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Planning Commission Staff Report 
Item # 1, June 19, 2025 

Conditional Use Permit No. PA-1900085 
Prepared by: Alisa Goulart 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Gurudwara Sahib Tracy, Inc. 
Project Applicant:  Michael D. Hakeem  
   
Project Site Information 
Project Address:  21356 South Naglee Road, Tracy, CA 95304 
Project Location: On the southeast corner of South Naglee Road and West Larch Road, 

Tracy. 
 
Parcel Number (APN): 212-050-01 Water Supply:  Private (Well)  
General Plan Designation: A/UR Sewage Disposal:   Private (Septic)  

Zoning Designation:  AL-10 Storm Drainage:   
Private (On Site Retention 
Pond)  

Project Size:    8.49 acres 100-Year Flood:   Yes, AE 
Parcel Size:    8.49 acres Williamson Act:   No 
Community:     None Supervisorial District: 5 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C) 
 

 
Project Description 
 
This project is a Conditional Use Permit to establish the Gurudwara Sahib Temple, a religious assembly 
totaling 57,588 square feet in 2 phases over 5 years. (Use Type: Assembly- Religious) The project proposal 
includes construction of the following structures:  
 
Phase 1 

 Construction of a 47,407-square-foot multipurpose building to include: 
o 7,466 square foot assembly hall 
o 7,040 square foot dining hall 
o 2,175 square foot kitchen 
o 9,331 square foot covered courtyard 
o 6,235 square foot porch, hallway, and patio 
o 4,558 square foot hallway 
o 3,546 square foot lobby 
o 7,056 square feet for office, meeting rooms, restrooms, shoe room, storage rooms, and 

wedding rooms 
 

Phase 2 
 Construction of a 10,181-square-foot addition to the multipurpose building to include: 

o 4,856 square foot classroom 
o 2,170 square foot prayer hall 
o 1,765 square foot priest room 
o 1,390 square feet for offices and guest room 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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The proposed building height ranges from 28.6 feet to the main parapet to a maximum height of 52 feet to 
the dome. 
 
The project will utilize a private, on-site well, septic system, and storm water retention pond. Three water 
tanks for fire suppression will be installed. Two, 2-way driveways are proposed – the main driveway off of 
South Naglee Road and another off of West Larch Road. On-site parking for 365 vehicles will be 
provided. An 8-foot-high solid wall is proposed for the south property line adjacent to Auto Plaza Drive. 
There will be no access from Auto Plaza Drive. 
 
Four annual special events with a maximum attendance of 500 people are also proposed. These events 
are considered accessory to the main use and will begin in Phase 1.  
 
Recommendation  

 
1. Adopt the Findings for Conditional Use Permit and the Findings for CEQA §15183 Exemption Compliance 

(Attachment E); and, 
 

2. Approve Conditional Use Permit No. PA-1900085 with the recommended Conditions of Approval 
(Attachment F). 
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NOTIFICATION & RESPONSES 
(See Attachment B, Agency Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record:  June 9, 2025. 
Number of Public Hearing notices:  248 
Date of Public Hearing notice mailing:  June 6, 2025. 
 
Referrals and Response
Early Referral Date:  May 24, 2019 
Early Re-Referral Date: December 27, 2023 
Project Referral with Environmental Determination Date:  December 4, 2024 
Negative Declaration Posting Date:  December 4, 2024 / January 15, 2025 (reposted) 
OPR State Clearinghouse #: 2025010405 

Agency Referrals Early Referral  Re-Referral Public Hearing 

County Departments    
Ag Commissioner    
Assessor    
Community Development    

Building Division 5/29/2019   
Fire Prevention Bureau    

Public Works 6/24/2019 
5/19/2022 
3/22/2024 
8/28/2024 

 

Environmental Health 6/26/2019 1/11/2024 12/9/2024 
Sheriff’s Office    
Supervisor: District 5    
State Agencies    
Fish & Wildlife, Division:  3    
Caltrans District 10 5/30/2019   
Native American Heritage Commission    
Federal Agencies    
US Fish & Wildlife    
F.E.M.A. 5/30/2019   
Local Agencies    
Tracy Rural Fire District 6/20/2019 1/10/2024 12/13/2024 
Mosquito & Vector Control    
S.J.C.O.G. 5/30/2019 12/28/2023 12/5/2024 
City of Tracy 6/18/2019 7/31/2023  
Tracy Unified School District    
San Joaquin Air Pollution Control District 6/6/2019  9/25/2024 
Miscellaneous    
Airport Land Use Commission 6/20/2019   
Naglee-Burke Irrigation District    
1007 Pico & Naglee Reclamation District    
C.R.W.Q.C.B. 6/6/2019  12/31/2024 
Haley Flying Service    
Precissi Flying Service    
CA Tribal TANF Partnership    
United Auburn Indian Community    



Planning Commission Staff Report, PA-1900085 Conditional Use Permit  
 4 
 

  

CA Valley Miwok Tribe    
CA North Valley Yokuts Tribe    
Buena Vista Tribe Rancheria  2/2/2024  
Builders Exchange    
Building Industry Association    
Carpenters Union    
Sierra Club    
Farm Bureau    
PG&E  12/5/2024 1/3/2025 
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ANALYSIS 
 
Background 
 
The project site is currently developed with a single-family residence and detached garage which are not a 
part of the proposed project and will remain on site.  
 
On March 28, 2006, Use Permit PA-0600187 was submitted to construct a Neighborhood Religious 
Assembly. On August 25, 2006, the applicant withdrew the application because they were unable to 
complete the sale of the property. 
 
On April 25, 2019, the current applicant filed the subject Use Permit to establish the Gurudwara Sahib 
Temple. After a delay while the applicant addressed issues and refined the project, a revised application 
and site plan was submitted by the applicant on November 11, 2023. Updating the project studies to reflect 
the revised project and performing the environmental review followed. The project was originally scheduled 
for the March 30, 2025, Planning Commission hearing but has been postponed to address opposition and 
to ensure a full Commission. 
 
Compliance with CEQA and Section 15183 of the CEQA Guidelines 
 
Staff initially prepared and circulated for comment an Initial Study and Notice of Intent to Adopt a Mitigated 
Negative Declaration. Thereafter, the applicant engaged CEQA counsel who noted because the Project is 
consistent with the General Plan for which an EIR was certified (and the implementing Development Title), 
the Project is subject to the CEQA exemption established by Pub. Res. Code §21083.3 and CEQA 
Guidelines §15083. CEQA Guidelines §15083 states that, if a project is consistent with the development 
density established by existing zoning, community plan, or general plan policies for which an EIR was 
certified, no additional environmental review is required except as might be necessary to determine whether 
there are project-specific significant effects. To summarize, because the Project is consistent with the 
development density for the Rural Residential designation established by existing General Plan policies for 
which an EIR was certified on December 13, 2016, the Project is subject to the CEQA §15183 exemption. 
The project presents no project-specific significant effects that were not reviewed in the 2035 General Plan 
EIR. (See Attachment B) 
 
If the project is approved, CDD will file a Notice of Exemption based on CEQA Guidelines section 15183(a). 
 
 
Operations 
 
The Gurudwara Sahib Temple is proposed to be open 7 days per week from 10:00 a.m. to 7:00 p.m. with 
the following estimated attendance: 
 
 Monday – Thursday: 50 persons daily 
 Friday – Saturday:  100-150 persons daily 
 Sunday:   250 persons 
 
On Saturdays and Sundays, the classrooms will be utilized to accommodate a maximum of 50 students. 
Four annual special events are proposed with an estimated attendance of 500. The site plan depicts 365 
parking spaces which is adequate on-site parking to accommodate the estimated highest number of 
attendees which is 500. 
 
City of Tracy 
 
The City of Tracy submitted a letter dated June 18, 2019, in response to the original project referral that 
proposed access driveway from Auto Plaza Drive. Because Auto Plaza Drive is within the City of Tracy’s 
jurisdiction, the letter stated that the project must pay for improvements to Auto Plaza Drive and contribute 
to future improvements at the Auto Plaza Drive and South Naglee Road intersection. 
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On November 11, 2023, the applicant submitted a revised site plan that relocated access from Auto Plaza 
Drive to West Larch Road with a secondary driveway from South Naglee Road. The applicant had 
previously discussed this access relocation plan with the City of Tracy, and the City of Tracy sent a letter 
dated July 31, 2023 to CDD, stating that the applicant and City had agreed on the following conditions:  
 
 The primary driveway will be relocated to Larch Road instead of Auto Plaza Road; 
 The applicant would record a relinquishment of their abutter’s rights on Auto Plaza Road; and 
 The applicant would record a relinquishment of their development rights for a depth of 100-ft from   

Auto Plaza Road. 
 
The applicant will need an encroachment permit from the City of Tracy for the South Naglee Road driveway 
and this, in addition to the above conditions, is included in the project conditions. 
 
Traffic Study 
 
On June 24, 2019, the Department of Public Works submitted a letter stating that the project required a 
traffic study to determine project traffic impacts and mitigations. The Development Title requires a Traffic 
Study for a development project when traffic caused by the development project is expected to exceed 50 
vehicles during any hour or violate a Level of Service (LOS) standard established in the General Plan 
(Development Title Section 9-608.050[a]). Advanced Mobility Group conducted a traffic study dated May 5, 
2022, that reviewed the original project plan with the driveway from Auto Plaza Drive. The study concluded 
that all intersections would continue to operate within minimum standards and that the applicant would be 
responsible for the cost of road improvements requested by the City of Tracy. 
 
On November 11, 2023, the applicant submitted the revised Site Plan. The revised Site Plan relocated the 
entrance to the project site from Auto Plaza Drive to West Larch Road with a secondary entrance from 
South Naglee Road. The revised project was re-referred on January 14, 2025, and on March 2, 2025, the 
Department of Public Works submitted a letter stating that an updated traffic study was required. Advanced 
Mobility Group submitted a revised traffic study dated August 12, 2024, that recommended the conditions 
listed below: 
 
 An Irrevocable Offer to Dedicate Road to result in a 25-foot-wide right-of-way from the centerline of 

West Larch Road to the property line across the parcel’s frontage. 
 

 The property owner is to pay for implementation of an All Way Stop Intersection at South Naglee Road 
and West Larch Road prior to issuance of building permits. The payment amount is $5,200. 

 
These items are included as Conditions of Approval 3.b. and c. 
 
Vehicle Miles Travelled 
 
A Vehicle Miles Travelled (VMT) assessment, dated March 29, 2023, was performed by KD Anderson and 
Associates to determine if the project’s resulting traffic would create a significant environmental impact. 
Averaging daily vehicle trips for a weekday, including a weekend day and a special events day, resulted in 
values less than the 110 daily trips generally assumed to cause a significant impact. Moreover 
 
General Plan Designation / Zoning Consistency 
 
The project site has the General Plan designation of Agricultural / Urban Reserve (A/UR) and is zoned 
Limited Agriculture, 10-acre minimum (AL-10), which is not an implementing zone for the A/UR designation.  
Despite the discrepancy, staff was able to make the required findings, therefore the project is not impacted. 
 
Public Comments 
 
The Community Development Department received two letters in opposition to the project from neighbors 
citing concerns related to the increase in traffic resulting from the project, the Environmental 
Document/Initial Study, project notification, findings, and the project being inconsistent with the site. The 
Department’s responses to those comments are as follows: 
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Traffic: Concerns about traffic included the traffic turning onto South Naglee Road from West Larch Road 
and increased traffic at the intersection of West Larch Road and South Corral Hollow Road. As discussed 
above, a traffic study was performed by Advanced Mobility Group to review potential project impacts. The 
traffic study considered existing traffic conditions and estimated traffic resulting from this project and other 
approved projects in the surrounding area. As a result of the study, the Department of Public Works is 
recommending that the Conditions of Approval include a requirement for an all-way stop control at the 
intersection of South Naglee Road and West Larch Road to mitigate for the increase in traffic and dedicate 
frontage for future roadway improvements. No additional conditions or mitigation measures are 
recommended as a result of the traffic study. 
 
Initial Study: Challenges received to the adequacy of the Initial Study are now moot as the Initial Study 
has been repealed pursuant to CEQA guideline section 15183. Accordingly, no further response to 
comments on the adequacy of the Initial Study is required.  

 
Project Notification: In the letter it is commented that the County did not properly notify residents of the 
project. However, property owners were notified of the project and the Initial Study posting first on 
December 4, 2024. Notice of the second, corrected posting of the Initial Study was sent January 14, 2025. 
These notices met the requirement for providing Notice at least 10 days prior to a public hearing. The notice 
was sent to all owners of property within 2,600 feet of the perimeter of the project property as is required 
for projects in agricultural areas.  
 
Urban Use: The letter states that the project is an urban use. However, the religious assembly use type is 
permitted in all zones, with an approved land use application, with the exception of industrial zones. The 
project site is zoned AL-10 which permits a religious assembly with an approved Conditional Use Permit 
and allows for onsite well and septic system. For this reason, the project is consistent with the General Plan 
and rezoning is not required to approve this project.  
 
Findings: The list of Required Findings proposed in the letter are not the Required Findings found in the 
San Joaquin County Development Title Section 9-804-050. The accurate findings, plus a finding that the 
project is exempt from CEQA pursuant to Section 15183, are included in the Staff Report and CDD staff 
recommends that the Findings can be made in the affirmative. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission:  

 
1. Adopt the Findings for Conditional Use Permit and the Finding for CEQA §15183 Exemption Compliance 

(Attachment E); 
 

2. Approve Conditional Use Permit No. PA-1900085 with the recommended Conditions of Approval 
(Attachment F). 

 

Attachments: 

Attachment A – Site Plan 
Attachment B – Analysis of CEQA Exemption § 15183  
Attachment C -  Comment Letters 
Attachment D – Environmental Document 
Attachment E – Mitigation Monitoring and Reporting Program 
Attachment F – Findings for Conditional Use Permit and for CEQA § 15183 Exemption Compliance 
Attachment G – Conditions of Approval 
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Attachment A 
Site Plan 

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

Attachment B 
Analysis of CEQA Exemption § 15183 
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 Submitted by Brett Jolley, Attorney of Applicant 
 
 

Compliance with CEQA and Section 15183 of the CEQA Guidelines 
 
Staff initially prepared and circulated for comment an Initial Study and Notice of Intent to Adopt a Mitigated 
Negative Declaration. Thereafter, the applicant engaged CEQA counsel who noted because the Project is 
consistent with the General Plan for which an EIR was certified (and the implementing Development Title), 
the Project is subject to the CEQA exemption established by Pub. Res. Code §21083.3 and CEQA 
Guidelines §15083. 
 
Because the Project is subject to these heightened standards, the “fair argument test” applicable to negative 
declarations prepared in the first instance does not apply, and instead the “substantial evidence” standard 
of review applies to challenges to an agency’s determination that a project is subject to §15183.  (Lucas v. 
City of Pomona, (2023) 92 Cal. App. 5th 508, 538–39, 309 [“[F]air argument is not the proper standard of 
review. Substantial evidence is the proper standard where ... an agency determines that a project consistent 
with a prior program EIR presents no significant, unstudied adverse effect.”].)   This is so “precisely because 
in-depth review has already occurred.” (Bowman v. City of Petaluma (1986) 185 Cal.App.3d 1065, 1073.)  
 
Public Resources Code § 20183.3 and its companion Guideline §15183 provide a CEQA exemption for 
projects that are consistent with a General Plan, Community Plan, or zoning ordinance where an EIR was 
prepared for such policy documents (true and correct copies of Pub. Resources Code, § 21083.3 and CEQA 
Guidelines §15183 are attached hereto as Exhibits A and B, for reference).  
 
As summarized by the recent appellate court decision in Hilltop Group, Inc. v. County of San Diego (2024) 
99 Cal.App.5th 890, 907–909 (overturning county board’s decision to reject staff’s reliance on §15183 
exemption for an industrial project): 
 

If the activity qualifies as a project, the agency must then determine whether the project is 
exempt from the CEQA review process under a statutory exemption or a categorical 
exemption pursuant to the CEQA Guidelines. ([Union of Medical Marijuana Patients, Inc. 
v. City of San Diego (2019) 7 Cal.5th 1171, 1185, 250 Cal.Rptr.3d 818, 446 P.3d 317 
(Union).)]) If the project is exempt from further CEQA review, the agency may file a notice 
of exemption and need not proceed to the next steps of the review process. ([Lucas v. City 
of Pomona (2023) 92 Cal.App.5th 508, 534, 309 Cal.Rptr.3d 605 (Lucas)].) 
 
One such exemption falls within Guidelines section 15183, subdivision (a), which requires 
no additional environmental review for projects “‘consistent with the development density 
established by existing zoning, community plan, or general plan policies for which an EIR 
was certified,’ except as might be necessary to determine whether there are project-
specific significant effects. Guidelines section 15183 was promulgated on the authority of 
... section 21083.3, which provides a public agency need examine only those 
environmental effects that are peculiar to the project and were not addressed or were 
insufficiently analyzed as significant effects in the prior EIR.” (Lucas, supra, 92 Cal.App.5th 
at p. 534, 309 Cal.Rptr.3d 605.) 

 
In Lucas v. City of Pomona (2023) 92 Cal.App.5th 508, 536, a case decided the year prior to Hilltop Group 
and cited with authority in the Hilltop Group decision, the court upheld the city’s use of §15183 exemption 
for a commercial cannabis overlay zoning district.  The Court of Appeal also addressed the scope of the 
§15183 exemption, explaining: 
 

Section 15183 of the Guidelines is a statutory provision, not a categorical exemption—i.e., 
it is not among those exemptions set forth in Guidelines sections 15300 through 15333. 
Guidelines section 15183 provides that exempt classes of projects include, but are not 
limited to, qualifying projects “consistent with the development density established by 
existing zoning, community plan, or general plan policies for which an EIR was certified,” 
as was the case here. (Guidelines, § 15183, subd. (a).) Such projects “shall not require 
additional environmental review, except as might be necessary to examine whether there 
are project-specific significant effects which are peculiar to the project or its site.” (Ibid.; 
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see also id., § 15183.3, subd. (d)(2)(A).) “This streamlines the review of such projects and 
reduces the need to prepare repetitive environmental studies.” (Id., § 15183, subd. (a); see 
also id., § 15183.3, subd. (c).) 
 
In approving a project meeting the requirements of Guidelines section 15183, a public 
agency shall limit its examination of environmental effects/impacts to those which the 
agency, in its initial study or other analysis, determines: (1) are peculiar to the project or 
the parcel on which the project would be located; (2) were not analyzed as significant 
effects in a prior EIR on the zoning action, general plan or community plan with which the 
project is consistent; (3) are potentially significant (whether off-site or cumulative) and were 
not discussed in the prior EIR prepared for the general plan, community plan or zoning 
action; or (4) are determined to have a more severe adverse impact than discussed in the 
prior EIR. (Guidelines, § 15183, subd. (b)(1)–(4); see also Pub. Resources Code, § 
21083.3.) 

 
(Lucas v. City of Pomona (2023) 92 Cal.App.5th 508, 536.) 
 
Thus, where a project is consistent with the development density of a general plan, community plan, or 
zoning ordinance for which and EIR was certified, the project is exempt from environmental review, except 
in limited circumstances where the review is tiered and streamlined.   
 
The San Joaquin County 2035 General Plan Environmental Impact Report (“GP EIR”), incorporated herein 
by reference, expressly provides for exempting and streamlining future projects pursuant to CEQA 
Guidelines §15183: 
 

The CEQA Guidelines identify several types of EIRs, each applicable to different 
circumstances. This EIR will function as a program EIR for the proposed 2035 General 
Plan.  
 
According to the CEQA Guidelines (Section 15168(a)), a public agency may prepare a 
program EIR that can be characterized as one large project or a series of actions that are 
linked geographically; logical parts of a chain of contemplated events; rules, regulations, 
or plans that govern the conduct of a continuing program; or individual activities carried out 
under the same authorizing statutory or regulatory authority and having generally similar 
environmental effects that can be mitigated in similar ways.  
 
Under CEQA, a program EIR can function as a first-tier environmental document that 
assesses and documents the broad environmental impacts of a program with the 
understanding that a more detailed site-specific review may be required to assess future 
projects implemented under the program. The analysis contained in this EIR may also be 
used as a reference for subsequent environmental review of development projects, 
infrastructure improvements, zoning amendments, impact fees, and other development 
plans and proposals within San Joaquin County. 
 
The series of actions analyzed in this Program EIR includes potential future development 
in the unincorporated County based on the horizon year of the General Plan update, 2035, 
as well as associated updates to plans, programs and policies that support the General 
Plan. While the Program EIR will identify potential impacts that would result from project 
implementation, the analysis is not detailed to the level of site specificity. The Program EIR 
will identify a range of potential impacts resulting from future development allowed under 
the 2035 General Plan and will identify mitigation measures that will guide future 
development and reduce identified potentially significant effects.  
 
With respect to the processing of subsequent projects, including more site-specific 
projects, the County in making optimal use of this EIR (once it is certified) intends to avail 
itself of at least two separate, but complementary processes authorized by CEQA that 
streamline the review of projects consistent with approved general plans. First, as noted 
above, this program EIR will be used for later activities related to the General Plan to 
determine whether an additional environmental document must be prepared, pursuant to 
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CEQA Guidelines Section 15168. If a later activity would have effects that were not 
examined in this Program EIR, a new Initial Study would be prepared leading to either an 
EIR or a Negative Declaration. If no new effects would occur and no new mitigation 
measures would be required, the County may approve the later activity as being “within 
the scope” of the Program EIR, and no new environmental document would be required. 
Relevant feasible mitigation measures in this Program EIR would be incorporated into 
subsequent actions.  
 
(GP EIR at pp. 1-2 to 1-3.) 

 
Importantly, the GP EIR goes on to expressly state: 
 

Second, future environmental review can also be streamlined pursuant to Public 
Resources Code Section 21083.3 and CEQA Guidelines Section 15183. These provisions 
generally limit the scope of necessary environmental review for site-specific approvals 
following the preparation of an EIR for a general plan. For such site-specific approvals, 
CEQA generally applies only to impacts that are “peculiar to the parcel or to the project” 
and that have not been disclosed in the general plan EIR, except where “substantial new 
information” shows that previously identified impacts will be more significant than 
previously assumed. Notably, impacts are considered not to be “peculiar to the parcel or 
to the project” if they can be substantially mitigated pursuant to previously adopted 
“uniformly applied development policies or standards”.  The previous adoption must include 
a finding that these policies or standards will substantially mitigate these impacts when 
applied to future projects. 
 
(GP EIR at p. 1-3.) 

 
Here, the Project qualifies for the §21083.3 and 15183.3 exemption.  As set forth in the §15183 CEQA 
Checklist prepared for the Project (and attached to the Staff Report as Exhibit C), the 2035 General Plan, 
for which the GP EIR was certified in 2016, designated the Project site for agricultural uses and the 
proposed Project is consistent with the General Plan’s policies on agricultural uses.  Further, the 
Development Title, which implements the general plan, conditionally permits religious assembly uses in all 
agricultural zoning districts – including AL-10 which applies to the Project. 
 
Further, the §15183 Checklist compares the Project’s impacts against the GP EIR and explains in detail 
that the Project will not result in any “project-specific significant effects which are peculiar to the project or 
its site.” Thus substantial evidence supports the Department’s determination that the §15183 exemption is 
apt to the Project. 
 
Importantly, CDD’s initial preparation and circulation of an initial study and notice of intent to adopt a 
mitigated negative declaration does not change the fact that the Project is subject to review under §15183.  
The prior initial study does not affect §15183 applicability where the §15183 CEQA Checklist demonstrates 
that the Project is consistent with the General Plan and any potentially significant impacts peculiar to the 
Project have been adequately addressed in in the GP EIR. Hilltop Group, Inc. v. County of San Diego 
(2024) 99 Cal.App.5th 890, cited above, is instructive on this point.  
 
There, Hilltop Group applied to develop an industrial waste recycling project on a parcel of land that was 
designated for industrial use by San Diego County as part of its General Plan Update (GPU) in 2011. The 
project faced significant opposition from community members, homeowners associations, and the nearby 
City of Escondido due to concerns over potential environmental impacts.   
 
San Diego County staff initially required Hilltop Group to conduct environmental studies and proceeded 
with the preparation of a draft EIR, but staff subsequently determined, through preparing a Guidelines § 
15183 exemption checklist, that “the project was consistent with the GPU and did not impose significant 
and peculiar environmental impacts not already contemplated by the environmental impact report prepared 
for the GPU.” (Id. at p. 879)  The decision to approve the project subject to this exemption was appealed to 
the San Diego County Board of Supervisors.  County staff presented evidence and findings in support of 
the §15183 exemption and recommended denial of the appeal, but the board voted to grant the appeals, 
finding that the controversial project would result in peculiar environmental impacts that would not be 
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mitigated by uniform policies and procedures and therefore required preparation of a project EIR.  Hilltop 
Group filed suit challenging the county board’s determination that its project was not subject to review under 
§15183, and the Court of Appeal ruled in Hilltop’s favor, finding that the board did not proceed in the manner 
required by law when it denied the §15183 exemption.  Because substantial evidence showed the project 
was subject to the §15183 exemption, the court ordered the county to set aside its decision granting the 
administrative appeals and requiring the preparation of an EIR, and to proceed with the exemption.  
 
In defense of the board’s decision to reject staff’s §15183 determination, the county asserted in court that 
the exemption was unavailable because the county had already prepared an initial study determining that 
an EIR would be required.  The court rejected this argument noting that “the County’s initial study did not 
indicate that it made findings regarding the [project’s] potential environmental impacts in the context of 
Guidelines section 15183.” (Hilltop Group, supra, at p. 915.)  In explaining this distinction, the court noted: 
 

The [§15183] exemption permits streamlined environmental review not because a project 
does not have any potential environmental effects, or because those effects should not be 
analyzed—the exemption permits streamlined review because the project's effects were 
already sufficiently taken into account and addressed in a programmatic EIR. Upon findings 
in an initial study of a project's potential environmental effects, the Guidelines expressly 
authorize an agency to “[u]se a previously prepared EIR which the lead agency determines 
would adequately analyze the project at hand, or ... [d]etermine, pursuant to a program 
EIR, tiering, or another appropriate process, which of a project's effects were adequately 
examined by an earlier EIR or negative declaration.”  
 
(Hilltop Group, supra, at p. 915.)   

 
Applying Hilltop Group to the present situation, the County’s prior preparation of an initial study and 
proposed MND outside of the context of §15183 does not affect the County’s ability and legal obligation to 
correctly apply a §15183 analysis and exemption now.   
 
Circulation of the CEQA Checklist or proposed NOE is not required.  “Unlike a negative declaration or EIR, 
CEQA does not require public agencies to follow any specific procedures for approving activities that are 
exempt.  An agency is not required to provide any notice to the public or other agencies that it is considering 
whether an activity is going to carry out or approve is exempt.  The agency need not provide an opportunity 
to review or comment on the exemption…” (Kostka & Zischke, Practice Under the California Environmental 
Quality Act, §5.114, p. 5-120.)  Thus, neither the proposed Notice of Exemption (Pub. Res. C. §21108, 
21152) nor the CEQA §15183 Checklist itself must be circulated for public review.    
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Attachment C 
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FINDINGS FOR CONDITIONAL USE PERMIT 
PA-1900085 

GURUDWARA SAHIB TRACY / HAKEEM 
 

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 religious assembly (Use Type: Assembly - 

Religious) is consistent with the General Plan designation of A/UR (Agriculture/Urban 
Reserve) and the zoning designation of AL-10 (Limited Agriculture, 10-acre minimum). The 
A/UR designation generally applies to areas that are in the logical path of development 
around an Urban Community or a City Fringe area if the area is designated for urban 
development in a city’s General Plan and the area represents a reasonable expansion of a 
city. The proposed project is located within the Sphere of Influence of the City of Tracy 
based on the city’s current General Plan and is adjacent to existing urban development. The 
A/UR designation also allows for compatible public, quasi-public, and special uses such as 
a religious assembly, and the Assembly - Religious use type may be conditionally permitted 
in the AL-10 zone with an approved Conditional Use Permit. Therefore, the project is 
consistent with the General Plan and zoning and will meet the Development Title regulations 
for the approved use with the recommended Conditions of Approval. There are no Master 
Plans, Specific Plans, Special Purpose Plans, or other applicable plans adopted by San 
Joaquin County applicable to the subject property. 
 

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 adequate utilities, access roads, sanitation, drainage, 

and other necessary facilities are proposed and the proposed improvements are properly 
related to existing and proposed streets and highways. A traffic study prepared by 
Advanced Mobility Group recommended installation of an all-way stop at the West Larch 
Road and South Naglee Road intersection to accommodate the traffic increase that will 
result from the project and this requirement is included in the recommended Conditions of 
Approval. An additional condition requires an Irrevocable Offer to Dedicate a 25-foot-wide 
right-of-way from the centerline of West Larch Road across the parcel’s frontage for future 
road improvements. These proposed conditions will mitigate traffic related issues on the 
existing roadways. The traffic study found that no additional mitigations were found 
necessary. The project site will be accessed from two driveways connecting to West Larch 
Road and South Naglee Road, the placement of which will be determined and approved by 
the City of Tracy and the San Joaquin County Department of Public Works, ensuring the 
connection with the current road network will be properly related to the roadways. The 
project site will utilize an onsite well for water and septic system for wastewater, which will 
be constructed under permits from the Environmental Health Department. All stormwater is 
required to be kept on site utilizing an on-site retention pond constructed under permit from 
the Department of Public Works. This will prevent stormwater from the project site from 
possibly flooding adjacent properties or roadways. 

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

 This finding can be made because the 8.49-acre project site is of adequate size and shape 
to accommodate all yards, building coverage, setbacks, parking areas and other 
requirements of the Development Title for the proposed use, as depicted on the Site Plan 
dated November 27, 2024. The proposed parking areas will be surfaced with asphalt concrete 
in conformance with San Joaquin County Ordinances, and other improvements will comply 
with applicable Development Title regulations designed to ensure that the site improvements 
are adequate for the type and intensity of the development. These improvements will include 
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a retention pond sized for the calculated amount of predicted stormwater to be constructed 
under permit from the Department of Public Works. 

 
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 project has been conditioned to meet San Joaquin 

County Development Title regulations that protect public health, safety, and welfare to 
ensure that the project will not adversely affect the livability or appropriate development of 
abutting properties and the surrounding neighborhood. All project development will meet 
required setbacks to prevent intrusion onto adjacent properties, and the City of Tracy’s 
largest commercial area, which is compatible with the proposed religious assembly use. 
There are also agricultural parcels with scattered residences surrounding the parcel to the 
north, east, and west, and with large residential properties further east. Aside for the 
existing residence on the project parcel, the nearest is located 300 feet west of the project 
site. In order to prevent noise levels from exceeding the standards specified in Development 
Title Table 9-404.040, which could potentially impact nearby residences, the proposed 
project is subject to the provisions of the San Joaquin County noise ordinance 
(Development Title Section 9-404.030) and will have to comply with noise level limitations.  
Further, the Initial Study prepared for this project found no potentially significant 
environmental impacts that could not be mitigated to a less than significant impact. As a 
result, the proposed project is a compatible use that is not anticipated to adversely affect 
abutting properties or the neighborhood. 
 

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, pursuant to the CEQA Checklist performed for the 

project, there are no potentially significant impacts that will require mitigation from odor, 
dust, gas, noise, vibration, smoke, heat or glare. The development will be subject to the 
rules and regulations of the San Joaquin County Development Title, the Air Pollution Control 
District, and the State Water Quality Control Boards and is required to obtain permits for 
construction and operation of the development. Additionally, as noted above, the project 
will be subject to the noise standards contained in the Development Title. Therefore, the 
project will not create a nuisance. 
 

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 project is located adjacent to the City of Tracy with 

sufficient access to public facilities and services, as needed. The project site has direct 
access to South Naglee Road which provides access to Interstate 205, located 0.75 miles to 
the south. Pursuant to the General Plan infrastructure requirements for agricultural areas 
and the standards and regulations contained in the Development Title for the AL-10 zone, 
the project site may utilize onsite services for water, sewer, and storm drainage, as 
proposed. 
 

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

 This finding can be made because the subject property is zoned AL-10 (Limited Agriculture, 
10-acre minimum) and the proposed religious assembly (Use Type: Assembly – Religious) 
is an allowed use with an approved Conditional Use Permit. The recommended Conditions 
of Approval will ensure that the project complies with all applicable provisions of the 
Development Title. 
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Finding for CEQA §15183 Exemption Compliance 
 
1. Substantial evidence in the record demonstrates that the Project is consistent with the 2035 San 

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

 
 Public Resources Code § 21083.3 and its companion Guideline §15183 provide a CEQA 

exemption for projects that are consistent with a General Plan, Community Plan, or zoning 
ordinance where an EIR was prepared for such policy documents. The GP EIR expressly 
provides that document can be used to streamline “future environmental review…pursuant 
to Public Resources Code Section 21083.3 and CEQA Guidelines Section 15183.” The 
General Plan designates this Property for agricultural uses (AU/R) and County Development 
Title authorizes the religious assembly facility use type in all agricultural zones subject to 
obtaining a conditional use permit, including the AL-10 zoning district in which the Project 
is located. Therefore, the Project is consistent with the development density of the General 
Plan and implementing Development Title. Further, the County prepared a “§15183 CEQA 
Checklist” for the Project to determine whether there are any project-specific aspects that 
will result in significant environmental effects above and beyond those addressed in the GP 
EIR. That document determined that no such effects would occur. Accordingly, the Project 
qualifies for the §15183 exemption and a Notice of Exemption shall be filed. 
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CONDITIONS OF APPROVAL 
 

 

PA-1900085 (C) 
GURUDWARA SAHIB TRACY / HAKEEM 

 
Conditional Use Permit Application No. PA-1900085 was approved by the Planning Commission on . 
The effective date of approval is . This approval will expire on , 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. BUILDING PERMIT:  Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT". The Site Plan 
required as a part of the building permit must be prepared by a registered civil engineer or licensed 
architect. This Plan must show drainage, driveway access details including gates, on-site parking, 
landscaping, signs, existing and proposed utility services, and grading (refer to the "SITE PLAN 
CHECK LIST" for details). Foundation and soils investigation shall be conducted in conformance with 
Chapter 18 of the California Building Code at the time of permit application. A fee is required for the 
Site Plan review.  (Development Title Section 9-802.110[a][2]) 
 

b. APPROVED USE: This approval is for a religious assembly to be constructed in 2 phases over 5 years 
as shown on the revised site plan dated November 14, 2023. (Use Type: Assembly – Religious). 
The project proposal includes: 

 
Phase 1 

 Construction of a 47,407-square-foot multipurpose building to include: 
o 7,466 square foot assembly hall 
o 7,040 square foot dining hall 
o 2,175 square foot kitchen 
o 9,331 square foot covered courtyard 
o 6,235 square foot porch, hallway, and patio 
o 4,558 square foot hallway 
o 3,546 square foot lobby 
o 7,056 square feet for office, meeting rooms, restrooms, shoe room, storage rooms, 

and wedding rooms 
 

Phase 2 
 Construction of a 10,181-square-foot addition to the multipurpose building to include: 

o 4,856 square foot classroom 
o 2,170 square foot prayer hall 
o 1,765 square foot priest room 
o 1,390 square feet for offices and guest room 

 
c. MITIGATION MONITORING AND REPORTING PROGRAM: The project shall comply with all 

required mitigations included in the General Plan 2035 EIR MMRP dated December 13, 2016. 
 

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: 
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1. All driveways and maneuvering areas shall be surfaced and permanently maintained with 
asphalt concrete or Portland cement to provide a durable, dust free surface. Bumper guards 
shall be provided when necessary to protect adjacent structures or properties. (Development 
Title Section 9-406.060 [i]) 
 

2. A minimum of 317 parking spaces measuring 9 feet by 20 feet shall be provided. (1 parking 
space per 50 square feet of seating area used for assembly / 1 parking space per 3 attendees 
at special events) (Development Title Section 9-406.040) 
 

3. A minimum of 3% of parking spaces shall be electric vehicle charging stations (EVC). 
(Development Title Section 9-406.060[o]) 
 

4. All parking stalls and directional arrows shall be delineated with paint or similar distinguishable 
material. (Development Title Section 9-406.060 [e]) 
 

5. A 6-inch wide and 6-inch-high concrete curb shall be provided along the outer edge of the parking 
facility pavement, except where the pavement abuts a fence or wall. Curbs separating landscaped 
areas from parking areas shall be designed to allow stormwater runoff to pass through. 
(Development Title Section 9-406.060 [g]) 
 

6. Parking areas must be separated from all sides of a building by a walkway a minimum of 5 feet in 
width as well as by a planter area at least 3 feet in width. (Development Title Section 9-406.060 
[h]) 
 
Parking Lot Landscaping 

7. A minimum of 10% of the interior of the parking lot area shall be landscaped. Development Title 
Section 9-406.060 [l][1]) 

 
8. A minimum of 50% of the parking area that is not landscaped shall be shaded. Shade may be 

provided by canopies, shade structures, trees, or other equivalent mechanism. If shade is provided 
by trees, the amount of required shading is to be reached within 15 years. (Development Title 
Section 9-406.060 [j]) 

 
9. A landscaped island at least 5 feet in all interior dimensions and containing at least one 15-gallon 

size tree shall be provided at each end of each interior row of parking stalls and between every 6 
consecutive parking stalls. (Development Title Section 9-406.060 [l][5]) 
 

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 for two-way aisles and 16 feet for one-

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

2. Vehicle access gates shall be recessed from the property line a minimum of 10 feet unless 
there are at least 16 feet between the property line and the edge of the travelled roadway, in 
which case the setback is waived. (Development Title Section 9-400.040 [a][4]) 

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

 
1. The equivalent of one foot of candle illumination shall be provided throughout the parking area.  

(Development Title Section 9-9-406.060 [m][1]) 
 

2. All lighting shall be on a time clock or photo-sensor 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]) 
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3. 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]) 
 

h. LANDSCAPING: 
 
1. All required front and street-facing setbacks, except for areas used for driveways and entries, shall 

be landscaped. (Development Title Section 9-402.030[a]) 
 

2. A landscaped area at least 10 feet wide shall be provided between any surface parking area and 
any property line adjacent to a public street. (Development Title Section 9-402.030[a]) 

 
3. All areas of a project site not intended for a specific use, including areas planned for future phases 

of a phased development, shall be landscaped or left in a natural state. (Development Title Section 
9-402.030[e]) 

 
i. 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 any 
future right-of-way line, including any corner cut-off (snipe). (Development Title Section 9-
408.070.3 [p]) 
 

j. CULTURAL RESOURCES:  If, in the course of development, concentrations of prehistoric or historic-
period materials are encountered, all work in the vicinity of the find shall halt until an archaeologist can 
evaluate the materials and make recommendations for further action. If human remains are 
encountered, all work shall halt in the vicinity and the County Coroner shall be notified immediately.  At 
the same time, a qualified archaeologist shall be contacted to evaluate the finds.  If Human burials are 
found to be of Native American origin, steps shall be taken pursuant to Section 15064.5(e) of 
Guidelines for California Environmental Quality Act. 
 

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

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

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

3. The required plans must be complete at the time of submittal for a building permit. Plans must 
address building design and construction, fire and life safety requirements, accessibility and show 
compliance with the current California codes and San Joaquin County ordinances. A complete set 
of plans must include fire sprinkler plans, truss design submittals, metal building shop drawings, 
structural plans and calculations, plumbing, electrical and mechanical drawings and energy report. 
 

4. A soils report is required pursuant to CBC §1803 for foundations and CBC appendix §J104 for 
foundations. All recommendations of the Soils Report shall be incorporated into the 
construction drawings. 
 

5. For each proposed new building, provide the following information on the plans: 
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A. Description of proposed use 
B. Existing and proposed Occupancy Groups 
C. Type of construction 
D. Sprinklers (Yes or No) 
E. Number of stories 
F. Building height 
G. Allowable floor area 
H. Proposed floor area 
 I. Occupant load based on the CBC 
J. Occupant load based on the CPC 
 
Depending on the type of construction, a fire wall may be required where the proposed building is 
only 10’ from the property line. 
 

6. Accessible routes shall be provided per CBC §11B-206. At least one accessible route shall be 
provided within the site from accessible parking spaces and accessible passenger loading zones, 
public streets and sidewalks, and public transportation stops to the accessible building or facility 
entrance they serve. When more than one route is provided, all routes must be accessible. CBC 
§11B-206.2.1 
 

7. At least one accessible route shall connect accessible buildings, accessible facilities, 
accessible elements and accessible spaces that are on the same site. CBC §11B-206.2.2 
 

8. At least one accessible route shall connect accessible buildings, or facility entrances, with all 
accessible spaces and elements within the building or facility, including mezzanines, which are 
otherwise connected by a circulation path. §11B-206.2.4 
 

9. Parking spaces will be required to accommodate persons with disabilities in compliance with 
Chapter 11B of the California Building Code. Note that accessible parking spaces are required 
for each phase of the project. These parking space(s) shall be located as close as possible to 
the primary entrance into the building. 
 

10. Adequate sanitary facilities shall be provided for each building per the requirements of Chapter 4 
of the California Plumbing Code. 
 

11. This project will be required to comply with the Model Water Efficient Landscape Ordinance 
requirements of the California Code of Regulations, Title 22, Division 2, Chapter 2.7. 

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

 
a. An encroachment permit shall be required for all work within road right-of-way along Larch Road. 

(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 on Larch Road shall be improved in accordance with the requirements of 

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

c. A City of Tracy encroachment permit shall be required for all work within the City road right-of-way. 
 

d. The driveway approach on Naglee Road shall be improved in accordance with the requirements of 
City of Tracy prior to issuance of the occupancy permit.  

 
e. The owner shall execute an Irrevocable Offer to Dedicate Road to result in a 25 foot wide right-of-

way from the centerline of West Larch Road to the property line across the parcel’s frontage. (A 
fee based on the current fee schedule is required for processing in addition to a copy of the Grant 
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Deed and a legal description of the parcel to be offered for dedication.) (Development Title Section 
9-608.060) 
 

f. 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 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)  

 
g. 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)  

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

Development Standards. Retention basins shall be fenced with 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)  

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

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 require records, 
updates, test results and inspection reports shall be maintained on the construction site and be 
available for review upon request. 
 

l. 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. 
 

m. 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 Discharge 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. 
 

n. Prior to release of the building permit, all new construction and the substantial improvement of any 
structure or tanks in the area of special flood hazard shall be elevated or floodproofed in accordance 
with San Joaquin County Ordinance Code Section 9-1605.12(a), (b), and (c). Plans and 
calculations shall be submitted and approved by the public Works Department – Water Resources 
Division (209-953-7948). 
 

o. Prior to issuance of a building permit for this project, the applicant shall pay for the implementation 
of an All Way Stop Intersection at Naglee Road and West Larch Road as identified in the 
Supplemental Transportation Impact Analysis Report dated August 12, 2024. The payment amount 
is $5,200. 
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3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420) 

 
a. A soil suitability and nitrate loading study incorporating proposed staff and customer use shall be 

submitted to the Environmental Health Department, indicating that the area is suitable for septic 
system usage. The studies must be approved by the Environmental Health Department prior to 
issuance of building permit(s). (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. 
 

b. 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). 
 

c. The site plan depicts the 100% sewage disposal replacement area located in the paved parking 
area for the proposed development. 
 
Prior to issuance of building permit, submit to the Environmental Health Department revised site 
plans showing the location and configuration of any existing and proposed sewage disposal 
systems, along with the area required to be reserved for future sewage disposal repair/replacement 
(area for 100% sewage disposal replacement). The plans shall include the design calculations, 
including the maximum number of persons the sewage disposal system is proposed to serve.  
 
In addition, show on revised plans that the disposal field area will be barricaded so it cannot be 
driven over, parked on, or used as a storage area. This disposal field area must be used for that 
specific purpose only, and it cannot contain any underground utility lines (San Joaquin County 
Development Title, Section 9-605.010(c)(3)(5)). 
 
The disposal field area of the sewage disposal system shall be barricaded such that it cannot be 
driven over, parked on, or used as a storage area. This disposal field area must be used for that 
specific purpose only, and it cannot contain any underground utility lines (San Joaquin County 
Development Title, Section 9-605.010(c)(3)(5)) 

 
d. Submit Water Provision Declaration form to the Environmental Health Department for review. 

 
e. Applicant shall contact Natalia Subbotnikova, Program Coordinator, Small Public Water System 

Program, at (209) 468-0338, to determine if the existing well can be permitted as a public water 
system prior to issuance of building permits. If a public water system is required, applicant shall 
submit a Small Public Water System preliminary technical report to the California State Water 
Resources Control Board, Division of Drinking Water (Water Board) at least six months before 
initiating construction of any water related improvement, as defined. The issuance of a permit to 
operate a small public water system by the local primacy agency (EHD) is prohibited without the 
concurrence of the Water Board. Please contact Gena Farley with the SWRCB Division of Drinking 
Water at Gena.Farley@waterboards.ca.gov or 209-948-7488, concerning the requirements for 
preliminary technical report submittal prior to issuance of building permits. 
 
If the Water Board determines that an onsite well shall be used as the potable water source, a 
permit application to operate Small Public Water System shall be submitted to the EHD for approval 
prior to issuance of building permits. To issue a permit to operate, concurrence from the Water 
Board is required. A yearly permit to operate a public water system will be required by the EHD 
prior to sign off of the certificate of final occupancy (San Joaquin County Development Title, Section 
9-602.010 and 9-601.030.) 
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The supplier must possess adequate financial, managerial, and technical capability to assure 
delivery of pure, wholesome, and potable drinking water in accordance with San Joaquin County 
Development Title, Sections 9-602.010 and 9-601.030 and C.C.R., Title 22, and Health and Safety 
Code, Section 116525 116570. 
 
Note: The minimum setback from public water well to any septic tank and leach field is 150’. If the 
existing domestic well becomes a public water well then it shall meet minimum setback requirement 
from septic tank and leach field area. 

 
f. 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 issuance 
of building permit(s). Samples are to be taken and analyzed by a State-approved laboratory (San 
Joaquin County Development Title, Section 9-601.020(j)). 
 

g. 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 9-601.010(b)). 
 

h. 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 and 9-601-020). 
 

i. 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 GOVERNMENTS (Contact: [209] 235-0600) 
 
a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open 

Space Plan (SJMSCP). The applicant must provide a Certificate of Payment prior to issuance of 
any grading or building permits. 
 

5. SOUTH SAN JOAQUIN COUNTY FIRE AUTHORITY (Contact: [209] 831-6707) 
 
a. Prior to construction, applicant shall submit construction documents to the South San Joaquin 

County Fire Authority for review and approval. 
 
1. Construction document shall be designed to the current edition of the California Code of 

Regulations, Title 24, as amended by the City of Tracy Municipal Code. 
 

2. Deferred submittals for fire sprinkler system, fire protection water supply, and fire alarm system 
shall be listed on the coversheet. Each deferred submittal shall be submitted, reviewed, and 
approved by SSJCFA prior to installation. 

 
3. Fire protection water supply application must be submitted separately from construction permit. 

All piping and installation shall be in accordance with CFC §507 & NFPA standards. Approval 
of grading and/or on-site improvements does not grant installation of underground fire service. 

 
4. Fire sprinklers shall be designed by a licensed fire protection contractor or engineer. Hydraulic 

calculations, specifications and plans shall be submitted prior to issuance of building permit. 
 
5. Fire department connections shall be installed in accordance with CFC §912 and NFPA 

standards. A hydrant shall be placed within 100’ of the FDC. FDC locations shall be approved 
by the fire code official prior to issuance of construction permit. 
 

6. Fire control room locations shall be approved by the fire code official prior to the issuance of 
construction permit. 
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7. Provide a truck turning template which clearly shows the truck turning radius of 30’ inside and 
50’ outside. Truck turning template shall show all ingress and egress paths available. 

  
b. Engineering and building permit applications received by our offices are subject to the current fee 

schedule for South San Joaquin County Fire Authority. Contact our offices for additional 
information. 

 
1. Application processing fees and minimum plan review fees are due at time of submittal of 

construction documents.  
 
2. Additional plan review fees, minimum inspection fees and administrative fees are calculated 

on approval of project and shall be paid prior to issuance of permit. 
 
3. Permit holder is responsible for any additional inspection fees incurred and shall be paid prior 

to final inspection. 
 

c. Knox boxes shall be required for this project. The tenant of the property shall have keys placed in 
the key box. The operator of the building shall immediately notify the Fire Authority and provide the 
new key where a lock is changed or rekeyed. The key to such building shall be secured in the Knox 
Box.  
 

d. Building shall be provided with approved address identification that is illuminated in accordance 
with CFC §505 as amended by the South San Joaquin County Fire Authority. 
 

e. Prior to final in inspection, emergency radio responder coverage shall be tested to confirm coverage 
areas. It is beneficial for the applicant to conduct testing at foundation as retrofitting for the conduit 
is costly. If coverage is inadequate, a separate permit for emergency radio responder coverage 
shall be submitted to SSJCFA for review and approval prior to installation. Additional improvements 
may warrant additional testing to be performed. Testing shall be the determination of the fire code 
official. 
 

f. Prior to construction, an address must be posted at the construction site entrance. Address must 
be a minimum of 4 inches high by ½ inch numerals. Address must be provided so that emergency 
service personnel can locate the construction site in the event of an emergency. 
 

g. Prior to construction, all-weather fire apparatus access roads shall be installed. Fire apparatus 
access roads during construction shall have a minimum 20’ unobstructed width in accordance with 
CFC §503. 
 

h. Prior to construction, fire protection water supply shall be provided and operational for construction 
site. It shall be installed, inspected and tested prior to bringing combustible materials onsite, 
including storage. 
 

i. Additional comments may occur upon submittal of construction documents. 
 
6. CITY OF TRACY (Contact: (209) 831-6436) 

 
a. Applicant shall record a relinquishment of their abutter’s rights on Auto Plaza Road; and, 

 
b. Applicant shall record a relinquishment of their development rights for a depth of 100 feet from Auto 

Plaza Road. 
 

7. PACIFIC GAS AND ELECTRIC COMPANY (Contact: 1-877-743-7782) 
 

The project is within the same vicinity of PGE’s existing facilities that impact the subject property and 
the project will require the relocation of existing PG&E electric service facilities. The applicant must 
apply for the relocation of any existing PGE electric services that exist on the subject parcel. 



1810 E Hazelton Avenue    |    Stockton, California 95205    |    (209) 468-3121    |    www.sjgov.org/commdev 
 

  
 
 
 

Planning Commission Staff Report 
Item # 2, June 19, 2025 

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

 
PROJECT SUMMARY 

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

Road, Galt.  
 

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

Water Supply:   Public (Future) 

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

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

 
Project Description 

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

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

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

E); 
 
2. Approve Major Subdivision No. PA-2200056 with the attached Conditions of Approval. (Attachment F). 

  



Planning Commission Staff Report, PA-2200056 (SU) 3 
 

NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: June 9, 2025. 
Number of Public Hearing notices: 319 
Date of Public Hearing notice mailing: June 6, 2025. 

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

 Negative Declaration Posting Date: 
December 23, 2022 

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

 OPR State Clearinghouse #: 
      2022120630 

 

Agency Referrals 
Response 

Date - Early 
Consultation  

Public 
Hearing 

County Departments   

Assessor   

Community Development   

Building Division   

Fire Prevention Bureau   

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

 

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

Sheriff’s Office   

Surveyor   

Mosquito & Vector 
Control 

 
 

Parks and Recreation 5/6/2022  

Supervisor: District 4   

State Agencies   

Fish & Wildlife, Division:  
2 

 
 

Native American 
Heritage Commission 

 
 

Federal Agencies   

F.E.M.A.   

U.S. Fish & Wildlife   
 

Agency Referrals 
Response 

Date - Early 
Consultation  

Public 
Hearing 

Local Agencies   

Woodbridge Fire District   

North San Joaquin 
Water Conservation 

 
 

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

6/9/2022 
 

Galt Unified School 
District 

5/13/2022 
 

Air Pollution Control 
District 

5/30/2022 
 

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

Miscellaneous   

Haley Flying Service   

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

 

Precissi Flying Service   

CA Tribal TANF 
Partnership 

 
 

United Auburn Indian 
Community 

5/19/2022 
 

 

CA Valley Miwok Tribe   

CA North Valley Yokuts 
Tribe 

 
 

Buena Vista Tribe 
Rancheria 

 
 

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

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

E); 
 

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

 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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PA-2200056 (SU) Tentative Map 
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FINDINGS FOR SUBDIVISION 
PA-2200056 

 
1. The proposed subdivision, together with the provisions for its design and improvement, is consistent 

with the General Plan, any applicable Specific Plan, pre-existing Special Purpose Plan or Master Plan, 
the Development Title, and other applicable provisions of the County Code. 

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

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

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

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

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

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

 
 This finding can be made because an Environmental Impact Report (EIR) was performed in 

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

 
4. The proposed subdivision, together with the provisions for its design and improvement, is not likely to 

cause serious public health problems. 
 

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

5. The proposed subdivision, together with the provisions for its design and improvement, will not conflict 
with easements acquired by the public at large for access through or use of property within the proposed 
subdivision. The County may approve a map if it finds that alternative easements for access or for use 
will be provided and that these easements will be substantially equivalent to ones previously acquired 
by the public. 
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 This finding can be made because the proposed subdivision will not conflict with easements 
acquired by the public at large for access through or use of property within the proposed 
subdivision as there are no such known easements. 
 

6. Water and wastewater disposal services will be available and sufficient to serve a proposed subdivision. 
If the subdivision has more than 500 dwelling units, this finding must be in accordance with Section 
66473.7 of the Subdivision Map Act. 

 
 This finding can be made because the project is conditioned to be served by a public water 

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

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

7. Any land or improvement to be dedicated to the County or other public agency is consistent with the 
General Plan, any applicable Specific Plan, pre-existing Special Purpose Plan, or Master Plan, and any 
other applicable plan adopted by the County. 

 
 This finding can be made because the land to be dedicated to the County, including land 

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

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

 
 This finding can be made because the proposed subdivision, as designed, can make use of 

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

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

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

 

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

DILLON AND MURPHY 
 
Major Subdivision No. PA-2200056 was approved by the Planning Commission on . The effective date 
of approval is . This tentative map approval will expire on , which is three (3) years from the effective 
date of approval, unless (1) all Conditions of Approval have been complied with and (2) a Final Map 
has been filed with and accepted by the County Surveyor. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be complied 
with prior to approval of the Final Map. Those Conditions followed by a Section Number have been 
identified as ordinance requirements pertinent to this application.  Ordinance requirements cannot be 
modified and other ordinance requirements may apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: Community Development Department, 

[209] 468-3121) 
 

a. TENTATIVE MAP:  The Parcel Map shall substantially conform to the approved revised tentative map 
dated November 23, 2023. 
 

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

c. RIGHT TO FARM:  Pursuant to San Joaquin County Code Section 6-9004(b), the following note shall 
be placed on the Parcel Map and recorded as a separate instrument: 
 
1. All persons purchasing parcels within the boundaries of this approved map should be 

prepared to accept the inconveniences or discomforts associated with agricultural operations 
or activities, such as noise, odors, insects, dust or fumes. San Joaquin County has 
determined that such inconveniencies or discomforts shall not be considered to be a 
nuisance. 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

j. DEVELOPMENT REQUIREMENT: The following development requirements apply and shall be 
shown on the Parcel Map: 

 
1. Prior to any grant of approval for a development project or issuance of a building permit on the 

"Designated Remainder," the requirements of Chapter 9-602 (Water Systems) of the San 
Joaquin County Development Title shall be met. 

 
2. COUNTY COUNSEL 

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

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

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

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

Specifications of the County of San Joaquin. All improvement plans and specifications shall include 
grading plan for each individual lot. The improvement plans and specifications are subject to plan 
check, field inspection fees and must be approved by the County of San Joaquin Department of 
Public Works prior to approval of the Final Map. (Development Title Section 9-802.02[c], Section 
9-505, Section 9-600 and R-92-814) 
 

b. If improvements referred to herein are not completed prior to approval of the Final Map, the 
subdivider shall execute an agreement with the County of San Joaquin ensuring the completion of 
improvements within one (1) year after approval of the Final Map. (Development Title Section 9-
600.020[j]) 
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c. If improvements are partially or fully completed prior to approval of the Final Map, the subdivider 
shall execute an agreement with the County of San Joaquin to warranty the public improvements 
offered for acceptance by the County for one (1) year after acceptance by the Board of Supervisors. 
 

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

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

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

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

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

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

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

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

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

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

n. The subdivider shall agree to pay user fees for CSA 29 services (storm drainage and street lighting) 
from the time improvements are accepted by the County until the lots are placed on the County tax 
rolls. 
 

o. A Community Services District or other non-County public utility agency shall be formed prior to 
approval of the Final Map to provide for the operation, maintenance, and improvement of the water 
system. (General Plan Policy IS-2.6) 
 

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

q. An Offer of Dedication of groundwater rights is required on the Final Map. 
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r. All utilities shall be underground except power transmission facilities of a 35 KV or greater. Public 

utility easements shall be provided along the road frontage of the subdivision and as required by 
the public utility companies.  (Development Title Section 9-609.020) 
 

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

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

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

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

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

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

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

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

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

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

z. This project is a NPDES Region-Wide Permit requirements and shall comply with the following 
conditions. Prior to release of the building permit, plans and calculations shall be submitted and 
approved by the Public Works Department – Water Resources Division (209-468-3605):  
 
1. Treatment: A registered professional engineer shall design the site to treat the 85th 

percentile storm as defined in the County’s 2021 Storm Water Quality Control Criteria Plan 
(SWQCCP).  

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

the volume reduction requirement outlined in the County’s 2021 SWQCCP. 
 
3. Trash: A registered professional engineer shall design the site to comply with the trash 

control requirements outlined in the County’s 2023 SWQCCP. 
 

aa. Prior to release of the building permit, the owner shall enter into an agreement with the San 
Joaquin County for post-construction maintenance of stormwater quality facilities. 
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bb. Prior to release of the building permit the applicant shall submit the storm Water Pollution 
Prevention Plan (SWPPP) to Public Works. A copy of the approved SWPPP and all required 
records, updates, test results and inspection reports shall be maintained on the construction 
site and be available for review upon request. 
 

cc. Applicant shall file a Notice of Intent (NOI) with the State Water Resources Control Board 
(SWRCB) and comply with the State “General Permit for Storm Water Discharges Associated 
with Construction Activity”. The Waste Discharge Identification Number (WDID), issued by 
SWRCB, shall be submitted to Public Works for file. Contact the SWRCB at (916) 341-5537 
for further information. 
 

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

Informational Notes: 
 

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

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

 
a. A qualified environmental professional shall prepare a surface and subsurface contamination 

report, identifying any potential source of surface of subsurface contamination caused by past or 
current land uses. The report shall include evaluation of non-point source of hazardous materials, 
including agricultural chemical residues, as well as potential point sources, such as fuel storage 
tanks, septic systems, or chemical storage areas. The report shall be submitted to the 
Environmental Health Department at time of submittal of a tentative map. (San Joaquin County 
Development Title, Section 9-905.12)  
 
NOTE: The Environmental Health Department received a surface and subsurface contamination 
report (Service Request #SR0085053) dated March 23, 2022, that has been approved. 
 

b. A soil suitability and nitrate loading study incorporating proposed staff and customer use shall be 
submitted to the Environmental Health Department, indicating that the area is suitable for septic 
system usage. The studies must be approved by the Environmental Health Department prior to 
recordation of final map. (San Joaquin County Development Title, Section 9-1105.2(d)). The fee 
will be based on the current schedule at the time of payment. 
 
The sewage disposal system shall comply with the onsite wastewater treatment systems standards 
of San Joaquin County prior to approval. A percolation test conducted in accordance with the E.P.A. 
Design Manual - Onsite Wastewater and Disposal Systems is required for each parcel. The fee will 
be based on the current schedule at the time of payment. 
 
NOTE: The Environmental Health Department received and reviewed a soil suitability nitrate 
loading study dated April 13, 2020 (Service Request# SR0081892) and has been Conditionally 
approved. Prior to issuance of building permit(s), an addendum shall be submitted to the 
Environmental Health Department and approved by the Environmental Health Department. Be 
advised that any additional time required to review the addendum will be billed at current schedule 
rate. A sewage disposal area as indicated by the soil suitability study and/or percolation tests must 
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be shown for each parcel on the final subdivision improvement plans (San Joaquin County 
Development Title, Section 9-1105.2). 
 

c. The applicant shall provide written confirmation from the water providers that improvements have 
been constructed or financial arrangements have been made for any improvements required by 
the agency and that the agency has or will have the capacity to serve the proposed development. 
Said written confirmation shall be submitted prior to the issuance of a building permit (San Joaquin 
County Development Title, Section 9-1120.2) 
 

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

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

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

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

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

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

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

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

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

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

a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMSCP). The applicant must provide a Certificate of Payment prior to issuance of 
any grading or building permits. 

 
5. SAN JOAQUIN COUNTY DEPARTMENT OF PARKS AND RECREATION (Contact: [209] 953-8800) 
 

a. The San Joaquin County Department of Parks and Recreation will require the payment of fee in-
lieu of land dedication as a condition of the project. Based on the information provided in 
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Development Title Section 9-1230, et al, the fee is $15,260.61. 
 
6. WILTON RANCHERIA (Contact: [916] 683-6000 x. 2023) 
 

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

archaeologist, prior to the start of construction. 
 

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

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