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Planning Commission Staff Report 
Item # 4, November 6, 2025 

Conditional Use Permit No. PA-2400377 
Prepared by: Alisa Goulart 

 
PROJECT SUMMARY 

 
Applicant Information 
Property Owner:  Camp Gold Star LLC  
Project Applicant:  Captain Frank Morgan 
 
Project Site Information 
Project Address:  4103 N. Zuckerman Road, Stockton 
Project Location: At the northeastern corner of McDonald Island, near the confluence of 

Stockton Deepwater Channel and Headreach Cut-off, Stockton.  
 
Parcel Number (APNs): 

129-080-54  Water Supply:   Private (Well) 

General Plan Designation: OS/RC Sewage Disposal:   Private (Septic System) 

Zoning Designation:  AG-80 Storm Drainage:   
Private (Underground 
Retention System) 

Project Size:    3.2 acres 100-Year Flood:   Yes, AE 
Parcel Size:    10.0 acres Williamson Act:   No 
Community:     None Supervisorial District: 3 
 
Environmental Review Information 
CEQA Determination: Mitigated Negative Declaration (Attachment D) 
 

 
Project Description 

 
A Conditional Use Permit for development of a private resort and marina to include the following amenities: 
 

• Lodging: 
o Twenty-five private cabins (called “lodges”) with bathroom and kitchenette, maximum 400 

square feet 
▪ Four cabins to be ADA-accessible 

 

• Marina: 
o 6,160-square-foot dock with a maximum capacity of 44 boats 
o 460 square foot floating kayak and paddle board rental shed 
o Waste pump-out system 
o ADA-accessible gangway from resort to dock 

 

• Clubhouse: 
o 6,500-square-foot, two-story clubhouse with second-floor caretaker’s apartment  
o Attached 1,440-square-foot garage for storage 

 

• Recreational Amenities: 
o Swimming pool and spa 
o Five, 144-square-foot cabanas 
o Bocce ball court, volleyball court, and pickleball court 

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

 



Planning Commission Staff Report, PA-2400377 (C)  2 
 

o 1,200 square foot picnic table shelter 
o Dog run 
o 1,000-square-foot community restroom building with showers 
o 1,000-square-foot housekeeping/laundry building 
o 509-square-foot gazebo 
o Two observation towers totaling 500 square feet 
o Water tower 
o Twenty-seven fire pits (one per lodge and two in common area) 

 
The project will utilize a private well, septic system, and underground storm water retention system. 
 
Recommendation 
 
1. Accept the Mitigated Negative Declaration (Attachment D); 

 
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment E); 
 
3. Adopt the Findings for Use Permit (Attachment F); 
 
4. Approve Conditional Use Permit No. PA-2400377 with the attached recommended Conditions of Approval. 

(Attachment G). 
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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: 42 
Date of Public Hearing notice mailing: October 17, 2025. 
 
Referrals and Responses 

• Early Referral Date: November 15, 2024 
 

Negative Declaration Posting Date: August 
4, 2025 

• Project Referral with Environmental Determination 
Date: August 5, 2025,  

• OPR State Clearinghouse #: 2025080302 

 

Agency Referrals 
Response 

Date - Early 
Consultation  

Public 
Hearing 

County Departments   

Assessor   

Agricultural 
Commissioner 

 10/22/2025 

Community Development   

Fire Prevention Bureau   

Building Division   

Public Works  2/19/2025 

Environmental Health 12/9/2024 8/5/2025 

Parks and Recreation   

Sheriff’s Office   

Mosquito & Vector 
Control 

 
 

Resource Conservation 
District 

 
 

Supervisor: District 3   

State Agencies   

Fish & Wildlife, Division:  
3 

12/13/2024 
 

State Lands Commission  10/7/2025 

Department of 
Conservation 

 8/26/2025 

Native American 
Heritage Commission 

 
 

Federal Agencies   

F.E.M.A.   

U.S. Fish & Wildlife   

U.S. Army Corp of 
Engineers 

 
 

 

Agency Referrals 
Response 

Date - Early 
Consultation  

Public 
Hearing 

Local Agencies   

Lodi Unified School 
District 

 
 

Reclamation District 
#2030 

 8/26/2025 

S.J.C.O.G. 11/19/2024 8/25/2025 

Central Valley Flood 
Protection Board 

 8/15/2025 

Air Pollution Control 
District 

12/17/2024  

C.V.R.W.Q.C.B.  9/5/2025 

Miscellaneous   

P.G.&E. 
11/15/2024 
12/9/2024 

8/7/2025 
8/13/2025 

Precissi Flying Service   

CA Tribal TANF 
Partnership 

  

United Auburn Indian 
Community 

  

CA Valley Miwok Tribe   

CA North Valley Yokuts 
Tribe 

 8/11/2025 

Buena Vista Tribe 
Rancheria 

  

Sierra Club 12/13/2024  

Delta Protection 
Commission 

  

Delta Keeper   

Farm Bureau   
 

 
  



Planning Commission Staff Report, PA-2400377 (C)  4 
 

This page intentionally left blank. 

  



Planning Commission Staff Report, PA-2400377 (C)  5 
 

ANALYSIS 
 
Background 
 
On February 2, 1978, the San Joaquin County Board of Supervisors approved Parcel Map No. PM-78-
0118, which subdivided McDonald Island into 2 parcels, a 2,190-acre parcel and a separate 10-acre parcel, 
which is the site of the proposed project. 
 
The 10-acre project parcel is currently undeveloped, consisting of open space and natural vegetation and 
is currently uninhabited. 
 
Operations 
 
Camp Gold Star is planned to be a private resort and marina dedicated to honoring our nation’s fallen 
heroes and retired and active-duty heroes. Each accommodation, known as a “Hero Lodge”, will be 
individually sponsored in memory of a fallen hero, serving as a lasting tribute to their legacy. Access will be 
exclusive to guests with lodge or dock reservations. 
 
The proposed resort will occupy 3.2 acres of the 10-acre parcel. The remaining 6.8 acres will remain 
undeveloped. In addition, the dock and marina extending from the site will occupy approximately 0.14 acres 
over water. 
 
At maximum capacity, the resort can accommodate up to 150 guests in the on-site lodges. An additional 
100 guests could reside on private boats docked at the proposed marina. Depending on the season, it is 
estimated that 9 to 16 employees would be present on-site at any given time. 
 
Access and Circulation 
 
Vehicular access to McDonald Island is limited. The island is reached via a dirt levee road extending from 
the McDonald River Bridge off Roberts Island in the southeast corner of McDonald Island. North Zuckerman 
Road, a private road, serves as the island’s primary roadway and runs along its perimeter.  
 
Due to limited vehicular access, resort guests, and most employees, will travel to the resort via a water taxi 
from the King Island Marina parking area. A parking agreement between the project proponent and King 
Island Marina allows for a maximum of 40 vehicle parking spaces at the existing parking lot located at 11530 
W. Eight Mile Road. 
 
Vehicular access to the proposed resort would be limited to certain staff vehicles, and delivery and service 
vehicles. Two gated vehicle entrances off N. Zuckerman Road would provide controlled access to the 
resort. A four-foot-high fence is proposed to be installed along the southern boundary of the resort to prevent 
unauthorized entry.  
 
On-site circulation would be facilitated by a 12-foot-wide gravel access road and a pedestrian pathway 
encircling the resort and connecting all lodges, amenities, and the dock gangway. The applicant requested 
a modification to the Development Title requirement, which mandates a minimum 16-foot-wide road for 
one-way traffic, to allow for the narrower 12-foot-wide gravel road. In addition, a request was made to permit 
gravel surfacing instead of the required concrete or asphalt surfacing for the road. The Community 
Development Department approved both modification requests due to special circumstances, as the 
internal road will have limited use, almost exclusively by staff, service, and delivery vehicles. Due to the 
limited access to McDonald island, emergency responders from the Sheriff’s Department and Woodbridge 
Fire will arrive by boat and will have a dedicated dock space for this purpose. In addition, the levee road 
can be used as a landing site for medical helicopters when necessary.  
 
Environmental Review 
 
The proposed project was subject to review under the California Environmental Quality Act (CEQA). Given 
the project’s location in the sensitive San Joaquin Delta and its proximity to wetlands, an external 
environmental consultant was obtained by the applicant to perform the environmental review. The applicant 
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engaged the environmental firm, Helix Environmental Planning, to perform the environmental review and 
prepare the Initial Study. Based on the findings of the Initial Study, which found that all potential impacts 
from the proposed project can be reduced to less-than-significant level with mitigation, a Mitigated Negative 
Declaration was filed on August 4, 2025, with The Governor’s Office of Land Use and Climate Innovation 
(LCI). 
 
Both the Initial Study and the Mitigation Monitoring Reporting Program are attached to this Staff Report. 
(Attachment D) 
 
California State Lands Commission 
 
In an email dated September 3, 2025, the California State Lands Commission indicated that portions of the 
project may be located within state-owned sovereign land that is under the jurisdiction of the California 
State Lands Commission. The Commission is currently investigating this matter. Subsequently, in a follow-
up letter dated October 7, 2025, the Commission stated that, if any part of the project is determined to be 
located on sovereign land, the applicant must obtain a lease from the Commission prior to initiating 
construction or operations on that portion of the site. 
 
This requirement has been included in the project’s recommended Conditions of Approval. 
 
Tribal Cultural Resources 
 
On August 11, 2025, the Northern Valley Yokut Tribe submitted an email noting the project’s location along 
a waterway with a high potential for tribal cultural resource discovery. The Tribe recommended the presence 
of a Native American Monitor during all ground-disturbing activities and that cultural awareness training be 
provided for construction personnel. 
 
These recommendations have been incorporated into the recommended Conditions of Approval. 
 
Sierra Club 
 
The Community Development Department received a comment letter dated December 13, 2024, prior to 
the environmental review, from a member of the Sierra Club. The letter listed concerns and requirements 
related to the potential presence of endangered species at the project site. This topic was addressed in the 
subsequent Initial Study that was posted for public review. No further correspondence was received from 
this party following publication of the Initial Study. 
 
Other Agency Permits Required 
 
Due to the project scope and location, additional permits are required to be obtained prior to ground 
disturbance, including the U.S. Army Corps of Engineers, the Central Valley Flood Protection Board, the 
Central Valley Regional Water Quality Control Board, the California State Lands Commission, the California 
Department of Fish and Wildlife, and Reclamation District 2030. 
 
Letters of Support 
 
More than 80 emails and letters offering support for the project have been received by the Community 
Development Department and are included in this Staff Report. (Attachment C) 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 
Recommendation 
 
1. Accept the Mitigated Negative Declaration (Attachment D); 

 
2. Adopt the Mitigation Monitoring and Reporting Program (Attachment E); 
 
3. Adopt the Findings for Use Permit (Attachment F); 
 
4. Approve Conditional Use Permit No. PA-2400377 with the attached recommended Conditions of Approval. 

(Attachment G). 
 
 
Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Letters of Support 
Attachment D – Environmental Document 
Attachment E – Mitigation Monitoring and Reporting Program 
Attachment F – Findings for Use Permit 
Attachment G – Conditions of Approval for PA-2400377 
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Addendum to Mitigation Monitoring and Reporting Program 

 
 

Mitigation Measure: TCR-2: It is the recommendation of the Northern Valley Yokut 
Tribe that a Native American Monitor be on site during any ground disturbance. 

At the onset of 
ground 
disturbance 

Native American 
Monitor; Northern 
Valley Yokut Tribe 

  

Mitigation Measure TCR-3: It is the recommendation of the Northern Valley Yokut Tribe 
that cultural awareness training be utilized for everyone involved in developing the 
proposed project. 

Prior to the onset 
of ground 
disturbance 

Native American 
Monitor; Northern 
Valley Yokut Tribe 
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FINDINGS FOR USE PERMIT 

PA-2400377 
 

 
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 project site has the General Plan designation OS/RC 
(Resource Conservation) and is zoned AG-80 (General Agriculture, 80-acre minimum) which 
is an implementing zone for the OS/RC designation. Therefore, because the use, a marina, 
may be conditionally permitted in the AG-80 zone with an approved Conditional Use Permit 
application, the use is consistent with the General Plan. Development of the proposed 
marina must comply with all County regulations. The project site is located in the San 
Joaquin Delta, for which there are several goals in the General Plan, including preserving 
and enhancing available recreational uses in the Delta. There are no other Master Plans, 
Specific Plans, or Special Purpose Plans in the vicinity. 
 

2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary 
facilities have been provided, and the proposed improvements are properly related to existing and 
proposed roadways. 

 

• This finding can be made because the project plan provides for adequate utilities, access 
roads, sanitation, drainage, and other necessary facilities. The project site will utilize a 
private onsite well for water and septic system for sanitary sewer.  An underground storm 
water retention system will be installed to aid in drainage. The project site will have a 12-
foot-wide access road with 2 gated points of ingress/egress that connect to the single island 
road that runs the perimeter of the island. Lodge guests will arrive at the site via water taxi 
from King Island Marina where 40 parking spaces are reserved for guest parking. 
 

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

• This finding can be made because 3.2 acres of the 10-acre project site will accommodate all 
components of the proposed resort and marina as depicted on the Site Plan dated May 23, 
2025. All improvements will comply with applicable Development Title regulations to ensure 
and support the project’s type and intensity. The project site is zoned AG-80 (General 
Agriculture, 80-acre minimum), a zone that is applied to parcels that are suitable for the 
intensity of all possible uses. 

 
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 is conditioned to meet all Development Title 
regulations protecting public health, safety, and welfare and ensuring that adjacent parcels 
are not injured by the project. 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. The project location is on 10 acres of an island that is utilized for 
agriculture. San Joaquin County has a Right to Farm Ordinance to protect agricultural uses 
from objections from other uses that may also be permitted in the agricultural zones. 
Therefore, the applicant is committed to ensuring that the project remains compatible with 
surrounding agricultural activities. 

 
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 all potential impacts identified in the Initial Study 
performed for the project can be mitigated to less than significant.  
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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 site is adequately served for the needs of the 
project by highways and streets. The zoning of the project site is AG-80 (General 
Agriculture, 80-acre minimum) which permits the use of private on-site services such as a 
well and septic system, and onsite storm drainage. There is no requirement for public utility 
services. The Stockton Fire District (SFD) provides mutual fire protection services for the 
project site, as well as the Woodbridge Fire District, which docks its fire and rescue boat at 
nearby Tower Park Marina. Lodge guests will arrive at the site via water taxi from nearby 
King Island Marina. 
 

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

• This finding can be made because the Recreation Facility - Marina use is allowed in the AG-
80 (General Agriculture, 80-acre minimum) with an approved Conditional Use Permit. The 
property does not require rezoning to approve the use nor is it in conflict with surrounding 
agricultural uses. The recommended Conditions of Approval will ensure that the project 
complies with all applicable provisions of the Development Title. 
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CONDITIONS OF APPROVAL 
 

 

PA-2400377 
CAMP GOLD STAR LLC / CAPTAIN FRANK MORGAN 

 
Conditional Use Permit No. PA-2400377 was approved by the Planning Commission on November 6, 
2025. The effective date of approval is November 16, 2025. This approval will expire on November 16, 
2028, which 36 months from the effective date of approval, unless (1) all Conditions of Approval have 
been complied with, (2) all necessary building permits have been issued and remain in force, and (3) 
all necessary permits from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: Community Development Department, 

[209] 468-3121) 
 
a. BUILDING PERMIT:  Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT". The Site Plan 

required as a part of the building permit must be prepared by a registered civil engineer or licensed 
architect. This Plan must show drainage, driveway access details including gates, on-site parking, 
landscaping, signs, existing and proposed utility services, and grading (refer to the "SITE PLAN 
CHECK LIST" for details). Foundation and soils investigation shall be conducted in conformance with 
Chapter 18 of the California Building Code at the time of permit application. A fee is required for the 
Site Plan review.  (Development Title Section 9-802.020) 
 

b. APPROVED USE: This approval is for a private resort and marina to include: 
 

• 25 cabins, not to exceed 400 square feet each, with 4 accessible units 
 

• Marina: 
o 6,160-square-foot dock with a maximum capacity of 44 boats 
o 460 square foot floating kayak and paddle board rental shed 
o Waste pump-out system 
o ADA-accessible gangway from resort to dock 

 

• Clubhouse: 
o 6,500-square-foot, two-story clubhouse with second-floor caretaker’s apartment and 

attached 1,440-square-foot garage 
 

• Recreational Amenities: 
o Swimming pool and spa 
o Five, 144-square-foot cabanas 
o Bocce ball court, volleyball court, and pickleball court 
o 1,200 square foot picnic table shelter 
o Dog run 
o 1,000-square-foot community restroom building with showers 
o 1,000-square-foot housekeeping/laundry building 
o 509-square-foot gazebo 
o Two observation towers totaling 500 square feet 
o Water tower 
o Twenty-seven fire pits (one per lodge and two in common area) 

 
 (Use Type: Recreational Facility - Marina) 
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c. CAPITAL FACILITY FEE: This project may be subject to the Capital Facility Fee. If the Capital Facility 

Fee is applicable, the County shall collect the fees before the issuance of any building permits. 
(Development Title Section 9-610.070) 
 

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

1. All permanent parking lots shall be surfaced and permanently maintained with asphalt concrete 
or Portland cement concrete. (Development Title Section 9-406.060[i]) 
 

2. A minimum of 3 permanent off-street vehicle parking spaces shall be provided for the project. 
(The number of required parking spaces required for the Recreation Facility - Marina use type 
is determined by the Zoning Administrator and was based on information provided by the 
applicant.) (Development Title Section 9-406.040). 
 

3. Each vehicle parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 feet 
long. (Development Title Section 9-406.060) 

 
e. 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 12. (Development Title Section 9-408.150) 

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

 
1. All lighting shall be designed to confine direct rays to the premises. No spillover beyond the 

property lines shall be permitted, except onto public roads, provided, however, that such light shall 
not cause a hazard to motorists. (Development Title Section 9-406.060[m][3]) 

 
h. SIGNS: Sign details shall be consistent with Chapter 9-408 of the Development Title and be included 

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

2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000) 
 
a. An encroachment permit shall be required for all work within the road right-of-way. (Note: Driveway 

encroachment permits are for flatwork only – all vertical features, including but not limited to fences, 
walls, private light-standards, rocks, landscaping and cobbles are not allowed in the right-of-way.) 
(Development Title Sections 9-607.020 and 9-607-040) 
 

b. The 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) 

 
c. 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) 
 

d. The developer shall provide drainage facilities in accordance with the San Joaquin County 
Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or 
equal when the maximum design depth of the basin is 18 inches or more. Required retention basin 
capacity shall be calculated and submitted with a drainage plan for review and approval prior to 
release of building permit. Underground retention systems must have pre-treatment, a minimum of 
five (5) feet separation from groundwater elevation, and adequate infiltration. (Development Title 
Section 9-606)  
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e. A copy of the Final Site Plan shall be submitted prior to release of building permit. 
 

f. 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-
39360). 

 
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. 

 
g. 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. 
 

h. Prior to release of the building permit, the applicant shall submit a Storm Water Quality Control 
Plan (SWQCP) to Public Works that complies with all requirements of the 2023 SWQCCP. 
 

i. 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. 
 

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

k. 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 9-703.130. Plans and calculations shall be 
submitted and approved by the Public Works Department – Water Resources Division (209-468-
9596). 
 

l. The applicant shall apply for a Central Valley Flood Protection Board encroachment permit. 
 

m. The project is located in a floodway as defined in the San Joaquin County Ordinance Code and is 
subject to San Joaquin County Ordinance Code Section 9-703.170 regarding development 
standards and 9-703.180 prohibiting certain uses and structures. 
 

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

a. A qualified professional engineer shall submit engineered design plan for sewage holding tank prior 
to issuance of building permit. Sewage holding tank systems are required to obtain an annual 
operating permit from Environmental Health Department when monitoring, sampling, and reporting 
is required. The fee will be based on the current schedule at the time of payment (San Joaquin 
County Onsite Waster Water System Standard, Section 1.10.2). 
 

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 
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. 
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The sewage disposal system shall comply with the onsite wastewater treatment systems standards 
of San Joaquin County prior to approval. A percolation test conducted in accordance with the E.P.A. 
Design Manual - Onsite Wastewater and Disposal Systems is required for each parcel. The fee will 
be based on the current schedule at the time of payment. 
 

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

d. 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 design calculations, 
including the maximum number of people 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)). 
 
Note: Sewage disposal system shall meet minimum set back as stated in San Joaquin County 
Onsite Wastewater Treatment System Table 1.5. 
 

e. Submit two (2) hardcopy sets, or one (1) electronic version, of food facility plans to the 
Environmental Health Department for review and approval prior to issuance of building permit(s) 
(California Retail Food Code, Article 1, 114380). The fee will be based on the current schedule at 
the time of payment. 
 

f. A valid permit from EHD is required prior to operating food facility (California Retail Food Code, 
Chapter 13, Article 1, Section 14381). 

 
g. 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.). 
 
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: Camp Gold Star, LLC received an approval letter from the State Water Resources Control 
Board (State Water Board) on February 3, 2025, indicating that the proposed public water system 
may move forward to submit full permit application to the San Joaquin County Environmental Health 
Department (EHD). The letter only serves to illustrate the State Water Board’s concurrence that 
the proposed water system has met the requirements of Senate Bill 1263 and Health and Safety 
Code section 116527. The proposed water system must still complete the permitting process with 

mailto:Gena.Farley@waterboards.ca.gov
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the EHD and all application materials must first be submitted, reviewed, and approved prior to 
receiving a domestic water supply permit to operate a public water system. 
 

h. 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)). 
 

i. 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)). 

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

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

 
1. Any amount but not limited to the following hazardous waste; hazardous material spills, used 

oil, used oil filters, used oil-contaminated absorbent/debris, waste antifreeze, used batteries or 
other universal waste, etc. – Hazardous Waste Program (Health &Safety Code (HSC) Sections 
25404 & 25180 et sec.) 
 

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

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

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

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

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

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

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

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

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

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

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

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

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

Space Plan (SJMSCP) must provide a Certificate of Payment prior to issuance of any grading or 
building permits. 
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5. CA STATE LANDS COMMISSION (Contact: [916] 574-1869) 

 
a. If any portion of the land occupied by the proposed project is state-owned sovereign land under the 

jurisdiction of the Commission, the applicant is required to obtain a lease from the Commission 
prior to beginning any construction or operation on the sovereign land. 
 

6. RECLAMATION DISTRICT NO. 2030 (Contact: [209] 956-9940) 
 

a. Reimbursement Agreement - Applicant shall enter into a Reimbursement Agreement with 
Reclamation District No. 2030 to cover the District's costs associated with the review of plans and 
project documents, and for the preparation and processing of permits and agreements. 

 
b. Entry Permit - Applicant shall enter into an Entry Permit with Reclamation District No. 2030 for 

contractor, staff, visitors and vendor access across the McDonald Island bridge and along the levee 
patrol road, to the site. 

 
c. In-Lieu Assessment Agreement - Applicant shall enter into an In-Lieu Assessment Agreement with 

Reclamation District No. 2030 to reimburse the District for the project's proportional benefit of the 
District's annual levee maintenance, bridge maintenance and drainage maintenance costs. 

 
d. Indemnification and Insurance - Applicant shall provide proof of insurance with deductibles and 

limits acceptable to Reclamation District No. 2030. Applicant shall indemnify and hold District 
harmless for any and all damages sustained by the Applicant's contractors, staff, visitors and 
vendors. Reclamation District shall be named as additional insured on all policies. 
 

e. Levee Improvements - Applicant shall improve the levee adjacent to the project site, between 
approximate levee stations 245+00 to 260+00, to a minimum levee crown elevation of +12.8 feet 
(NAVD 88), a minimum crown width of 20 feet, and a minimum 20 foot wide patrol road with 6 
inches of Class II aggregate base, surfaced with a double chip seal. 

 
f. Erosion Protection - Applicant shall supplement existing waterside rock slope protection between 

approximate levee Stations 252+00 to 260+00 to provide a rock blanket with a minimum thickness 
of 2 feet. The gradation of the rock slope protection and the placement method shall be approved 
in advance by the Reclamation District. 
 

g. Patrol Road Safety Improvements - Applicant shall install safety reflectors every 100 feet at the 
edge of the levee crown on both sides of the levee patrol road, from the west end of the McDonald 
Island bridge to the project site. 

 
h. Patrol Road Directional Signage - Applicant shall install directional signage along the levee road in 

the format and number, and at the locations as approved by the Reclamation District. 
 
i. Site Improvements. Grading - Entire site shall be graded to drain away from the levee. 

 
j. Site Improvements. Parking Stalls - Access to the project site shall be limited to two gated entries. 

All parking stalls, access to trash receptacles, access to garages, access to housing units, delivery 
drop off and service locations (e.g. propane, groceries, septic pumping, supplies, etc.), shall be off 
the interior loop road and not off the levee patrol road. 

 
k. Site Improvements, Septic System - Applicant shall provide a geotechnical analysis, the scope of 

which shall be approved by the District, that demonstrates that the proposed leach fields will not 
degrade the stability of the adjacent levee. 

 
l. Site Improvements, Underground Structures - No excavations, utilities, piping, conduits, 

underground structures, etc. shall be allowed to be installed perpendicular through or across the 
levee, or within the zone of influence beginning at the edge of the levee crown and extending 
downward at a 4 horizontal to 1 vertical slope. 
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m. Site Improvements, Fencing - Applicant shall install security fencing, approved by the District, along 
the eastern edge of the project site along the levee road. Two gated entry driveways shall be 
allowed off of the levee patrol road. 

 
n. Site Improvements. Plans - Applicant shall submit 30%, 60% and 100% improvement plans for 

the review and approval of the Reclamation District. 
 

o. Site Improvements, Landscaping and Irrigation - Any landscaping and/or irrigation within the 
District's levee easement must be approved by the District. 

 
p. Emergency Evacuation Plan - Applicant shall prepare an emergency evacuation plan and 

submit it to the District for review and approval. Plan shall be consistent with the most current 
Evacuation Plan for McDonald Island posted on the San Joaquin County Office of Emergency 
Services website at: https://www.sjgov.org/department/oes/emergency-plans. 
 

q. Right to Farm Acknowledgement - Applicant agrees that the project shall not impose any 
restrictions on adjacent farming activities, including the use of fertilizers, pesticides, 
rodenticides, herbicides, or other standard agricultural practices. The Applicant acknowledges 
that such operations may result in odors, drift, or other effects that could impact resort use or 
visitor experience. Accordingly, as a condition of RD2030's approval, appropriate deed 
restrictions shall be recorded reflecting the general terms and conditions of San Joaquin 
County's "Right to Farm" ordinance adapted to the specific uses of the Project. 

 
r. PG&E Security Acknowledgement - Applicant acknowledges that Pacific Gas and Electric 

Company (PG&E) facilities located on McDonald Island require around the clock operation, 
maintenance, inspection, repair, and/or emergency response. The Applicant further 
acknowledges that such activities may include periodic presence of PG&E personnel, 
equipment, vehicles, and contractors, and may result in temporary security measures, noise, 
traffic, or other incidental impacts associated with utility operations. Such operations may also 
result in other inconveniences, including but not limited to loud noises, gas odors, and flaring 
(visible flames). The Applicant agrees that project operations shall not restrict, limit, or 
otherwise interfere with PG&E's rights, obligations, and access needs. As a condition of 
RD2030's approval, deed restrictions shall be recorded to reflect the Applicant's 
acknowledgement of PG&E's rights and the potential for such activities and incidental impacts 
to occur without recourse against PG&E or the District. 

 
s. Building Permit Coordination - San Joaquin County shall not issue Building Permits for the 

proposed project until all Reclamation District conditions have been addressed by applicant. 
 

7. NORTHERN VALLEY YOKUT TRIBE (Contact: [209] 649-8972) 
 
a. It is the recommendation of the tribe that this proposed project have a Native American Monitor on 

site during any ground disturbance. 
 

b. It is the recommendation of the tribe that cultural awareness training be utilized for everyone 
involved in developing the proposed project. 

 
8. AGRICULTURAL COMMISSIONER (Contact: kschroeder@sjgov.org) 
 

a. This notification should be disseminated by the property owner prior to renting the property for 
events to all legal aged adults visiting the property: 

Please be advised that Camp Gold Star is located within an active agricultural area. As 
such, from March through September, visitors may experience increased levels of noise, 
dust, and odors associated with normal farming operations, which may include pesticide 
applications made by airplane or ground equipment. 

We appreciate your understanding and cooperation. 

https://www.sjgov.org/department/oes/emergency-plans
mailto:kschroeder@sjgov.org

