/25  
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

Local Agencies   

Linden Unified School 
District 

  

Linden-Peters Rural 
Fire District 

  

City of Tracy   

City of Manteca   

Stockton East Water 
District 

  

S.J.C.O.G. 10/27/25 08/17/26 

San Joaquin Farm 
Bureau 

  

San Joaquin Air 
Pollution Control 
District 

11/13/25  

CA Tribal TANF 
Partnership 

  

Linden MAC   

California Valley 
Miwok Tribe 

  

United Auburn Indian 
Community 

  

North Valley Yokuts 
Tribe 

  

Buena Vista 
Rancheria 

  

Farm Bureau   

Miscellaneous   

B.I.A.   

Builders Exchange   

Carpenters Union   

P.G.&E. 11/08/25  

Sierra Club   
 

 
  



   

 

Planning Commission Staff Report, PA-2500218 (CUP) 4 
 

This page intentionally left blank. 

  



   

 

Planning Commission Staff Report, PA-2500218 (CUP) 5 
 

ANALYSIS 
 
Background 
 
The project site contains an existing residence and accessory structures. The remainder of the site was 
previously planted with a walnut orchard, which was removed by the landowner in July of 2023. No 
agricultural use has occurred since the removal of the orchard. The existing single-family residence on the 
site and accessory structures are proposed to remain and will continue to be inhabited throughout the 
project’s construction and operation.  
 
San Joaquin Valley Air Pollution Control District  
 
An early consultation referral was sent to the San Joaquin Valley Air Pollution Control District (APCD) on 
October 23, 2025, and a second referral was sent on August 14, 2026, in conjunction with the posting of 
the environmental review document. APCD provided comments on September 2, 2026, recommending that 
the County conduct a Health Risk Assessment (HRA), Prioritization screening, and Air Impact Assessment 
(AIA) pursuant to District Rule 9510 to further evaluate potential air quality and health risk impacts 
associated with the project. These recommendations are advisory in nature and are intended to assist lead 
agencies in evaluating potential environmental impacts under CEQA. 
  
Community Development Department staff has reviewed the APCD’s comments together with the project 
description and determined that the recommended HRA and associated analyses are not required for the 
project. The proposed solar facility does not include operational sources of Toxic Air Contaminants, and air 
quality impacts are limited to short-term construction activities that will be controlled through standard 
District requirements and CEQA mitigation measures.  
 
Based on these factors, staff concludes that the additional recommended analyses are not necessary to 
support the environmental determination and recommendation of approval for the project. 
 
Environmental Document  
 
An initial study dated August 14, 2026, concluded that any impacts associated with the proposed 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 August 14, 2026. 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. 
 
California Department of Fish and Wildlife Comments 
 
On November 5, 2025, the Community Development Department received a comment letter from the 
California Department of Fish and Wildlife (CDFW) outlining environmental concerns related to the project. 
These comments were considered in preparation of the initial study document, prepared by Rincon 
Consultants. Upon posting of the initial study and Mitigated Negative Declaration, CDFW provided a second 
response letter dated September 9, 2026, with comments relating to the document’s discussion regarding 
impacts to the Crotch’s Bumble Bee and the proposed mitigations relating to this species. Staff reviewed 
this letter with the applicant, Rincon Consultants, and County Counsel, and updated the initial study and 
incorporated mitigations. These updates were reviewed and agreed upon by CDFW staff. As no new 
impacts or mitigations were identified, reposting of the document was not required, however the MMRP 
included in this report (dated September 24, 2026) has been updated to reflect the revised mitigations. 
 
Community Comments 
 
The Community Development Department received two letters in opposition. The letters express concern 
regarding the proposed project having a negative visual impact on the character of the area and a negative 
impact on surrounding property values. 
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Impacts to property values were addressed in the opposition letters, however no further support was 
provided.  
 
Regarding aesthetic impacts, the project proposes to develop approximately 15 acres of the 20-acre parcel 
with solar panels that tilt on an axis to track the movement of the sun. These panels, depending on tracking 
and angle, range from 9-to-15-feet in height. The developed area will be setback a minimum of 30 feet from 
all property lines, with solar arrays located a minimum of 54 feet from the neighboring residentially 
developed parcel to the north and a minimum of 50 feet from adjacent public streets to the south and west. 
The facility will be screened with a combination of slats and vegetation, or a similar material. Additionally, 
the facility is subject to the applicable Development Title standards intended to ensure compatible land 
uses and preserve the County’s visual character.  The scale and intensity of the proposed solar 
development will be similar to the previously planted orchard in regard to ground coverage and development 
height, and the proposed screening will further obscure views of the proposed facility. A requirement for 
screening has been included in the recommended Conditions of Approval. As a result, with incorporation 
of the recommended Conditions of Approval, aesthetic impacts are expected to be less-than-significant, 
and the facility can be integrated into the existing agricultural landscape. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 

 
1. Adopt the Mitigated Negative Declaration (Attachment E), 
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment F), 
3. Adopt the Findings for Conditional Use Permit (Attachment G),  
4. Approve Conditional Use Permit No. PA-2500218 subject to the recommended Conditions of 

Approval (Attachment H)  
 
Attachments:  
 
Attachment A – Site Plan  
Attachment B – Agency Response Letters 
Attachment C – Comment Letters 
Attachment D – Applicant Letter 
Attachment E – Mitigated Negative Declaration  
Attachment F – Mitigation Monitoring and Reporting Program 
Attachment G – Findings for Conditional Use Permit 
Attachment H – Conditions of Approval   
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Attachment A 
Site Plan 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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Attachment B 
Agency Response 

Letters 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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FINDINGS FOR CONDITIONAL USE PERMIT 
PA-2500218 

BARBAGELATA, LOUIS & JEANETTE TR/ RPCA SOLAR 11, LLC 
 
1. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan, any 

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

 

• This finding can be made because the proposed 3-megawatt (MW) ground-mounted solar 
photovoltaic (PV) energy system is located on a property with a General Plan designation 
of A/G (Agriculture) and a zoning designation of AG-40. Utility-scale solar energy facilities 
are conditionally permitted within the AG zoning district subject to approval of a Conditional 
Use Permit. The project is subject to San Joaquin County solar energy development 
standards, including applicable siting and setback requirements. The proposed use is 
consistent with the goals and policies of the General Plan related to renewable energy 
development and continued agricultural land stewardship, and there are no applicable 
Master Plans, Specific Plans, or Special Purpose Plans governing the project site. Therefore, 
the proposed use is consistent with the General Plan and all applicable County-adopted 
plans. 

 
2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary 

facilities have been provided, and the proposed improvements are properly related to existing and 
proposed roadways. 

• This finding can be made because the project site is an existing agricultural parcel that is 
served by adequate utilities and public facilities. Access to the site is provided via a 
proposed driveway connection to East Comstock Road, a County-maintained roadway, 
which is adequate to serve the proposed use. The site is served by existing on-site private 
well water and septic systems, and natural storm drainage, all of which will remain in place 
and are sufficient to support the proposed project. No expansion of utility systems, roadway 
improvements, or new infrastructure connections are proposed as part of this application. 
Therefore, adequate utilities, roadway access, sanitation, water supply, drainage, and other 
necessary facilities are available to serve the proposed use. 

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

• This finding can be made because the approximately 19.99-acre parcel is physically suitable 
for the proposed utility-scale solar energy facility, which will occupy approximately 15.2 
acres of the site. The project is located on an existing agricultural parcel within the AG-40 
zoning district and is of sufficient size and configuration to accommodate the proposed 
solar array while maintaining setbacks required under the Development Title, including the 
30-foot setback requirement for ground-mounted systems in agricultural zones. The project 
does not include building construction or expansion. Therefore, the site is physically 
suitable for the type and intensity of development proposed. 

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

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

 

• This finding can be made because the proposed solar energy facility will be located on an 
existing agricultural parcel and is designed to operate in a manner compatible with 
surrounding agricultural uses by providing screening to limit the visual impact and planting 
native plants to attract pollinators that will benefit nearby agricultural operations. The 
project includes a 15.2-acre fenced solar array, screened with privacy slats and a vegetative 
buffer, or similar material, within a larger 19.99-acre parcel. The project will utilize a 
proposed driveway connection to East Comstock Road and does not introduce residential, 
industrial, or commercial activities inconsistent with the surrounding agricultural setting. 
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With implementation of required setbacks and operational standards for utility-scale solar 
facilities, the proposed use is not expected to adversely affect the livability or appropriate 
development of surrounding properties. Therefore, the proposed use will be compatible with 
the surrounding area. 

 
5. The proposed use will not create any nuisances arising from the emission of odor, dust, gas, noise, 

vibration, smoke, heat or glare at a level exceeding ambient conditions.  
 

• This finding can be made because the proposed solar energy facility is a passive, non-
emissive land use that does not involve the generation of odor, dust, gas, noise, vibration, 
smoke, heat, or glare at levels exceeding ambient conditions. The project consists of 
ground-mounted photovoltaic panels and associated electrical equipment that will operate 
in compliance with applicable County standards and manufacturer specifications. The 
facility will be unmanned during normal operations and will not generate operational 
nuisances typical of more intensive land uses. Temporary construction-related impacts will 
be short-term and subject to standard County mitigation measures under CEQA. Therefore, 
the proposed use is not expected to create nuisances exceeding ambient conditions. 

 
6. The site of the proposed use is adequately served by highways, streets, water, storm drainage, and 

other public facilities and services. 
 

• This finding can be made because the project site is adequately served by existing public 
services and facilities. Access is provided via a proposed driveway connection to East 
Comstock Road, a County-maintained roadway. The site will continue to utilize existing 
private well water and septic systems, and natural storm drainage, which are sufficient to 
serve the proposed use. The project does not propose new developments that would require 
expansion of public infrastructure or services. Emergency access will be provided via the 
proposed driveway and internal site circulation. Therefore, the site is adequately served by 
highways, streets, water supply, drainage, and other public facilities and services. 

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

 

• This finding can be made because the proposed utility-scale solar energy facility is a 
conditionally permitted use within the AG-40 zoning district, subject to approval of a 
Conditional Use Permit and compliance with applicable Development Title provisions. The 
project has been designed to comply with applicable development standards, including 
required setbacks for ground-mounted solar energy systems in agricultural zones, as well 
as applicable screening, access, and operational requirements. The project will be required 
to comply with all conditions of approval imposed by the County. Therefore, the proposed 
use complies with all applicable provisions of the Development Title. 

  



 

Planning Commission Staff Report, PA-2500218 (CUP) 1 
 

 
  

Attachment H 
Conditions of Approval 

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

 



 

Planning Commission Staff Report, PA-2500218 (CUP) 2 
Conditions of Approval 

This page intentionally left blank.  
  



 

Planning Commission Staff Report, PA-2500218 (CUP) 3 
Conditions of Approval 

CONDITIONS OF APPROVAL 

PA-2500218 
BARBAGELATA, LOUIS & JEANETTE TR/ RPCA SOLAR 11, LLC 

 
Conditional Use Permit No. PA-2500218 was approved by the Planning Commission on October 1, 
2026. The effective date of approval is . This approval will expire on , which 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: Community Development Department, [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 9-802.020) 

b. APPROVED USE: This approval is for a 3-megawatt (MW) ground-mounted photovoltaic system 

occupying 15.2 acres, as shown on the site plan dated August 14, 2025. (Use Type: Renewable 

Energy – Utility-Scale Solar Energy Facility). 

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

Fee is applicable, the County shall collect the fees before the issuance of any building permits. 

(Development Title Section 9-610.070) 

d. DECOMMISSIONING PLAN: Prior to issuance of a building permit, a Decommissioning Plan 

including financial guarantees must be submitted. (Development Title Section 9-409.430(b)(2)) 

e. MAXIMUM HEIGHT: The height of a ground mounted solar array shall not exceed 25 feet. 

(Development Title Section 9-409.430[b][11]) 

f. SETBACKS: All solar arrays must be setback 30 feet from all property lines. (Development Title 

Section 9-409.430[b][12]) 

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

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

 
2. Each vehicle parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 feet 

long. (Development Title Section 9-406.060) 
 
3. A minimum of one (1) parking spaces shall be provided, one (1) of which shall be ADA 

accessible. Accessible spaces shall be located as close as possible to the primary 

entrance (C.C.R., Title 24).  

 

4. All parking stalls and directional arrows must be delineated with paint. (Development Title 
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Section 9-406.060[e]) 

 

h. ACCESS AND CIRCULATION: The following requirements apply and shall be shown on the Site 
Plan: 
 
1. Access driveways shall have a width of no less than twenty-five (25) feet for two-way aisles and 

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

 
i. FENCING AND SCREENING: Fencing and screening shall be provided and comply with the 

following: 
 

1. Fencing 6 to 7 feet in height that provides an effective visual screen must be installed around 
the perimeter of the facility. Fencing must include chain-link with privacy slats installed in 
combination with vegetative screen, or similar material as determined by the Zoning 
Administrator. The fencing may be located within a required setback area, provided it is setback 
at least 15 feet from a front or street side lot line. (Development Title Section 9-409.430[b][6]) 

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

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

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

2. A 10-foot-wide landscaping buffer shall be maintained along the facility fencing and between such 
fencing and the public right-of-way and adjacent residential and agricultural uses. (Development 
Title Section 9-409.430[b][10]) 
 

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

lighting. (Development Title Section 9-406.060[m])  
 

2. All lighting shall be designed to confine direct rays to the premises. No spillover beyond the 
property lines shall be permitted, except onto public roads, provided, however, that such light shall 
not cause a hazard to motorists. (Development Title Section 9-406.060[m][3]) 

 
3. All lighting shall be on a time clock or photo-sensor system so as to be turned off during daylight 

hours and during any hours when the parking area is not in use. This requirement does not 
apply to security lighting. (Development Title Section 9-406.060[m][2]) 

 
l. GLARE: The facility shall be designed to minimize reflective glare towards any habitable structure 

on adjacent properties and adjacent streets. (Development Title Section 9-409.430[b][8]) 
 

m. SIGNS: Sign details shall be consistent with Chapter 9-408 of the Development Title and be included 
on the Site Plan. All portions of any sign shall be set back a minimum of 5 feet from existing and future 
right-of-way lines and shall not block pedestrian or vehicle rights-of-way or obstruct drivers’ visibility. 
(Development Title Section 9-408.070[p]) 
 

n. CALIFORNIA FIRE CODE (CFC): The following CFC 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 Department: 
 
1. CFC, Section 503 Fire Apparatus Access Roads - Shall be provided as required by this section. 

503.1.2 - A secondary access may be required. 
 

2. CFC, Section 1205 Solar Photovoltaic Power Systems-Follow this Chapter. 
 

o. BUILDING DIVISION: The following commercial building permit submittal requirements shall be 
met:  
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1. Application Submittal Policy: 

 
a. Permit Scope: A Building Permit is required for all proposed new structures.  

 
b. Professional Credentials: All Plans must be prepared, signed, and stamped by a California-

registered civil engineer or licensed architect. 
 

c. Construction Documents: Comprehensive construction plans must be provided. 
 

2. Mandatory Site Plan Elements (See Site Plan Checklist for required information): 
 
a. Civil Engineering: Comprehensive storm drainage systems and grading details. 

 
b. Access & Parking Infrastructure: Detailed parking and paths of travel layouts, including 

standard and code-compliant accessible vehicle parking stalls. 
 

c. Utilities & Landscaping: On-site electrical distribution, all existing and proposed utility 
services, and required landscaping. 
 

3. Architectural & Systems Plan Criteria - Architectural designs must verify compliance with 
current California building codes. Plans must illustrate all interior and exterior spaces, including: 
 
a. Spatial Classifications: Occupiable and habitable rooms, hallways, courtyards, assembly 

spaces, and storage areas. 
 

b. Life-Safety & Accessibility: Site amenities, public/private restroom facilities, emergency 
paths of travel for egress, and accessibility features. 
 

c. Mechanical, Electrical, & Plumbing (MEP): Fully integrated designs for HVAC, plumbing, 
and electrical systems engineered to support all proposed spaces. 
 

4. Geotechnical Documentation: 
 
a. Soils & Foundation Investigation: foundation and soils investigation reports shall comply 

with Chapter 18 of the California Building Code. 
 

p. MITIGATION MONITORING AND REPORTING PROGRAM: The project shall comply with all 
required mitigations included in the MMRP dated September 24, 2026.   
 

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

a. An encroachment permit shall be required for all work within the road right-of-way. (Note: Driveway 

encroachment permits are for flatwork only – all vertical features, including but not limited to fences, 

walls, private light-standards, rocks, landscaping and cobbles are not allowed in the right-of-way.) 

(Development Title Sections 9-607.020 and 9-607-040) 

b. The driveway approach shall be improved in accordance with the requirements of San Joaquin 

County Improvement Standards Drawing No. 17 prior to issuance of the occupancy permit. 

(Development Title Section 9-607.040) 

c. The Traffic Impact Mitigation Fee shall be required for any incremental traffic resulting from this 

application. The fee is due and payable at the time of building permit application. The fee shall be 

automatically adjusted July 1 of each year by the Engineering Construction Cost Index as published 

by the Engineering News Record. (Resolution R-00-433) 

d. The Regional Transportation Impact Fee shall be required for any incremental traffic resulting from 

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)  



 

Planning Commission Staff Report, PA-2500218 (CUP) 6 
Conditions of Approval 

e. 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 

schedule at the time of payment. (Development Title Section 9-803.020 and Resolutions R-91-327, 

R-94-185 and R-97-5)  

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

Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or 

equal when the maximum design depth is 18 inches or more. Required retention basin capacity 

shall be calculated and submitted along with a drainage plan for review and approval, prior to 

release of building permit. (Development Title Section 9-606) 

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

h. This project is subject to the NPDES Region-Wide Permit requirements and shall comply with the 

following conditions. Prior to release of the building permit, plans and calculations shall be 

submitted and approved by the Public Works Department – Water Resources Division (209-468-

9360):  

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

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

2. Hydromodification: A registered professional engineer shall design the site to comply with the 

volume reduction requirement outlined in the County’s 2023 SWQCCP  

3. Trash: A registered professional engineer shall design the site to comply with the trash control 

requirement outlined in the County’s 2023 SWQCCP.  

i. Prior to release of the building permit, the owner shall enter into an agreement with San Joaquin 
County for post-construction maintenance of stormwater quality facilities.  

 
j. Prior to release of the building permit the applicant shall submit a Storm Water Quality Control 

Plan (SWQCP) to Public Works that complies with all requirements of the 2023 SWQCCP  
 
k. 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.  

 
l. Applicant shall file a Notice of Intent (NOI) with the State Water Resources Control Board 

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

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

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

Health Department (San Joaquin County Development Title, Section 9-601.010(b) and 9-

601.020(i)). 

4. SAN JOAQUIN COUNCIL OF GOVERNMENT (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 
any grading or building permits. 

 
5. CALIFORNIA DEPARTMENT OF FISH AND WILDLIFE (Contact: [916] 767-8444) 
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a. The Project must be planted with deep-rooted native flowers and grasses that capture and filter 
storm water, build topsoil, and provide abundant and healthy food for bees and other insects that 
provide critical services to our food and agricultural systems. 
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