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PROJECT SUMMARY 

 
Applicant Information 
Property Owner:  Ramandeep Singh 
Project Applicant:  Shoup Land Surveying (c/o John Shoup) 
 
Project Site Information 
Project Address:  5677 East Peltier Road, Acampo 
Project Location: On the north side of East Acampo Road, 0.6 miles east of State Route 

99, Acampo. 
 

Parcel Number (APNs): 005-180-32, -33 Water Supply:   Private 
General Plan Designation: A/G Sewage Disposal:   Private 
Zoning Designation:  AG-40 Storm Drainage:   Private 
Project Size:    50 acres 100-Year Flood:   No 
Parcel Size:    50 acres Williamson Act:   Yes 
Community:     None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment C) 
 

 
Project Description 
 
This project involves a Lot Line Adjustment between a 0.35-acre parcel and a 49.65-acre parcel to create 
a 5-acre and a 45-acre parcel. The 49.65-acre parcel is currently under Williamson Act Contract No. WA-
71-C1-0295. The project also includes a Minor Subdivision to subdivide the resulting 45-acre parcel into a 
5-acre parcel and a 40-acre parcel. 
 
Because the Williamson Act prohibits a Lot Line Adjustment that would result in a parcel less than 10 
acres in size, the applicant has also filed a Williamson Act Contract Cancellation to remove 9.65 acres 
from the Williamson Act contract. This will facilitate the Lot Line Adjustment which proposes to create a 5-
acre parcel. The remaining acreage removed from contract comprises the 5-acre parcel to be created by 
the Minor Subdivision. 
 
This proposed 5-acre parcel is being created under the size exception provision of Development Title Section 
9-203.030(a)(1)(D), which permits the creation of 2 substandard lots, provided each contains one single-unit 
dwelling constructed prior to 1961. The existing dwellings on the subject parcel meet this requirement. 
 
To comply with cancellation requirements, a Notice of Nonrenewal (PA-2400081) has been recorded for 
the 9.65-acre portion proposed for removal from contract. 
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Recommendation 
 
1. Forward the County Assessor Valuation letter for the cancellation fee amount of $56,875 to the Board of 

Supervisors with a recommendation to certify the fee to the County Auditor (Attachment G); 
 
2. Forward the Finding No. 1 and the related subfindings for Williamson Act Contract Cancellation to the 

Board of Supervisors with a recommendation to adopt (Attachment D); 
 
3. Forward Williamson Act Contract Cancellation No. PA-2300137 to the Board of Supervisors with a 

recommendation to approve the Tentative Certificate of Cancellation (Attachment F); 
 

4. Forward Minor Subdivision and Lot Line Adjustment No. PA-2400337 to the Board of Supervisors with a 
recommendation to approve with the recommended Conditions of Approval (Attachment H). 
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NOTIFICATION & RESPONSES 
(See Attachment B, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: October 17, 2025 
Number of Public Hearing notices: 296 
Date of Public Hearing notice mailing: October 17, 2025 
 

Referrals and Responses 
  

• Project Referral with Environmental Determination 
Date: February 7, 2025; Re-referral Date: February 7, 
2025 

• OPR State Clearinghouse #: N/A 

• Negative Declaration Posting Date: N/A 

 

Agency Referrals 
Response 

Date – Project 
Referral  

Response 
Date- 

Re-Referral 

County 
Departments 

  

Assessor   

Ag Commissioner   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

 
 

Public Works  3/20/2025 

Environmental 
Health 

12/9/2024  

Sheriff’s Office   

Supervisor: District 
4 

 
 

State Agencies   

Fish & Wildlife, 
Division:  2 

 
 

Department of 
Conservation 

 
 

CA Native 
American Heritage 
Commission 

 
 

Federal Agencies   

U.S. Fish & Wildlife   
 

Agency Referrals 
Response 

Date – Project 
Referral 

Response 
Date- 

Re-Referral 

Local Agencies   

S.J.C.O.G. 2/11/2025  

North San 
Joaquin Water 
Conservation 
District 

 

 

Airport Land Use 
Commission 

 
 

Miscellaneous   

North Valley 
Yokuts Tribe 

 
 

Farm Bureau   

United Auburn 
Indian Community 

 
 

Precissi Flying 
Service 

 
 

Buena Vista 
Rancheria 
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ANALYSIS 
 
Background 
 
On March 20, 2024, the applicant submitted Williamson Act Contract Cancellation No. PA-2400082 and 
Williamson Act Contract Notice of Nonrenewal PA-2400081, to remove from contract a 9.65-acre portion 
of a 49.65-acre lot. While the Nonrenewal application was processed immediately according to 
procedure1, the Cancellation application was declared incomplete because the underlying project was not 
submitted. On September 9, 2024, the underlying project, Minor Subdivision and Lot Line Adjustment No. 
PA-2400337, was submitted. The Lot Line Adjustment proposes moving the lot lines between the 49.65-
acre lot and an existing 0.39-acre lot to result in a 5-acre lot and a 45-acre lot. The Minor Subdivision 
proposes creating a 5-acre parcel from the 45 acres, which would be reduced to 40 acres.  
 
Williamson Act 
 
On January 6, 1976, the Board of Supervisors approved Williamson Act Contract No. WA-76-C1-0143 on 
APN: 005-180-33, which is the project site. The Williamson Act program, also known as the California 
Land Conservation Act, was established in 1965 and is a contract between a private landowner and the 
County that restricts land to agricultural or open space uses. Parcels under contract are assessed for 
property tax purposes at a rate consistent with their actual use, rather than their potential market value. 
The minimum initial term of the contract is 10 years and the contract automatically renews each year for 
an additional year unless a “Notice of Nonrenewal” is filed which begins the 10-year termination process. 
Property owners can also submit a Williamson Act Contract Cancellation to request immediate 
termination of the contract and must submit a Notice of Nonrenewal concurrently. Notice of Nonrenewal 
applications are processed at staff level, while Williamson Act Contract Cancellation applications may 
only be granted by the Board of Supervisors.  
 
Lot Line Adjustment and Williamson Act 
 
The Williamson Act regulates Lot Line Adjustments involving parcels under a Williamson Act Contract.2 
Among the regulations is the requirement that the parcels subject to contract must be large enough to sustain 
their agricultural use after the Lot Line Adjustment, which is defined as a minimum of 10 acres of prime 
farmland or 40 acres of non-prime farmland.3 The project site is designated as Prime Farmland by the 
Department of Conservation Farmland Mapping and Monitoring Program. 
 
Approval of Lot Line Adjustment No. PA-2400337 will result in a 5-acre parcel, which does not meet the 
minimum size requirement for parcels designated as prime farmland under a Williamson Act Contract. 
Therefore, in order to facilitate the Lot Line Adjustment, the applicant has applied for a contract cancellation 
of the 5-acre portion affected by the Lot Line Adjustment. 
 
Minor Subdivision 
 
The 49.65-acre parcel is zoned General Agriculture with a 40-acre minimum size for creating new parcels 
(AG-40). This zoning would prevent approval of a Minor Subdivision creating a 5-acre parcel as the parcel 
would not conform to the zoning size minimum. Therefore, the applicant is utilizing the exemption found in 
Development Title Section 9-203.030(a)(1)(D) which permits 2 lots, each containing one single-unit dwelling 
and each consisting of less area and/or width than required in Table 9-203.030, may be created from an 
original parcel for the purpose of providing a separate lot for each dwelling, provided 1) the dwellings were 
constructed prior to February 9, 1961, and 2) the proposed subdivision of property complies with Sections 
51230.1 and 66474.4 of the Government Code, both requiring parcels of a minimum 10-acre size, if the 
property to be divided is under a Williamson Act Contract. 
 

 
1 Government Code Section 51245 
2 Government Code Section 51257 
3 Government Code Section 51222 
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Although our computerized building permit records don’t contain a full account of building permits prior to 
1961, we can rely on the County’s 1960 Land Use Map which depicts all uses on properties in the County’s 
jurisdiction in 1960. In this case, the 1960 Land Use Map depicts 2 dwellings in the current location, satisfying 
provision number 1. Provision number 2, complying with Sections 51230.1 and 66474.4 of the Government 
Code, which govern lot size for parcels under Williamson Act Contract, will be satisfied if the Williamson Act 
Contract Cancellation is approved. 
 
Cancellation 
 
Pursuant to Government Code Section 51282(a) and Development Title Section 9-702.090, the Board of 
Supervisors may grant tentative approval for cancellation of a Williamson Act contract only if the Board of 
Supervisors makes at least 1 of 2 findings found in Government Code Section 51282(a) and summarized 
below: 
 

1. The cancellation is consistent with the purposes of the Williamson Act; and/or 
2. The cancellation is in the public interest. 

 

The applicant provided the bases to make Finding No. 1, that the cancellation is consistent with the 
purposes of the Williamson Act, and has provided analysis based on the required subfindings. (Attachment 
D) Staff recommends that this finding can be made in the affirmative. 
 
Cancellation Value and Cancellation Fees 
 
If the Planning Commission recommends approval of the cancellation to the Board of Supervisors, the Board 
of Supervisors will either deny the request or approve a Tentative Certificate of Cancellation with conditions 
and contingencies, including a cancellation fee calculated by the County Assessor. Before the Board can 
execute a Final Certificate of Cancellation, the landowner must pay the cancellation fee and satisfy any 
additional conditions and/or contingencies imposed by the Board. Once the conditions are satisfied, CDD will 
bring the Final Certificate of Cancellation before the Board of Supervisors for approval. 
 
The County Assessor is responsible for computing the cancellation fee for the subject property based on 
12.5% of the current market value. (Attachment G) Prior to approving a Tentative Certificate of Cancellation, 
the Board of Supervisors must certify the amount of the cancellation fee to the County Auditor. The fee 
calculation by the County Assessor is provided below: 
 

APN: 005-180-33: 
 
As-is Current Market Value $455,000 
12.5% Cancellation Rate    x   .125 
Cancellation Fee  $ 56,875 

 
CEQA Exemption 
 
The Community Development Department determined that the proposed Williamson Act Contract 
Cancellation, Minor Subdivision, and Lot Line Adjustment are exempt from CEQA under Categorical 
Exemption Class 4 (CEQA Guidelines Section 15304) and Class 5 (CEQA Guidelines Section 15305). 
The Class 4 exemption states that projects consisting of minor public or private alterations in the condition 
of land, water, and/or vegetation which do not involve removal of healthy, mature, scenic trees except for 
forestry and agricultural purposes are exempt from CEQA review. The Class 5 exemption includes minor 
alterations in land use limitations including minor lot line adjustments. Although this project will change 
the status of the Williamson Act contract and alter existing lot lines, it will not result in more than minor 
alterations to the land or the land use, therefore is exempt from CEQA. 
 
If the application is approved, a Notice of Exemption will be filed following approval of the Final Certificate 
of Cancellation. (Attachment C) 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 
1. Forward the County Assessor Valuation letter for the cancellation fee amount of $56,875 to the Board of 

Supervisors with a recommendation to certify the fee to the County Auditor (Attachment G); 
 
2. Forward the Findings No. 1 and the related subfindings for Williamson Act Contract Cancellation to the 

Board of Supervisors with a recommendation to adopt (Attachment D); 
 
3. Forward Williamson Act Contract Cancellation No. PA-2400082 to the Board of Supervisors with a 

recommendation to approve the Tentative Certificate of Cancellation (Attachment F). 
 

4. Forward Minor Subdivision and Lot Line Adjustment No. PA-2400337 to the Board of Supervisors with a 
recommendation to approve with the recommended Conditions of Approval (Attachment H) 
 

Attachments: 
 
Attachment A – Site Plan and Map 
Attachment B – Agency Response Letters 
Attachment C – Environmental Document – Notice of Exemption 
Attachment D – Findings for Williamson Act Contract Cancellation 
Attachment E – Williamson Act Contract Cancellation No. PA-2400082 
Attachment F – Tentative Certificate of Cancellation 
Attachment G – Assessor’s Valuation 
Attachment H – Minor Subdivision and Lot Line Adjustment No. PA-2400337 Conditions of Approval 
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SITE PLAN 
Minor Subdivision and Lot Line Adjustment No. PA 

240033

7 
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WILLIAMSON ACT CANCELLATION DETAIL 
 

  

9.65-acre cancellation area 
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FINDINGS FOR WILLIAMSON ACT CONTRACT CANCELLATION 

PA-2400082 
 

1.  That the cancellation is consistent with the purposes of the Williamson Act; 

  

This finding that the cancellation is consistent with the purposes of the Williamson Act can be 

made in the affirmative as described below in the subfindings. 

 

a. The cancellation is for land on which a Notice of Nonrenewal has been served pursuant to Section 

51245 of the Government Code. 

 

This subfinding can be made because the landowner has served a Notice of Nonrenewal 

pursuant to Section 51245 of the Government Code. On March 20, 2024, the property owner 

submitted Notice of Nonrenewal No. PA-2400081 for the 9.65-acre portion of the parcel (APN: 

005-118-33). 

 

b. The cancellation is not likely to result in the removal of adjacent lands from agricultural use. 

 

This subfinding can be made because the cancellation is to allow a Lot Line Adjustment. 

There are not similar projects under Contract in the vicinity so this Application will not 

promote removal of Contracted land. 

 

c. The cancellation is for an alternative use which is consistent with the applicable provisions of the 

County General Plan. 

 

This subfinding can be made because the alternative uses for the 9.65 acres that are 

proposed for removal from Williamson Act contact are homesites. This parcel is designated 

as General Agriculture (A/G) in the 2035 General Plan, and residences are a permitted use on 

parcels designated as A/G. As a result, the alternative use of the site is consistent with the 

General Plan. 

 

d. The cancellation will not result in discontiguous patterns of urban development. 

 

This subfinding can be made because the zoning of the subject lots (General Agriculture) is 

consistent with the zoning designations of the surrounding lots and the cancellation will not 

result in development that is not permitted on surrounding lots. The General Agriculture 

zoning designation permits a maximum of one single family residence and one accessory 

dwelling unit. Therefore, the cancellation will not result in discontiguous patterns of urban 

development. 

 

e. There is no proximate non-contracted land which is both available and suitable for the use to which it 

is proposed the contracted land be put, or, development of the contracted land would provide more 

contiguous patterns of urban development than development of proximate non-contracted land.  

 

This subfinding can be made because the property owner does not own any contracted 

proximate land that could be used in the Lot Line Adjustment and Minor Subdivision. The 

purpose of the application is to create 2 parcels suitable for homesites. This application does 

not promote urban development as homesites are not an urban use and the remainder of the 

property will continue to be farmed.    
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CONDITIONS OF APPROVAL 

PA-2400337 
RAMANDEEP SINGH / SHOUP LAND SURVEYING 

 

Minor Subdivision and Lot Line Adjustment No. PA-2400337 was approved by the Board of 
Supervisors on ______. The effective date of approval is ___________. This approval will expire on 
_____, which is 36 months from the effective date of approval, unless (1) all Conditions of 
Approval have been complied with and (2) a Parcel Map has been filed with and accepted by the 
County Surveyor. 

Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be 
fulfilled prior to approval of the Parcel Map. Those Conditions followed by a Section Number have 
been identified as ordinance requirements pertinent to the application. Ordinance requirements 
cannot be modified and other ordinance requirements may apply. 

1. COMMUNITY DEVELOPMENT DEPARTMENT (Staff Contact: (209) 468-3121) 
 

a. TENTATIVE MAP: The Final Map shall substantially conform to the approved tentative map 
dated March 20, 2024. 
 

b. LOT LINE ADJUSTMENT: Included in this approval is a Lot Line Adjustment between 2 parcels 
as shown on the Site Plan dated March 20, 2024. 

 
c. RIGHT TO FARM: Pursuant to San Joaquin County Code Section 6-9004(b), the following note 

shall be placed on the (Parcel Map) (Final Map) and recorded as a separate instrument: 
 

 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. NOTICE OF LOT LINE ADJUSTMENT:  A “Notice of Lot Line Adjustment” shall be recorded prior 

to conveyance of property through deeds by the owner. Legal descriptions of the resultant 
properties shall be submitted to the Surveyor’s Division for review and forwarding to the 
Community Development Department. The legal descriptions shall be prepared, stamped and 
signed by a Registered Civil Engineer, qualified to practice Land Surveying per Section 8731 of 
the Land Surveyors’ Act, or a Licensed Land Surveyor. (Development Title Section 9-872.4) 

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

 
1. Parcels 2 and 3 shall be five acres each in size and shall align with the area identified in 

Williamson Act Notice of Nonrenewal No. PA-2400081 and Williamson Act Contract 
Cancellation No. PA-2400082. 
 

2. Parcel 1 shall have a width of less than 330 feet (Development Title Section 9-
203.030[a][1][D]) 

 
f. PLANNING APPLICATION No. PA-2500082: The Final Approval for Williamson Act Contract 

Cancellation No. PA-2400082 shall be recorded prior to the recordation of the “Notice of Lot Line 
Adjustment” for Lot Line Adjustment No. PA-2400377.  

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

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

505.080) 
 

c. An Irrevocable Offer to Dedicate Road to result in a 42-foot-wide right-of-way from the centerline 
of Peltier Road to the property line shall be required across the frontage of Parcel 1 and the 
westerly boundary of Parcel 3 to Parcel 1. The Irrevocable Offer of Dedication shall be made on 
the Parcel Map. (Development Title Section 9-608.060) 
 
Informational Notes: 
 
i) At the time the parcels are developed, the developer shall provide drainage facilities in 

accordance with the San Joaquin County Development Standards. 
ii) Any construction activity that results in the disturbance of at least one (1) acre of soil shall 

require a State NPDES construction permit. Dischargers whose projects disturb 1 or more 
acres of soil or whose projects disturb less than 1 acre of soil and is not part of a larger 
common plan of development, are required to obtain coverage under the current General 
Permit for Discharges of Storm Water Associated with Construction Activity. 

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

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

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

report, identifying any potential source of surface or subsurface contamination caused by past or 
current land uses. The report shall include evaluation of non-point source of hazardous materials, 
including agricultural chemical residues, as well as potential point sources, such as fuel storage 
tanks, septic systems, or chemical storage areas. If the report indicates there is contamination, 
corrective action shall be taken, as recommended in the report and concurred with by 
Environmental Health Department prior to recordation of Parcel Map (San Joaquin County 
Development Title, Section 9-502.070(a)(c)). 
 
Note: EHD has reviewed and approved a surface subsurface contamination report for this minor 
subdivision dated August, 2024, (SU-2400159). 
 

2. A soil suitability and nitrate loading study incorporating proposed onsite wastewater treatment 
system (OWTS) use shall be submitted to the Environmental Health Department, indicating that 
the area is suitable for septic system usage. The studies must be approved by the Environmental 
Health Department prior to approval of parcel map. (San Joaquin County Development Title, 
Section 9-604.010(d)). The fee will be based on the current schedule at the time of payment. 
The sewage disposal system shall comply with the onsite wastewater treatment systems 
standards of San Joaquin County prior to approval. A percolation test conducted in accordance 
with the E.P.A. Design Manual - Onsite Wastewater and Disposal Systems is required for each 
parcel. The fee will be based on the current schedule at the time of payment. 
 

3. Prior to Parcel Map approval, applicant shall stake leach lines and property lines to determine 
compliance with the San Joaquin County Sewage Standards. This shall be completed under a 
consultation permit and inspection with the Environmental Health Department. The fee will be 
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based on the current schedule at the time of payment. (San Joaquin County Development Title, 
Section 9-872.4). 
 

4. 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). 
 

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

6. Construct an individual domestic water well on proposed parcel 2 under permit and inspection by 
the Environmental Health Department prior to recordation of parcel map (San Joaquin County 
Development Title, Section 9-601.020(k)). 

 
7. 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)). 

 
5. SJ COUNCIL OF GOVERNMENTS (Contact: [209] 235-0574) 

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

Space Plan (SJMSCP) only for future ground disturbing activities or any physical structures that 
require ground disturbance and must provide a Certificate of Payment at that time prior to 
issuance of any grading or building permits. 

 
NOTES AND INFORMATION ONLY: 
 
APN: 005-170-32 is under Williamson Act Contract No. WA-76-C1-0143. The proposed project is only 
consistent with Government Code Section 51257 if a Final Certificate of Cancellation is approved and 
recorded for Williamson Act Contract Cancellation No. PA-2400082. 

 


