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Planning Commission Staff Report 
Item # 1, August 20, 2026 

General Plan Amendment No. PA-2600169 
Prepared by: Francisco Prado 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  LGI Homes – California, LLC 
Project Applicant:  LGI Homes – California, LLC  
 
Project Site Information 
Project Address:  992 S. Luigi Ave, Stockton 
Project Location: Within the Ligurian Village subdivision on the northwest corner of East 

Main Street and South Verona Court, Stockton 
 

Parcel Number (APN): 

159-410-40, -41, -
42, -44, -45, -51, -
52, -53, 159-440-
04, -05, -06, -07, -
08, -09, -10, -11, -
12, -13, -14, -15, -
16, -17, -18, -19, -
20, -21, -22, -23, -
24, -25, -26, -27, -
32, -33, -44, -45, -
46, & -47 

Water Supply: 
Public (California Water 
Service Company) 

General Plan Designation: C/G Sewage Disposal: 
Public (City of 
Stockton) 

Zoning Designation: R-L Storm Drainage: 
Public (County Service 
Area 41 Eagle Crest) 

Project Size: 7.90 acres 100-Year Flood: No (X [Levee]) 
Parcel Size: 7.90 acres Williamson Act: No 
Community: None Supervisorial District: 1 
 
Environmental Review Information 
CEQA Determination: Categorical Exemption Sections 15061 (b)(3) (Attachment C 

Environmental Document) 
 

 
Project Description 
 
This project is a General Plan Map Amendment to change the General Plan designation of 38 parcels 
totaling 7.9 acres within the Ligurian Village subdivision from C/G (General Commercial) to R/L (Low 
Density Residential) for consistency with the existing zoning designation of R-L (Low Density Residential). 
 
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 has subdivision improvements, including roadways and utility connections, 

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

 



Planning Commission Staff Report, PA-2600169 (GP) 2 
 

that have been completed, Final Maps that have been recorded, and the ground has already been 
disturbed. Amending the General Plan designation from C/G (General Commercial) to R/L (Low Density 
Residential) to become consistent with the zoning of R-L (Low Density Residential) for 38 lots in the 
Ligurian Village Subdivision would not have the potential to cause a significant physical effect on the 
environment (Attachment C); 
 

2. Forward the Findings for General Plan Map Amendment to the Board of Supervisors with a 
recommendation to adopt (Attachment D); 
 

3. Forward General Plan Map Amendment No. PA-2600169 (Attachment A) to the Board of Supervisors with 
a recommendation to approve; and 

 
4. Forward a proposed ordinance amending the General Plan Map by redesignating property from General 

Commercial (C/G) to Low Density Residential (R/L) to the Board of Supervisors with a recommendation to 
adopt (Attachment A). 
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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: July 31, 2026. 
Number of Public Hearing notices: 241 
Date of Public Hearing notice mailing: July 31, 2026. 
 
Referrals and Responses 

• Project Referral with Environmental Determination 
Date: July 6, 2026 

 

  
 

Agency Referrals 
Response Date - 

Referral 

County Departments  

Assessor  

Community Development  

   Building Division  

Fire Prevention Bureau  

Code Enforcement  

County Administrator’s Office  

County Counsel  

Public Works July 23, 2026 

Environmental Health July 10, 2026 

Mosquito Abatement  

Sheriff Office  

Supervisor: District 1  

State Agencies  

CA Native American Heritage 
Commission 

 

California Tribal TANF 
Partnership 

 

Fish & Wildlife, Division: 2  

Federal Agencies  

F.E.M.A.  

US Fish & Wildlife  
 

Agency Referrals 
Response Date - 

Referral 

Local Agencies  

CalWater  

City of Stockton  

City of Tracy  

CSA 41 Eaglecrest  

Eastside Fire District July 22, 2026 

S.J.C.O.G. July 7, 2026 

San Joaquin Air Pollution Control 
District 

 

Stockton East Water Service  

Stockton Unified School District  

Miscellaneous  

Buena Vista Rancheria  

California Valley Miwok Tribe July 21, 2026 

North Valley Yokuts Tribe 
July 16, 2026 

August 13, 2026 

P.G.&E. 
July 7, 2026 
July 24, 2026 

Sierra Club  

United Auburn Indian Community July 8, 2026 
 

 
  



Planning Commission Staff Report, PA-2600169 (GP) 4 
 

This page intentionally left blank. 

  



Planning Commission Staff Report, PA-2600169 (GP) 5 
 

 ANALYSIS  
 
Background 
 
On January 4, 2007, the Planning Commission approved Major Subdivision No. PA-0500543 (Ligurian 
Village Unit No. 1) to subdivide a 14.08-acre parcel into 69 residential lots ranging in size from 5,200 square 
feet to 9,196 square feet. All 14.08 acres were zoned R-L (Low Density Residential) with a General Plan 
designation of R/L (Low Density Residential) at the time of project approval. On March 16, 2017, the 
Planning Commission approved a six-year time extension for this application. Subdivision improvements, 
including roadways and utility connections, were completed and the Final Map was recorded on June 20, 
2022. 
 
On April 5, 2007, the Planning Commission approved Major Subdivision No. PA-0500469 (Ligurian Village 
Unit No. 3) to subdivide six parcels totaling 19.9 acres into 114 residential lots ranging in size from 5,003 
square feet and 8,713 square feet. All 19.9 acres were zoned R-L (Low Density Residential) with a General 
Plan designation of R/L (Low Density Residential) at the time of project approval. On May 18, 2017, the 
Planning Commission approved a six-year time extension for this application. Subdivision improvements, 
including roadways and utility connections, were completed and the Final Map was recorded on June 20, 
2022. 
 
Landowner Request 
 
Both subdivisions were designated as Low Density Residential (R/L) at the time of project approvals (2007). 
During the General Plan update (2010-2016), landowners were able to submit requests to change their 
General Plan designation. The property owners for these subdivisions submitted a request to redesignate 
a portion of each subdivision from R/L (Low Density Residential) to C/G (General Commercial). In 2016, 
the Board of Supervisors approved the request, and the General Plan was updated to C/G for 38 of the 
subdivision lots (8 lots from PA-0500543 and 30 lots from PA-0500469). The change in General Plan 
designation created an inconsistency with the existing zoning classification of R-L (Low Density Residential) 
that was to be addressed when the property owners applied for a specific commercial project.  
 
General Plan Map Amendment 
 
The project sites are now under new ownership, and the current landowners are applying for residential 
building permits for housing on the subdivided lots. Since commercial development is no longer planned 
for the site, on May 5, 2026, the new property owner submitted a General Plan Map Amendment to change 
the General Plan designation of the 38 parcels designated as General Commercial (C/G) back to Low 
Density Residential (R/L). This change is consistent with the current R-L zoning designation and proposed 
development. The R/L designation provides for low density residential development in neighborhoods in 
Urban Communities and City Fringe Areas. The Low Density Residential designation typically includes one- 
to two- story single-family dwellings in an urban setting. The proposed project area already has approved 
Final Maps for lots intended to be developed with single-family dwellings in the Stockton City Fringe Area 
near areas developed or proposed to be developed with residences. This is consistent with the General 
Plan policies specific to the Low Density Residential General Plan designation.  
 
Findings 
 
In order to approve the subject General Plan Map Amendment, the Board of Supervisors must make several 
findings in the affirmative, including a finding that the project is consistent with the General Plan goals, 
unless the goals themselves are to be amended. Required findings are discussed in Attachment D, and 
staff recommends that all findings can be made in the affirmative. 
 
Northern Valley Yokut Tribe 
 
Referrals were sent to Katherine Perez, a representative of the Northern Valley Yokut Tribe and the 
Nototomne Cultural Preservation, for the original subdivision projects (PA-0500543 and PA-0500469) as 
well as the subsequent time extensions. No comments were received from Ms. Perez for these applications.  
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On July 6, 2026, a referral was sent to Ms. Perez for the current project, and on July 16, 2026, Ms. Perez, 
submitted a response email indicating that she would like to discuss the environmental review process, 
tribal cultural resource mitigation, and participation in all cultural resource surveys. Staff contacted Ms. 
Perez and explained that the Final Maps for the subdivisions were recorded and subdivision improvements 
were completed, including roadways and utility connections. Staff also noted that building permits were 
issued to construct Single-Family Residences on surrounding parcels. Ms. Perez initially stated that she 
was still concerned about potential inadvertent discoveries of tribal cultural artifacts on parcels that have 
not been developed with building permits due to the inconsistency of the General Plan designation and 
zoning classification. She asked that the applicant conduct a Sacred Lands File Search through the 
California Native American Heritage Commission to determine if any known artifacts had been discovered 
on or near the project site. On August 13, 2026, the applicant contacted Ms. Perez and further explained 
the subdivision status and discussed Ms. Perez’s concerns. Ms. Perez sent a follow-up email confirming 
that her concerns had been resolved. 
 
As a result, staff recommends that the no further analysis be performed at this time, as the subdivision sites 
were already reviewed for potential impacts and no cultural resource impacts were identified. Although 
Conditions of Approval cannot be placed on a General Plan Map Amendment, if an unanticipated discovery 
occurs, including the discovery of human remains that may be of Native American origin are encountered 
at the time of development, all work shall halt in the vicinity, and the County Coroner shall be notified 
immediately. At the same time, a qualified archaeologist shall be contacted to evaluate the find. The 
developer is subject to and shall follow the procedures pursuant to the procedures in State CEQA 
Guidelines Section 15064.5. 
 
CEQA Exemption 
 
As noted above both Major Subdivisions, PA-0500543 and PA-0500469, underwent environmental review 
and conducted Initial Studies. It was determined that both projects did not significantly impact the 
environment and a Negative Declaration was filed for each subdivision in compliance with the California 
Environmental Quality Act (CEQA). 
 
Pursuant to CEQA Guidelines Section 15061(b)(3), 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 General Plan Map Amendment to 
change the parcels from General Commercial to Low Density Residential will not have a significant effect 
on the environment; therefore, the activity is not subject to 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 has subdivision improvements, including roadways and utility 
connections, that have been completed, Final Maps that have been recorded, and the ground has 
already been disturbed. Amending the General Plan designation from C/G (General Commercial) to 
R/L (Low Density Residential) to become consistent with the zoning of R-L (Low Density Residential) 
for 38 lots in the Ligurian Village Subdivision would not have the potential to cause a significant physical 
effect on the environment (Attachment C); 

 
2. Forward the Findings for General Plan Map Amendment to the Board of Supervisors with a 

recommendation to adopt (Attachment D); 
 

3. Forward General Plan Map Amendment No. PA-2600169 (Attachment A) to the Board of Supervisors 
with a recommendation to approve; and 
 

4. Forward a proposed ordinance amending the General Plan Map by redesignating property from 
General Commercial (C/G) to Low Density Residential (R/L) to the Board of Supervisors with a 
recommendation to adopt (Attachment A). 
 

Attachments: 
 
Attachment A – General Plan Map and Subdivision Map 
Attachment B – Agency Response Letters 
Attachment C – Environmental Document 
Attachment D – Findings for General Plan Map Amendment 
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General Plan Map and Subdivision Map 

General Plan Map Amendment 
No. PA-2600169  
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FINDINGS FOR GENERAL PLAN MAP AMENDMENT
 

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

benefit to the public. 

 

• The proposed General Plan Map Amendment to change the General Plan designation from 

C/G (General Commercial) to R/L (Low Density Residential), if approved, will be consistent 

with the existing R-L (Low Density Residential) zone and allow for the intended use of 

developing single-family dwellings. The development will create a much-needed increase in 

housing inventory available to the general public. 

 

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

proposed to be amended. 

 

• This project proposes to change the General Plan designation of 38 parcels from General 

Commercial (C/G) to Low Density Residential (R/L). The R/L designation provides for low 

density residential development in neighborhoods in Urban Communities and City Fringe 

Areas. The Low Density Residential designation typically includes one- to two- story single-

family dwellings in an urban setting. The proposed underlying use of these parcels is to 

develop single-family dwellings in the Stockton City Fringe Area near areas developed or 

proposed to be developed with residences. This is consistent with the General Plan policies 

specific to the Low Density Residential General Plan designation. 

The proposed General Plan Map Amendment must also be consistent with the following General 

Plan goal: 

Land Use Goal LU-4 

This goal states that the County will provide opportunities or a variety of residential 

development types and densities in established communities, while minimizing conversion of 

agricultural and loss of natural resources. The following subgoal applies to this project: 

o LU-4.1 New Residential Developments: The County shall direct most new 

unincorporated residential development to areas within Urban and Rural Communities 

and City Fringe Areas. 

 

The parcels encompass a 7.9-acre area in the Ligurian Village subdivision on the 

northwest corner of East Main Street and South Verona Court, Stockton. This area is in 

the Stockton City Fringe Area and is intended to be developed with single-family 

dwellings upon approval of the General Plan Map Amendment. The amendment will 

facilitate new unincorporated residential development within the City Fringe Area, 

consistent with the applicable General Plan policy. 

 

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

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

consistency. 

 

• This finding can be made as the current General Plan designation of C/G (General 

Commercial) is not consistent with the current zoning designation of R-L (Low Density 

Residential). The project site was previously designated as Low Density Residential (R/L) in 

the 2010 General Plan. However, this was updated to General Commercial (C/G) when the 

Board of Supervisors approved a landowner request as part of the comprehensive update 

to the 2035 General Plan, adopted in 2016. The change in General Plan designation created 

an inconsistency with the existing zoning classification of R-L (Low Density Residential) 

that was to be addressed when the property owner applied for a specific project. The parcels 
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are now under new ownership, and the current landowner intends to develop single-family 

dwellings on each parcel. As a result, since the parcels are no longer intended to be used 

for commercial development, the General Plan Map Amendment will redesignate the parcels 

as R/L (Low Density Residential) again for consistency with the zoning designation. By 

amending the General Plan designation, the project will be in conformance with the General 

Plan. 

 

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

Environmental Quality Act. 

 

• Pursuant to CEQA Guidelines Section 15061(b)(3), 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 General Plan Map Amendment to change the 

property from General Commercial to Low Density Residential will not have a significant 

effect on the environment; therefore, the activity is not subject to CEQA. 


