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Planning Commission Staff Report 
Item # 1, August 6, 2026 

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

 

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

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

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

Parcel Size: 12.55-acres Williamson Act: No 

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

Environmental Determination)  
 

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

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

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

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

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

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: July 17, 2026. 
Number of Public Hearing notices: 326 
Date of Public Hearing notice mailing: July 17, 2026. 
 
Referrals and Responses 

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

Project Re-Referral with Environmental 

Determination Date: March 6, 2025 

 

Agency Referrals 
Response 

Date - 
Referral 

Response 
Date-Re 
Referral 

 
Agency Referrals 

Response 
Date - 

Referral 

Response 
Date-Re 
Referral 

County Departments   Local Agencies   

Ag Commissioner   2064 River Junction 
Reclamation District 

  

Assessor   Lathrop-Manteca Fire 
District 

  

Community 
Development 

  
Mosquito Abatement 

  

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

Fire Prevention 
Bureau 

  
San Joaquin Farm Bureau 

  

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

  

Environmental Health  3/10/2025 
Manteca Unified School 
District 
 

  

General Services      

Sheriff Office      

Board of Supervisors, 
District 5 

  
 

  

State Agencies   Miscellaneous   

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

Department of 
Transportation 

  
B.I.A. 

  

District 10   Builders Exchange   

Division of 
Aeronautics 

  
Haley Flying Service 

  

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

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

Fish & Wildlife, Division: 
2 

  
Sierra Club 

  

CA Native American 
Heritage Commission 

 
 United Auburn Indian 

Community 
  

CA Tribal TANF 
Partnership 

 
 

CA Valley Miwok Tribe 
  

Federal Agencies   North Valley Yokuts Tribe   

F.A.A.   Buena Vista Rancheria   

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

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

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

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

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

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

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

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

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

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

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

 
 

 
Safety Canopy Review 
 
In order to ensure that the proposed Conditions of Approval would address the safety concerns, the applicant 
submitted Building Permit No. COM-BP-2500328 with details regarding the proposed safety canopies. On 
July 18, 2025, staff from the Sheriff’s Office conducted an on-site evaluation of a related mock-up of the 
proposed safety canopies prepared by Manteca Sportsmen Inc. The Deputy Building Official and Senior 
Planner assigned to the project were also present during this evaluation. A sniper for the Sheriff’s Office 
determined that the safety canopy mock-up was insufficient but could be modified to prevent projectiles from 
going over the levee. The sniper recommended adding an 8.5-inch ballistic block at the shooting bench 
running the full width of the safety canopy and raising the safety canopy 2 inches from the rear.  
 
In addition to the Sheriff’s Office review of the proposed safety canopies, the Community Development 
Department directed Manteca Sportsmen Inc. to obtain confirmation from a ballistics expert that the safety 
canopies, with the modified proposal, would provide sufficient protection to the public by maintaining all 
bullets on the shooting range property. On December 30, 2025, the applicant submitted a letter from Gene 
Whisenand, owner of Trident Firearms Academy and a private investigator with experience providing expert 
witness testimony pertaining to ballistics in criminal cases. The letter stated that the use of AR 400 steel in 
the construction of the safety canopies would prevent the projectiles from leaving the shooting range site 
and flying over the levee. On January 5, 2026, the Sheriff’s Office sent an e-mail stating that they had 
reviewed the letter and had no issues with the conclusions or the credentials of Mr. Whisenand. 
 
As a result, the Deputy Building Official determined that Building Permit No. COM-BP-2500328 must reflect 
the proposed modifications to the safety canopies prior to approval of the plans. This requirement has also 
been incorporated into the proposed modified Conditions of Approval (1.f.1.a. & b.). 
 
Upon finalizing the proposed modified Conditions of Approval, the project was scheduled for a public 
hearing at the Planning Commission on February 5, 2026. On January 29, 2026, the San Joaquin County 
Office of Education submitted an email requesting continuance of the item in order to procure the services 
of their own ballistics expert to review the design of the proposed safety canopies and conclusions of the 
Manteca Sportsmen Inc.’s ballistics expert. At the meeting, representatives for both Manteca Sportsmen 
Inc. and San Joaquin County Office of Education spoke regarding the continuance request. The 
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representative for Manteca Sportsmen Inc. requested that the Planning Commission keep the item on 
schedule, while the representatives for the San Joaquin County Office of Education requested a 
continuance to the March 5, 2026, Planning Commission meeting. The Planning Commission approved the 
request for continuance and the motion passed 4-1. 
 
On February 27, 2026, Armed Profession Consulting, LLC, the ballistics expert for the San Joaquin County 
Office of Education submitted a report (Attachment J). At the March 5, 2026, Planning Commission Hearing, 
Manteca Sportsmen Inc. requested a continuance because their ballistics expert was unavailable to attend 
the meeting and did not have enough time to review the report. The continuance was requested to a date 
not specified when a full Commission was available. The Planning Commission approved the request for 
continuance and the motion passed 5 to 0. 
 
The report prepared by the ballistics expert retained by the San Joaquin County Office of Education 
contains more stringent recommendations for re-opening of the rifle range. These recommendations 
include: use of the safety canopies as a short term 3 to 5 years solution, until a “no blue sky” baffle system 
can be installed; using 3/8” inch AR500 steel plates instead of AR400 on the shooting canopies; develop, 
publish, and enforce policies related to the safe operation of the rifle range; and repair the impact berm. 
The ballistics expert for Manteca Sportsmen Inc. reviewed the recommendations and determined that they 
are not warranted. As a result, staff recommends that no additional requirements be imposed upon the 
project as a result of the second report. 
 
Findings 
 
Pursuant to Development Title Section 9-802.130(d), the original decision-maker must make any one of six 
possible findings in order to modify or revoke a land use permit. The Community Development Department 
recommends that Findings Nos. 2, 3, and 6 can be made in the affirmative for modifying the land use permit, 
as discussed below and in Attachment C.  
 

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

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

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

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

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

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

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

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

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

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

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

Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Findings for Modification 
Attachment D – Environmental Determination 
Attachment E – Previously Approved Conditions of Approval 
Attachment F – Compliance Agreement 
Attachment G – Rifle Range Safety Canopy 
Attachment H – Operational Procedures 
Attachment I – Manteca Sportsmen Ballistics Expert Correspondence 
Attachment J – San Joaquin County Office of Education Ballistics Expert Report 
Attachment K – Conditions of Approval 
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FINDINGS FOR MODIFICATION 
 

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

 

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

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

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

violated 
 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Manteca Sportsmen, Inc. / San Joaquin County  
 
Modification No. PA-2200053 of Use Permit UP-3009 was approved by the Planning Commission on 
August 6, 2026. The effective date of approval is August 16, 2026. This approval will expire on 
August 16, 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: [209] 468-3121) 

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

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

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

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

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

period after the date of approval. 
 

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

 
e. A certified range master shall be on site during all hours of operation. 
 
f. BUILDING PERMIT: Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT".  The Site 

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

 
g.  BUILDING CODE REQUIREMENTS: The following California Building Code (CBC) and 

San Joaquin County Ordinance requirements will be applicable to the proposed project. The 
following conditions shall be addressed prior to submittal of a building permit application to the 
Building Inspection Division: 
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1. The building plans for the safety canopies shall incorporate the design modifications identified 
by the Sheriff’s Department as discussed during the July 18, 2025, site visit. 
 

a. Raise the rear of the safety canopy two inches 
 

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

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

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

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

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

 
4. Before any hazardous materials/waste can be stored or used onsite, the owner/operator must 

report the use or storage of these hazardous materials to the California Environmental Reporting 
System (CERS) at cers.calepa.ca.gov/ and comply with the laws and regulations for the programs 
listed below (based on quantity of hazardous material in some cases). The applicant may contact 
the Program Coordinator of the CUPA program, Elena Manzo (209) 953-7699, with any questions. 
 

a. Any amount but not limited to the following hazardous waste; hazardous material spills, 
used oil, used oil filters, used oil-contaminated absorbent/debris, waste antifreeze, used 
batteries or other universal waste, etc. – Hazardous Waste Program (Health &Safety Code 
(HSC) Sections 25404 & 25180 et sec.) 
 

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

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

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

 
d. Any amount of hazardous material stored in an Underground Storage Tank – Underground 

Storage Tank Program (HSC Sections 25286 & 25280 et sec.) 
 

i. If an underground storage tank (UST) system will be installed, a permit is required 
to be submitted to, and approved by, the San Joaquin County Environmental 
Health Department (EHD) before any UST installation work can begin. 
 

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

e. Storage of at least 1,320 gallons of petroleum aboveground or any amount of petroleum 
stored below grade in a vault – Aboveground Petroleum Storage Program (HSC Sections 
25270.6 & 25270 et sec.) 
 

i. Spill Prevention, Countermeasures and Control (SPCC) Plan requirement 
 

f. Threshold quantities of regulated substances stored onsite - California Accidental Release 
Prevention (CalARP) Program (Title 19, Section 2735.4 & HSC Section 25531 et sec.) 
 

i. Risk Management Plan requirement for covered processes 
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Planning Commission Staff Report 
Item # 2, August 6, 2026 

Variance No. PA-2500134 and Minor Subdivision No. PA-2500133 

Prepared by: Jessica Leal 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Jon Moreno 
Project Applicant:  Matthew Weber  
 
Project Site Information 
Project Address:  11052 East Weigum Street, Lodi 
Project Location: On the west side of East Weigum Street, at the terminus of Weigum Court, 

655 feet west of Tretheway Road, Lodi.  
 
Parcel Number (APN): 051-140-26, & -29 Water Supply: Private (Proposed Well) 

General Plan Designation: A/G Sewage Disposal: 
Private (Proposed 
Septic) 

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

Project Size: 15.75 acres 100-Year Flood: No  
Parcel Size: 15.75 acres Williamson Act: No 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
 
CEQA Determination: Mitigated Negative Declaration (Attachment D; Environmental Document) 
 

 
Project Description 
 
This project is comprised of two applications:  
 

• Variance No. PA-2500134 proposes to reduce the minimum lot size in the AG-40 (General Agriculture, 
40-acre minimum) zone from 40 acres to 5 acres. 
 

• Minor Subdivision No. PA-2500133 proposes to subdivide one 15.75-acre legal lot into three parcels. 
Parcel 1 to contain 5.05 acres, Parcel 2 to contain 5.04 acres, and Parcel 3 to contain 5.03 acres. 
Parcel 1 will contain the existing single-family residence and a barn and will continue to utilize the 
existing access from East Weigum Street. Parcels 2 and 3 are currently vacant. Access to both parcels 
is proposed via a new access easement located along the eastern property line, connecting to East 
Weigum Street. 

 
Recommendation 
 

1. Deny Variance No. PA-2500134 and Minor Subdivision No. PA-2500133 based on the inability to make 
Variance Findings Nos. 1 and 3 and Minor Subdivision Findings Nos. 1 and 2 contained in the Staff 
Report (Attachment F, Findings) 

  

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: July 17, 2026. 
Number of Public Hearing notices: 190 
Date of Public Hearing notice mailing: July 17, 2026. 
 
Referrals and Responses 

• Early Consultation Date: October 17, 2025 • Mitigated Negative Declaration Posting 
Date: March 3, 2026 

• Project Referral with Environmental 
Determination Date: March 4, 2026 

• OPR State Clearinghouse #: 
2026030322 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

County Departments   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

  

Public Works 
9/22/25 & 
10/24/25 

 

Environmental Health 
10/21/25 & 

7/16/25 
3/24/26 

Supervisor: District 4   

Sheriff Office   

Mosquito Abatement   

Ag Commissioner   

State Agencies   

CA Native American 
Heritage Commission 

  

DTSC  3/12/26 

Fish & Wildlife, 
Division: Region 2 

  

   

Federal Agencies   

US Fish & Wildlife   

F.E.M.A.  3/30/26 
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

Local Agencies   

Lodi Unified    

Mokelumne Fire 
District 

  

Reclamation District 
17 

  

SJ Air Pollution 
Control District 

  

S.J.C.O.G. 10/21/25 3/10/26 

North SJ Water 
Conservation District 

  

French Camp MAC   

Manteca Unified 
School District 

  

Miscellaneous   

Buena Vista 
Rancheria  

  

California Valley 
Miwok Tribe 

  

United Auburn Indian 
Community  

  

P.G.&E. 
8/14/25 & 

11/13/2025 
3/26/26 

Sierra Club 8/7/25  

Farm Bureau   

CA Tribal TANF 
Partnership 

  

North Valley Yokuts 
Tribe 
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ANALYSIS 
 
Background 
 
In 1908, a subdivision map for Crump Tract was filed, creating 12 lots, each exceeding 10 acres in size, 

bordered to the north by present day State Route 12 (East Victor Road) and to the east by North Tretheway 

Road. In August of 1973, a Lot Line Adjustment was approved as part of Division of Land No. 74-0018 to 

adjust the property line between two 10-acre parcels (Parcels 7 and 11 of Crump Tract) to result in one 5-

acre parcel and one 15-acre parcel. The resultant 15-acre parcel is the subject parcel of these applications. 

This application also included approval of Private Right-of-Way No 74-0005, which approved access along 

an existing private road to the west of the project site. 

 

In January of 2024, the applicant submitted the proposed Variance and Minor Subdivision as pre-

applications. The pre-applications were reviewed at Development Committee on November 14, 2024, and 

subsequently, on May 5, 2025, full applications were submitted. In June of 2025, the Planning Division 

reviewed a building permit for an accessory dwelling unit (ADU) located on Parcel 2 of the proposed Minor 

Subdivision. This permit was issued on August 28, 2025. If the proposed Minor Subdivision is approved, 

the ADU will be converted to a primary residence. If the Minor Subdivision is not approved, the ADU will 

remain as an accessory use.  

 

On July 27, 2026, the applicant provided an updated Tentative Map that relocates proposed access for 

Parcels 2 and 3 from the existing private access road located to the west of the site to propose access from 

Weigum Road via a new private access road. This revised Tentative Map is included as Attachment B.  

 

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 Law1, 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 Finding Nos.1 

and 3 cannot be made in the affirmative, as discussed below.  

 

Findings 

 

Finding No. 1 states: 

 

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. 

 

Applicant’s Statement: 

 

 
1 Government Code § 65906 
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“Given the size and location of this property it is inconsistent with zoning of AG-40. The size of the 

parcel and its location makes it difficult to farm, as there are houses very near the parcel, and a parcel 

this small is not conducive to generating sufficient income to make it economical to farm. Additionally, 

the parcels adjacent to this parcel are all 5 acres and below.  In fact from Victor Road (Highway 12) 

south on Trethway to this property there are 31 parcels all of them 5 acres or less. The parcels to the 

east of this parcel to Trethway Road are all 5 acres or less, most being 1-acre parcels. Three parcels 

directly across Trethway to the east are 3-acre parcels that were created through a Variance approval 

in the early 1990s. This property and the surrounding parcels were previously zoned AU-5 and at some 

point rezoned to AG-40. In fact this parcel was previously two parcels that were merged when the 

zoning was AU-5. Not allowing this property to be split into three 5-acre parcels will deprive this property 

of being used like the surrounding parcels that are all 5 acres and below.” 

 

Staff’s Analysis: 

 

This finding cannot be made because the subject parcel has no special circumstances which would 

deprive it of privileges enjoyed by other property in the vicinity and under identical zoning classification. 

The applicant’s proposed finding that the parcels surrounding the subject parcel are similar or smaller 

in size does not constitute a finding of deprivation. The project vicinity has been zoned AG-40 since 

approximately 1985. Any surrounding parcels that are below 40 acres in size, similar to the subject 

parcel, are non-conforming parcels in the AG-40 zone that were created prior to the current 

Development Title provisions. These parcels all carry the same limitations and cannot subdivide into 

smaller parcels. As a result, the subject parcel is not deprived of any privileges enjoyed by properties 

in the vicinity with the same zoning designation.  

 

Finding No. 3 states: 

 

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. 

 

Applicant’s Statement: 

 

“Due to its location and surroundings, the property would enjoy no more than the privileges already 

enjoyed by the other properties adjacent to and in the vicinity of the property. Given that the 31 parcels 

closest to this property are 5 acres or less, granting this variance will allow this property to be used like 

the other surrounding parcels, and be consistent with the uses on the surrounding parcels.” 

 

Staff’s Analysis: 

 

This finding cannot be made because granting this Variance will constitute a grant of special privilege 

inconsistent with the limitations upon other properties in the vicinity and zone in which the property is 

situated. Parcels in the vicinity of the project site that are below the 40-acre minimum were created 

consistent with the General Plan, zoning, and code requirements that were in effect at that time. 

Surrounding property owners within the vicinity and with the same zoning classification are not 

permitted to subdivide parcels to less than the 40-acre minimum unless a specific Development Title 

exception applies. The exceptions to meeting the zone minimum include subdividing properties to 

create homesite parcels, homesite parcels for financing purposes, parcels for certain specified uses, 

parcels for dwellings on the same lot, and parcels based on lot size averaging (Development Title 

Section 9-203.030(a)(1)(A)). The underlying Minor Subdivision, as proposed, does not meet any of 

these exceptions.  
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Additionally, though the project site is located near numerous sub-standard parcels, the parcels located 

adjacent to the subject parcel to the west and south each contain approximately 20 acres and are 

currently planted with row crops consistent with agricultural nature of the vicinity.  

 

Findings Nos. 2 and 4 can be made in the affirmative and can be found in Attachment F.  

 

Minor Subdivision  

 

Pursuant to Development Title Section 9-501-070, the eight findings must be made in the affirmative for a 

Minor Subdivision to be approved. Staff determined that Finding Nos.1 and 2 cannot be made in the 

affirmative, as discussed below. 

 

Findings  

 

Finding No. 1 states: 

 

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.  

 

Staff’s Analysis: 

 

This finding cannot be made because Minor Subdivision No. PA-2500133 is not consistent with the 

General Plan or the Development Title. Pursuant to the Development Standards for the General 

Agriculture (A/G) General Plan designation (2035 General Plan, 3.1 Community Development Element, 

page 3.1-58), the minimum lot size for parcels designated as A/G is 20 acres, or 160 acres where no 

surface irrigation water is available. The subject parcel is located within an irrigation district. 

Furthermore, the AG-40 (General Agriculture, 40-acres minimum) zoning, which implements the A/G 

(General Agriculture) General Plan designation, does not allow for parcels to be subdivided below 40-

acres. Because the subdivision as proposed does not meet the minimum required lot size of 40-acres, 

it is not consistent with the General Plan or Development Title, unless the Planning Commission 

approves a Variance to reduce the required minimum lot size and lot width for the AG-40 zone. No 

Master Plan, Specific Plan or Special Purpose Plan are applicable to Minor Subdivision No. PA-

2500133. 

 

Finding No. 2 states: 

 

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

development. 

 

Staff’s Analysis: 

 

This finding cannot be made because the subdivision is proposing additional parcels in the AG-40 zone 

that do not meet the minimum lot size. The parcel is currently limited to one single-family residence. In 

the underlying A/G General Plan designation, the permitted density range is 0.0 to 0.05, or 1 residence 

per 20 acres. If the Minor Subdivision to create three parcels is approved, each parcel would be 

permitted to have one primary residence. Thus, the density would increase to 0.3 or 1 residence per 5 

acres. The resulting Minor Subdivision affects the density requirements for future development. As a 

result, the site is not physically suitable for the potential density of future development.  
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Findings Nos. 3, 4, 5, 6, 7, and 8 can be made in the affirmative and can be found in Attachment F. 

 

Opposition  

 

The Planning Department received a letter of opposition from the Sierra Club and 3 from neighboring 

property owners (Attachment C). These letters express concerns regarding the land use compatibility, flood 

and groundwater impacts, private road maintenance and access, privacy and quality of life, stormwater 

management and flooding concern, groundwater and environmental resources, trespassing and illegal 

activity, and the consistency with planning documents.  

 

Land Use Compatibility  

The opposition expressed concern that the subdivision would further fragment the AG-40 zone by 

creating substandard parcels, reduce agricultural viability, and create conflicts between farming 

activities and new homes. They also expressed that smaller residential parcels would increase demand 

for services and infrastructure and add traffic to rural roads not designed for higher use. Further, the 

Sierra Club raises concerns regarding the potential loss of agricultural land resulting from the proposed 

project.  

The proposed parcels would remain zoned AG-40 and would continue to allow agricultural uses 

consistent with the applicable zoning regulations. The County’s Right-to-Farm provisions will require 

disclosure to future property owners that agricultural operations may result in customary 

inconveniences or discomforts, including noise, odors, insects, dust, or fumes, and that such conditions 

are not considered nuisances when associated with lawful agricultural activities. These provisions are 

intended to inform residents of the characteristics of living in an agricultural area and help reduce 

potential conflicts between agricultural operations and adjacent residential uses. Further, any future 

development would be required to comply with applicable County Development Title provisions, San 

Joaquin County Development Standards, the Environmental Health Department and the Department 

of Public Works requirements. 

However, the Community Development Department recognizes the concerns raised regarding 

agricultural preservation, potential land use conflicts, and the long-term implications of residential 

development in agricultural areas. Staff has reviewed the proposed project with the applicable findings, 

and cannot make Minor Subdivision finding No. 2, which relates to the suitability of the site for the 

proposed development in the affirmative. The application proposes the creation of three 5-acre parcels 

that may not be suitable for an agricultural use for which the AG-40 zone is intended 

Additionally, as discussed with Variance Finding No. 1, the applicant’s assertion that the surrounding 

parcels are similar to or smaller than the subject parcel does not demonstrate a deprivation that would 

justify granting a variance. While there are parcels in the surrounding area that are smaller than the 40-

acre minimum, those parcels are legal nonconforming parcels that predate the current Development 

Title provisions. Specifically, the area was subdivided as part of the Crump Tract subdivision in 1908, 

creating 12 parcels, each exceeding 10 acres and consistent with the regulations in effect at that time. 

As a result, the proposed subdivision is inconsistent with the longstanding agricultural zoning 

framework intended to preserve agricultural lands. 

Services 

 

The opposition stated concern that the proposed subdivision may worsen flooding in the vicinity by 

altering drainage patterns. They also expressed concern that additional small parcels may impact 

groundwater and worsen water quality for existing wells.  

As part of the subdivision review process, the project must comply with applicable County Public Works 

requirements related to drainage and stormwater management. Any required drainage improvements 
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are required prior to development of the proposed parcels. Similarly, the project would be required to 

demonstrate compliance with applicable Environmental Health Department requirements for domestic 

water supply and on-site wastewater disposal. Potential environmental impacts associated with the 

project have been evaluated through the California Environmental Quality Act (CEQA) process and 

have been found to be less than significant. 

Consistency with Planning Documents  

The Sierra Club cites potential inconsistencies with California’s Planning and Zoning Law, as well as 

the County’s General Plan and Development Title. Specifically, the Sierra Club indicates that the project 

would allow for a use that is not authorized by the Development Title and General Plan, which would 

be in violation of the variance requirements found in California’s Planning and Zoning Law and the 

Development Title. The Sierra Club asserts that the variance request is inconsistent with the County’s 

Development Title, contending that “jurisdictions in California may not use a variance procedure to 

reduce parcel size regulations, or modify any other requirements, without adopting findings based on 

substantial evidence.” Further, the Sierra Club argues that “pursuant to state law, variances cannot be 

approved to allow a use on property which is not normally permitted.”  

The Community Development Department is recommending denial based on the inability to make 2 of 

the necessary Variance findings in the affirmative. These findings are required by both the Development 

Title and California’s Planning and Zoning Law2. The Department concurs with the Sierra Club that 

variance procedures cannot be used to reduce parcel size regulations or modify other requirements 

without findings supported by substantial evidence. Furthermore, as detailed in Attachment F – 

Findings for Variance and Minor Subdivision, such findings have not been appropriately made and are 

not supported by substantial evidence to justify the approval of the Variance in this case. As discussed 

in Variance Finding No. 4, the project does not propose any new or unpermitted land uses because the 

requested Variance solely addresses parcel size and width and does not introduce any land use that 

would be inconsistent with the current zoning regulations governing the property. Any lot in the AG-40 

zone is permitted to be developed with one single-family residence, one accessory dwelling unit, and 

one junior accessory dwelling unit per parcel by-right.  

Private Road Maintenance, Access, and Privacy 

Opposition stated concern regarding use of the existing private access road and responsibilities relating 

to maintenance of the existing private road that runs along the project site to the west. 

Maintenance responsibilities, access rights, and cost-sharing arrangements for private roads are 

generally private civil matters unless otherwise addressed through recorded easements or conditions 

of subdivision approval. The proposed subdivision would be required to demonstrate adequate legal 

and physical access consistent with County subdivision standards. Further, the revised Tentative Map 

dated July 27, 2026, proposes to utilize Weigum Road for primary access to the project site, and does 

not propose to utilize the existing private right-of-way located immediately west of the site. Additionally, 

the request for installation of a privacy fence represents a private design consideration and is not 

required by the Development Title as part of the proposed subdivision. 

Trespassing and Illegal Activity 

 

The opposition stated concern that the proposed new parcels may increase illegal trespassing, illegal 

dumping, and illegal use of recreational vehicles in the vicinity by increasing access to the area. These 

concerns are not directly related to land use and are not considered as part of the necessary findings. 

 
2 Government Code §§ 65800-65912; § 65906. 



Planning Commission Staff Report, PA-2500134 (VR) and PA-2500133 (MS) 10 
 

The potential for such activities does not constitute a basis for approval or denial of a subdivision under 

the County's subdivision regulations. 

Department of Toxic Substance Control 

 

The Department of Toxic Substance Control submitted a comment letter on March 12, 2026. This letter 

expressed that agricultural areas rezoned for residential use may contain contaminants and recommended 

soil testing. However, the proposed application does not include a rezone, and the development of single-

family residences is a permitted use in the AG-40 zone. As a result, Community Development Department 

staff has included this letter as informational and does not recommend additional Conditions of Approval 

related to these comments.  

 

Environmental Document 

 

An initial study dated March 3, 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 April 1, 2026. A Mitigation 

Monitoring and Reporting Program (MMRP) has been drafted (Attachment E), and adoption of the MND 

and MMRP is recommended if the project is approved. The MMRP includes participation in the SJMSCP. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Deny Variance No. PA-2500134 and Minor Subdivision No. PA-2500133 based on the inability to make 
Variance Findings Nos 1 and 3 and Minor Subdivision Findings Nos 1 and 2 contained in the Staff 
Report (Attachment F) 

 
Attachments: 
 
Attachment A – Tentative Map and Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Comment Letters 
Attachment D – Environmental Document 
Attachment E – Mitigation Monitoring and Reporting Plan 
Attachment F – Findings for Variance and Minor Subdivision  
Attachment G – Conditions of Approval 
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FINDINGS 
PA-2500134 & PA-2500133 

JON MORENO/ MATTHEW WEBER 
 
Variance No. PA-2500134 
 
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 cannot be made because the subject parcel has no special circumstances which 
would deprive it of privileges enjoyed by other property in the vicinity and under identical 
zoning classification. The applicant’s proposed finding that the parcels surrounding the 
subject parcel are similar or smaller in size does not constitute a finding of deprivation. The 
surrounding parcels that are below 40 acres in size are non-conforming parcels in the AG-40 
zone that were created prior to the current Development Title provisions. 
 
This area was subdivided as part of the Crump Tract subdivision in 1908, which created 12 
parcels, each exceeding 10 acres in size and pursuant to the standards in place at that time. 
The subject parcel has been zoned AG-40 (General Agriculture, 40-acre minimum) since 1985. 
This zoning has been carried forward to today. As a result, the creation of a 5-acre parcel has 
not been permitted in this area for over 41 years, unless a specific exception was utilized. 
Pursuant to Development Title Section 9-203.030(a)(1), there are several exceptions that allow 
for the creation of parcels smaller than the zone minimum, each with clearly prescribed 
criteria. The first exception is the creation of a homesite parcel. The other exceptions include 
creating parcels for certain specified uses, parcels for dwellings on the same lot, and parcels 
based on lot size averaging. Ultimately, the underlying subdivision, as proposed, does not 
meet any of these exceptions contained in the Development Title. 

 
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 because the proposed 5 acre parcels are large enough to support 
onsite services and all other Development Title requirements. Parcel 1 currently is developed 
with a single-family residence and has the potential to develop an accessory dwelling unit and 
accessory structures. If this subdivision is approved, proposed Parcel 2 and Parcel 3 may 
each be developed with a single-family residence and accessory dwelling unit, and accessory 
structures. The additional parcels will not be detrimental or injurious to other properties in the 
vicinity because two additional single-family residence and three accessory dwelling unit will 
not be injurious to property or improvements in the vicinity of the subject property or the 
public health, safety, or general welfare.  

 
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 cannot be made because granting this Variance will constitute a grant of special 
privilege inconsistent with the limitations upon other properties in the vicinity and zone in 
which the property is situated. Parcels in the vicinity of the project site that are below the 40-
acre minimum were created consistent with the General Plan, zoning, and code requirements 
that were in effect at that time. Surrounding property owners within the vicinity and with the 
same zoning classification are not permitted to subdivide parcels to less than the 40-acre 
minimum unless a specific Development Title exception applies. The exceptions to meeting 
the zone minimum include subdividing properties to create homesite parcels, homesite 
parcels for financing purposes, parcels for certain specified uses, parcels for dwellings on 
the same lot, and parcels based on lot size averaging (Development Title Section 9-
203.030(a)(1)(A)). The underlying Minor Subdivision, as proposed, does not meet any of these 
exceptions. 
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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 because the Variance application does not authorize a use that is 
not otherwise expressly authorized by the General Plan or Development Title. The Variance 
request would allow for an underlying subdivision to create parcels below the zone minimum, 
and the proposal does not include any new uses. The property is currently developed with a 
single-family residence, which is a permitted use in the AG-40 (General Agriculture, 40-acre 
minimum) zone and would allow for residential and agricultural development as permitted in 
the AG-40 zone on the subsequent parcels. The subdivision as proposed appears to meet 
Development Title requirements if the Variance is granted.  
 

Minor Subdivision No. PA-2500133 
 
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 cannot be made because Minor Subdivision No. PA-2500133 is not consistent 
with the General Plan or the Development Title. Pursuant to the Development Standards for 
the General Agriculture (A/G) General Plan designation (2035 General Plan, 3.1 Community 
Development Element, page 3.1-57), the minimum lot size for parcels designated as A/G is 
20 acres, or 160 acres where no surface irrigation water is available. The subject parcel is 
located within an irrigation district. Furthermore, the AG-40 (General Agriculture, 40-acres 
minimum) zoning, which implements the A/G (General Agriculture) General Plan 
designation, does not allow for parcels to be subdivided below 40-acres. Because the 
subdivision as proposed does not meet the minimum required lot size of 40-acres, it is not 
consistent with the General Plan or Development Title, unless the Planning Commission 
approves a Variance to reduce the required minimum lot size and lot width for the AG-40 
zone. No Master Plan, Specific Plan or Special Purpose Plan are applicable to Minor 
Subdivision No. PA-2500133. 
 

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

 

• This finding cannot be made because the subdivision is proposing additional parcels in the 
AG-40 zone that do not meet the minimum lot size. The parcel is currently limited to one 
single-family residence. In the underlying A/G General Plan designation, the permitted 
density range is 0.0 to 0.05, or 1 residence per 20 acres. If the Minor Subdivision to create 
three parcels is approved, each parcel would be permitted to have one primary residence. 
Thus, the density would increase to 0.3 or 1 residences per 5 acres. The resulting Minor 
Subdivision affects the density requirements for future development. As a result, the site is 
not physically suitable for the potential density of future development.  

 
3. The proposed subdivision, together with the provisions for its design and improvement, are not likely 

to cause substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat, unless an Environmental Impact Report (EIR) was prepared and a finding was made 
that specific economic, social, or other considerations make the mitigation measures or project 
alternatives infeasible, pursuant to Section 21081(a)(3) of the Public Resources Code.  

 

• This finding can be made because the subdivision will facilitate future residential 
development. The future ground disturbing activities (e.g. roads, curb, gutter, electrical, 
water, etc.) and physical structures that require ground disturbance on this or subsequent 
divided parcels will be subject to participate in the San Joaquin Multi-Species Habitat 
Conservation and Open Space Plan before any ground disturbance occurs. The subdivision 
is not likely to cause substantial environmental damage or substantially and avoidably 
injuring fish and wildlife in their habitat.  
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4. The proposed subdivision, together with the provisions for its design and improvement, is not likely to 
cause serious public health problems.  

 

• This finding can be made because the parcels are permitted one single-family dwelling, one 
accessory dwelling unit, one junior accessory dwelling unit.  Additionally, the AG-40 zone 
designation of the proposed parcels permits agricultural structures and up to 12 farm 
employee housing units without discretionary review. The Initial Study prepared for this 
project concludes that the Minor Subdivision creates a less than significant impact on 
public health. 

 
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 because the design of the subdivision will not conflict with 
easements acquired by the public at large for access through or use of the property within 
the proposed subdivision because, if it is found that alternate easements for access or for 
use are necessary, these will be substantially equivalent to ones previously acquired by the 
public. 

 
6. Water and wastewater disposal services will be available and sufficient to serve a proposed 

subdivision. If the subdivision has more than 500 dwelling units, this finding must be in accordance 
with Section 66473.7 of the Subdivision Map Act.  

 

• This finding can be made because parcels in the AG-40 zone allow for the use of a well for 
water and an individual septic system for wastewater subject to the rules and regulations of 
the Environmental Health Department. All proposed parcels would be permitted one single-
family dwelling, one accessory dwelling unit, one junior accessory dwelling unit, and up to 
12 farm employee units. The Environmental Health Department would have to approve the 
number of residences onsite in accordance with their requirements regarding well water 
and septic wastewater treatment density. In the event all parcels are permitted the maximum 
number of residences, the number of residences would be less than 500 and exempt from 
Section 66473.7 of the Subdivision Map Act.  

 
7. Any land or improvement to be dedicated to the County or other public agency is consistent with the 

General Plan, any applicable Specific Plan, pre-existing Special Purpose Plan, or Master Plan, and 
any other applicable plan adopted by the County. 

 

• This finding can be made because any land or improvements dedicated to the County would 
be consistent with the General Plan, any applicable Specific Plan and Special Purpose Plan, 
and other applicable plan adopted by the County because any such improvements or land 
must meet County standards and requirements of the Department of Public Works for 
dedication and/or construction. 

 
8. The design of the subdivision provides, to the extent feasible, for future passive or natural heating or 

cooling opportunities in the subdivision. 
 

• This finding can be made because the proposed Minor Subdivision, as designed, can make 
use of passive heating and cooler. Future development of single-family housing on the 
proposed new parcels could be located facing westerly, allowing the afternoon sun to 
passively or actively heat the new homes with the use of rooftop solar panels. 
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CONDITIONS OF APPROVAL 
(if approved) 

PA-2500133 
JON MORENO/ MATTHEW WEBER 

 
Minor Subdivision Application No. PA-2500133 was approved by the Planning Commission on .  The 
effective date of approval is .  This tentative map approval will expire on , which is 36 months from 
the effective date of approval, unless (1) all Conditions of Approval have been complied with and 
(2) a Parcel Map 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. TENTATIVE MAP: The Parcel Map shall substantially conform to the approved tentative map dated 

July 27, 2026. 

 
b. 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: 
 

1. All persons purchasing parcels within the boundaries of this approved map should be 

prepared to accept the inconveniences or discomforts associated with agricultural operations 

or activities, such as noise, odors, insects, dust, or fumes. San Joaquin County has 

determined that such inconveniencies or discomforts shall not be considered to be a 

nuisance. 

 
c. LOT SIZE:  The following lot size regulations shall apply to this map: 

 

1.  All parcels shall have a minimum lot size of 5 acres. 

 

d.  LOT WIDTH: The following lot width regulations shall apply to this map: 

 
1. All parcels shall have a minimum lot width of 330 feet, measured at the front yard setback line. 

(Development Title Table 9-203.030) 

 
2. COUNTY COUNSEL 

 
a. HOLD HARMLESS PROVISION:  Pursuant to Section 66474.9 of the Government Code, the 

subdivider shall defend, indemnify, and hold harmless the local agency or its agents, officers, and 
employees from any claim, action, or proceeding against the local agency or its agents, officers, or 
employees to attack, set aside, void, or annul an approval of the local agency, advisory agency, 
appeal board, or legislative body concerning a subdivision, which action is brought within the time 
provided for in Section 66499.37 of the Government Code. 

 
3. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact [209] 235-0600 see memo dated March 10, 

2026): 
 

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 
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obligations are satisfied.  The following note shall be recorded as a Notice of Minor Subdivision 
Restriction with the Parcel Map: 

 
1. “Parcels 1, Parcel 2, and Parcel 3 are subject to the San Joaquin County Multi-Species Habitat 

Conservation and Open Space Plan (SJMSCP). At the time of development of Parcels 1 or 2 
or 3 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.”  

 

4. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000, see memo dated September 22 and 
October 24, 2025) 
 
a. A Parcel Map is required. (Development Title Section 9-501.030) 

 
b. All easements of record shall be shown on the Parcel Map. (Development Title Section 9-505.080) 
 
c. Prior to the issuance of a non-agricultural building permit on Parcel 1-3; a private access roadway 

with turnarounds shall be constructed in conformance with fire road standards and applicable San 
Joaquin County Improvement Standards. The required improvements shall be noticed on a 
Declaration of Minor Subdivision Restriction – Non Rescindable and recorded concurrently with the 
Parcel Map (contact Department of Public Works, Development Services Division for processing) 
(A fee for processing the Declaration will be required.) (Development Title 9-608.160[a]) 

 
d. Drainage from the improved portion of each parcel shall be retained on-site by a retention basin at 

the time of development of each parcel. A soils report to evaluate whether adequate percolation is 
available shall be submitted and approved for each parcel prior to development of any of the 
parcels. Hydrologic and hydraulic analyses shall be provided and demonstrate that all property, 
both downstream and upstream of the discharge, will not be subject to a higher flood level as a 
result of the proposed drainage. (Development Title Section 9-606.010) 

 
e. Prior to approval of the Parcel Map, the developer shall prepare and record a mechanism that 

notices future owners and provides for funding and maintenance of the roadway improvements. A 
copy shall be submitted to the Department of Public Works. 

 
f. 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. 

 

5. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420, see memo dated March 24, 2026) 
 
a. 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 
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Environmental Health Department prior to recordation of Parcel Map (San Joaquin County 
Development Title, Section 9-502.070(a)(c)). 
 
Note: The surface subsurface report has been reviewed and approved (SU-2500604). 

 
b. A soil suitability and nitrate loading study incorporating proposed onsite waste water treatment 

system (OVVTS) 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 approval of parcel 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. 

 
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. 
 

c. Construction of an individual sewage disposal system(s) under permit and inspection by the 
Environmental Health Department is required at the time of development based on the Soil 
Suitability/ Nitrate Loading Study findings (San Joaquin County Development Title, Section 9-
605.010). 
 

d. The existing private water wells shall be tested for the chemical Dibromochloropropane (DBCP) 
and nitrates with the results submitted to the Environmental Health Department prior to recordation 
of the Parcel Map. Samples are to be taken and analyzed by a State-approved laboratory (San 
Joaquin County Development Title, Section 9-601.020(j)). 
 

e. Construction of an individual domestic water well under permit and inspection by the Environmental 
Health Department is required at the time of development (San Joaquin County Development Title, 
Section 9-1115.3). 
 

f. 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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