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Planning Commission Staff Report 
Item # 1, June 18, 2026 

Conditional Use Permit No. PA-2500200 
Prepared by: Jessica Leal 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Nature Conservancy 
Project Applicant:  Eli Ferrier   
 
Project Site Information 
Project Address:  20250 N Staten Island Rd, Thornton 
Project Location: North of State Route 12, 3.25-miles south of West Walnut Grove Road, 

Thornton with North Staten Island Rd bisecting the parcel.   
 
Parcel Number (APN): 069-020-19 Water Supply: Private (None) 
General Plan Designation: A/G & OS/RC Sewage Disposal: Private (None) 

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

Project Size: 2-acres 100-Year Flood: Yes  
Parcel Size: 9,072-acres Williamson Act: Yes 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
 
CEQA Determination: Exempt pursuant to Section 15303 (Attachment D) 
 

 
Project Description 
 
A Conditional Use Permit for the establishment of a wildlife preserve within the Primary Zone of the Delta. 
The project includes the following:  
 

• Construction of a 475-square foot western viewing platform 

• Construction of a 2,400-square foot eastern viewing platform 

• Construction of a 75-square foot shade trellis 

• Construction of a parking lot with a bus turnabout and loading area 

• Installation of a portable restroom 

The preserve will offer an interpretive program for educational purposes on sustainable, low emission, and 
wildlife friendly agricultural practices, migratory and resident birds, water in the Sacramento San Joaquin 
Delta, and the life and legacy of Dawit Zeleke, the founder of Conservation Farms & Ranches. (Use Type: 
Parks and Open Space – Wildlife Preserve) 
 
 
Recommendation 
 
It is recommended that the Planning Commission: 
 

1. Accept the Notice of Exemption (Attachment D); 
2. Adopt the Findings for the Williamson Act Principles of Compatibility and Conditional Use Permit 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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No. PA-2500200 (Attachment E); and 
3. Approve Conditional Use Permit PA-2500200 subject to the Conditions of Approval (Attachment 

F). 
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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: June 5, 2026. 
Number of Public Hearing notices: 395 
Date of Public Hearing notice mailing: June 5, 2026. 
 
Referrals and Responses: 

• Early Consultation Date: October 27, 2025  

• Project Referral with Environmental 
Determination Date: March 12, 2026 

 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

County Departments   

Ag Commissioner   

Assessor   

Community 
Development 

  

Building Division   

Fire Prevention 
Bureau 

  

Public Works 01/23/2026 01/23/2026 

Environmental Health 10/29/2025 03/24/2026 

Sheriff Office   

Supervisor: District 4   

Mosquito Abatement   

State Agencies   

CA Native American 
Heritage Commission 

  

CA Tribal TANF 
Partnership 

  

CA Valley Miwok 
Tribe 

  

Fish & Wildlife, 
Division: Region 3 

  

CA Department of 
Conservation 

  

Federal Agencies   

F.E.M.A. 11/10/2025 03/30/2026 

US Fish & Wildlife   
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

Local Agencies   

Reclamation District #38    

Woodbridge Fire District   

S.J.C.O.G. 02/19/2026  

San Joaquin Farm 
Bureau 

  

Galt Joint Union High 
School District 

  

New Hope Elementary 
School District  

  

Sacramento County 
Planning  

  

Miscellaneous   

Sierra Club   

Audubon Society   

P.G.&E. 11/21/2025 04/06/2026 

Sierra Club   

North Valley Yokuts 
Tribe 

  

Buena Vista Rancheria   

United Auburn Indian 
Community  

  

Delta Protection 
Commission 

  

Delta Stewardship 
Council 

  

Delta Keeper   
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ANALYSIS 
 
Background 
 
The site has a history of agricultural use with multiple use permits approved for gas and mineral 
procurement. In 2001, using grants from the California Department of Water Resources and the California 
Natural Resources Agency, the Nature Conservancy acquired Staten Island. Since its acquisition, Staten 
Island has been used for commercial agriculture, bird-watching, and educational opportunities for local 
schools.  
 
In June of 2025, the Nature Conservancy submitted Conditional Use Permit No. PA-2500200 to construct 
an avian viewing facility, including two viewing platforms and a shade trellis, at the center of the project site. 
With this development, the site will also be formally established as a nature preserve.  The subject property 
is located within the San Joaquin Delta and a designated wetlands area, however, the proposed 
development has been designed to limit the impact on wetlands and habitat, as well as the existing 
agricultural operations on site.  
 
Williamson Act Contract 
 
The project site is under Williamson Act Contract WA-75-C1-64. All Williamson Act contracts are rolling 
contracts that are renewed annually for the applicable 10 or 20-year term.  
 
Pursuant to Development Title Section 9-702, land use approved for the parcels under contract must be 
compatible with the intent of preservation. Development Title Section 9-702.060 includes a list of uses that 
the Board of Supervisors has deemed compatible with the Williamson Act. The use type Parks and Open 
Space – Wildlife Preserve is not included in this list. However, for uses not specifically allowed, the Planning 
Commission can determine whether the intended use is comparable to or no more intensive than the 
approved uses, which is determined by meeting the Principles of Compatibility (Attachment D). The 
Principles include limiting potential impacts to the long-term productive capability or potential displacement 
or impairment of agricultural operations on the subject parcel or other contracted lands, as well as not 
resulting in the potential removal of adjacent contracted land from agricultural or open space uses. The 
Community Development Department reviewed the Principles of Compatibility and recommends that the 
proposed wildlife preserve, and avian viewing platforms are consistent with these principles as the proposed 
use will occupy a miniscule portion of the contracted parcel and would not interfere with any on-site or off-
site agricultural operations.  
 
San Joaquin County General Plan Goals 
 
 
The project site is located in the Primary Zone of The Delta, which is “protected for agriculture, wildlife, and 
recreation.” San Joaquin County’s General Plan contains the following goals and provisions for land use in 
the Delta and for wildlife preserves: 
 
The Delta 
 

• Goal D-1.2 Delta Support. The County shall preserve the cultural heritage, strong 
agricultural/economic base, unique recreational resources, and biological diversity of the Delta, and 
shall support the development of public/private facilities, such as museums, recreational trails, 
community parks, farm stands, community centers, and water access facilities within the Delta.  
 

• Goal D-3.1 Support Delta Tourism. The County shall support programs, such as designation of the 
Delta as a National Heritage Area, to encourage and enhance resource-based recreation, 
agritourism, and historical and cultural tourism in the Delta. 

 

• Goal D-4.1 Preserve Delta Heritage. The County shall protect the unique character and qualities of 
the Delta Primary Zone by preserving the Delta’s cultural heritage and the strong agricultural base.  
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• Goal D-4.8 Limit Non-Agricultural Uses on Delta Islands. The County shall generally limit 
development in the Delta islands to water-dependent uses, recreation, and agricultural uses.  

 

• Goal D-5.2 Delta Protection. The County shall ensure that waterway development and development 
on Delta islands protects the natural beauty, fisheries, wildlife, riparian vegetation, and the 
navigability of the waterway.  

 

• Goal D-5.3 Agricultural Habitat Areas. The County shall encourage management of agricultural 
lands within the Delta which maximize seasonal and year-round wildlife habitat, through techniques 
such as fall and winter flooding, leaving crop residue, creation of mosaic of small grains and flooded 
areas, wildlife friendly farming, controlling predators, controlling poaching, controlling public 
access, and others.  

 
These goals are supported by the proposed wildlife preserve which will develop only a small portion of the 
parcel that is not designated as wetlands, thus preserving the wetlands on the island. 
 
Natural and Cultural Resources 
 

• NCR-2.7 Protect Waterfowl Habitat. The County shall strive to preserve, protect, and enhance 

feeding areas and winter habitat for migratory waterfowl.  

 

• NCR-2.11 Ecological Information Programs. The County shall support programs that encourage 

and teach respect for the environment.  

As proposed the project is compatible with the General Plan goals of both preserving and enhancing 
available uses in the Delta, the Community Development Department supports this proposal. 
 
Community Comments 
 
The Community Development Department received 5 letters in support of the project and 1 letter in 
opposition. Letters of support focus on the site’s existing importance as a sandhill crane wintering location, 
birdwatchers' existing use of the site, and educational opportunities relating to migratory birds, wildlife-
friendly agricultural practices, and the San Joaquin Delta. 
 
The opposition expressed concern regarding expanding public access to the area and the impact on 
migratory birds and other habitat. As noted previously, the proposed viewing platforms will support existing 
birdwatching and educational uses on site. The addition of platforms, as well as parking area and restroom 
facility, will lessen the impact on the existing natural environment by providing dedicated parking, restrooms, 
and gathering areas. The remainder of the parcel will remain in agriculture. As a result, Community 
Development Department staff recommends approval based on the ability to make the necessary findings 
(Attachment E) in the affirmative.  
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RECOMMENDATION 
 
Action 
 
It is recommended that the Planning Commission: 
 

1. Accept the Notice of Exemption (Attachment D); 
2. Adopt the Findings for the Williamson Act Principles of Compatibility and Conditional Use Permit 

No. PA-2500200 (Attachment E); and 
3. Approve Conditional Use Permit PA-2500200 subject to the Conditions of Approval (Attachment 

F).  
 

Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Comment Letters 
Attachment D – Notice of Exemption 
Attachment E – Findings for Williamson Act and Conditional Use Permit 
Attachment F – Conditions of Approval 
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FINDINGS  
PA-2500200 

NATURE CONSERVANCY/ ELI FERRIER 
  

Williamson Act Principles of Compatibility Findings 
  
Pursuant to Development Title Section 9-702.060, in order to approve the Conditional Use Permit 
application for developments on parcels under a Williamson Act contract, the Planning Commission is 
required to make the following findings in the affirmative:  
  

1. The use will not significantly compromise the long-term productive agricultural capability of the property, 
or of other contracted land.  
  

• The proposed avian viewing platform and associated parking area and bus turn around will not 
significantly compromise the long-term productive agricultural capability of the property.  The 
proposed site is already an equipment staging area for the farm at the intersection between a 
dirt farm road and the main gravel road down the center of the island.  Crops are not grown 
where the platform and parking will be.  The improvements that we propose will result in an 
improved turn around for large vehicles and equipment in the proposed bus turnaround.  During 
the peak of the farming season, migratory birds and birding visitors are historically not present, 
so the site retains its utility as a staging area.  As a result, the proposed use will not significantly 
compromise the long-term agricultural capability of the property and other contracted land.  

  
2. The use will not significantly displace or impair current or reasonably foreseeable agricultural operations 

on the parcel or on other contracted lands. 
  

• The proposed project will not significantly displace or impair current or reasonably foreseeable 
agricultural operations on the parcel.  Instead, the proposed amenity will enhance the farming 
operation by adding a portable restroom facility to an area of the farm where there is not one 
currently.  The avian viewing platform will provide a place of shade and respite for agriculture 
workers to rest and recuperate while on their breaks from field work.  The focused use of the 
platform by farm visitors will enhance the farming operations’ safety and exposure to the public 
by creating a space where the public can congregate away from the heavily trafficked farm 
roads, reducing the likelihood of negative interactions between the public and farm equipment.  
Currently, there is no such space and the public consistently parks in the right-of-way on the 
gravel Staten Island Road, creating a hazard to themselves and to farm workers and equipment 
who must actively avoid them on the narrow roadway. As a result, the proposed use and project 
area is not anticipated to displace or impair agricultural operations.  

  
3. The use will not result in significant removal of contracted land from agricultural or open-space use. 

  

• The proposed Avian Viewing Platform will not result in significant removal of contracted land 
from agricultural or open-space use.  The proposed site impacts less than a half an acre of 
arable land on a 9000-acre farm.  The site is not currently in cultivation as it is utilized for 
equipment staging.  The actual impact to arable land is much less than the site footprint because 
area includes roadway shoulders and staging areas and is not currently in cultivation.  We do 
anticipate a small open buffer of 20 feet by 150 feet in the field bordering the platform’s viewing 
edge.  This project edge will remain open-space and see seeding which will provide a buffer for 
the birds of the flyway. Therefore, the use will not result in a significant removal of contracted 
land from agricultural or open-space area.  

  
4. Conditions are included in the contract that mitigate or avoid those on-site and off-site impacts that would 

otherwise render the proposal inconsistent with the Williamson Act principles of compatibility. 
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• This finding can be made because the proposed wildlife preserve will have no long-term 
negative impacts on the property or nearby properties. The parcel is a large open agricultural 
space, in which the proposed structures for the project will take up a miniscule portion of it. As 
such, the project was determined to be exempt from the California Environmental Quality Act 
under a Class 3 Categorical Exemption because the project proposes a small structure and is 
not anticipated to result in any potentially significant impacts. Additionally, the project will not 
convert any land from agricultural or open space use, either on site or off-site, and will allow for 
the continuous of agricultural activities. Furthermore, at any point in time, the proposed avian 
viewing platforms can be removed, and the area can be once more be used for other agricultural 
purposes. Therefore, the proposed project is consistent with the Williamson Act principles of 
compatibility.  

  
5. The productive capability of the land has been considered as well as the extent to which the proposed 

use(s) may displace or impair agricultural operations.  
  

• This finding can be made because the proposed use will not change, displace, or impair existing 
agricultural operations on the property. By providing a dedicated space for bird viewing, the 
project intends to reduce conflicts between bird viewers and agricultural operations by 
relocating this use form the shoulders of the roadways abutting operations to the project area. 
Additionally, the project requires minor adjustments to the agricultural field itself and will not 
have a substantial impact on agricultural operations. Therefore, the wildlife preserve is not 
expected to displace or impair agricultural operations.  

  
6. The proposed use(s) are consistent with the intent of the Williamson Act to preserve agricultural and 

open-space land. 
  

• This finding can be made as the proposed avian viewing platform preserves agricultural space 
while providing a dedicated space for public access to this open-space land that is used by 
sandhill cranes and other migratory birds during the winter. Additionally, the project area takes 
up roughly 2-acres of a 9,072-acre parcel and is located at least 0.75-miles from the nearest 
neighboring parcel. As a recommended Condition of Approval, any potential impacts to species 
or habitat in the area due to the project will be mitigated through the San Joaquin County Multi-
Species Habitat Conservation and Open Space plan. As a result, the proposed project will aid 
in preserving and promoting agricultural and open-space land.  

 
Conditional Use Permit Findings 
 
Pursuant to Development Title Section 9-804.050, in order to approve the Conditional Use Permit 
application, the Planning Commission is required to make the following findings in the affirmative:  
 

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 use, Park and Open Space – Wildlife Preserve, 
may be conditionally permitted in the AG-40 (General Agriculture, 40-acre minimum) zone with 
an approved Conditional Use Permit. The project site has a General Plan designation of A/G 
(General Agriculture), and the AG-40 zone is an implementing zone for this designation. 
Additionally, the project is compatible with the Williamson Act Principles of Compatibility, and 
therefore, compatible with the Williamson Act. Furthermore, the project site is in the Primary 
Zone of the Delta, which is protected for agricultural, wildlife, and recreation, and which the 
General Plan contains goals and provisions for land use. The proposed wildlife preserve is 
compatible with the General Plan goals of both preserving and enhancing available uses in the 
Delta. Therefore, the proposed project is consistent with the goals, policies, standards, and 
maps of the General Plan, and there are no Master Plans, Specific Plans, and/or Special Purpose 
Plans in the project vicinity.  
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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 there are no new utility or roadway improvements required. 
The proposed avian viewing platforms are an unmanned facility and will not impact existing 
public utilities. This project will not require the use of public water or a septic system, and all 
storm water will be retained on site. The proposed project will be accessed from North Staten 
Island Road, a County maintained roadway.  

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

  

• This finding can be made because the 9,702-acre parcel is of adequate size to accommodate 
the proposed use and the Site Plan shows that all setbacks, and other requirements of the 
Development Title can be met. Additionally, as the site is already used for bird viewing by the 
public, the proposed project allows a designated area for the viewers that will minimize conflicts 
with agricultural operations. 

  
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 proposed project encompasses a small area and only 
requires periodic maintenance after construction, limiting the amount of traffic that would need 
to access the site, and is not expected to increase the number of people visiting the parcel. The 
viewing platforms will not adversely affect the livability or appropriate development of abutting 
properties and the surrounding neighborhood as the project site is in the interior of large parcel. 

  
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 the proposed use is an unmanned avian viewing platform 
facility that, once built, will have no activities that will create any nuisances. Therefore, it is not 
anticipated to create any odor, dust, gas, noise, vibrat1ion, smoke, heat, or glare at a level 
exceeding ambient conditions.  

  
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 proposed project will be accessed from North Staten 
Island Road, a County maintained roadway, that runs through the center of the parcel. 
Additionally, the proposed use does not require water or sewer services or other public 
facilities.  

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

  

• This finding can be made because the proposed use type Parks and Open Space – Wildlife 
Preserve may be conditionally permitted in the AG-40 (General Agriculture, 40-acre minimum) 
zone subject to a Conditional Use Permit and the proposed use meets the Williamson Act 
Principles of Compatibility. Furthermore, the use meets all standards pursuant to Development 
Title Sections 9-702 and will be consistent with the Development Title if the project is approved 
with the proposed Conditions of Approval provided by the reviewing departments and agencies.  
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CONDITIONS OF APPROVAL 

PA-2500200 
NATURE CONSERVANCY/ ELI FERRIER 

  
Conditional Use Permit No. PA-2500200 was approved by the Planning Commission on June 18, 
2026. The effective date of approval is June 28, 2026. This approval will expire on June 28, 2029, 
which is thirty-six (36) months from the effective date of approval, unless (1) all Conditions of 
Approval have been complied with, (2) all necessary building permits have been issued and remain 
in force, and (3) all necessary permits from other agencies have been issued and remain in force. 
  
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
  
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: 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 the establishment of a wildlife preserve within the Primary 
Zone of the Delta. The project includes the following:  

 

• Construction of a 475-square foot western viewing platform 

• Construction of a 2,400-square foot eastern viewing platform 

• Construction of a 75-square foot shade trellis 

• Construction of a parking lot with a bus turnabout and loading area 

• Installation of a portable restroom 

(Use Type: Parks and Open Space – Wildlife Preserve) 
  

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, including internal circulation and loading areas, shall be surfaced 
and permanently maintained with gravel. (Development Title Section 9-406.110) 
 

2. 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 25 feet. (Development Title Section 9-

406.060[n]) 
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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]) 

 
g. 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) 
  

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

a. An encroachment permit shall be required for all work within 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 driveway approach shall be improved in accordance with the requirements of San Joaquin 
County Improvement Standards Drawing No. 17 prior to issuance of the occupancy permit. 
(Development Title Section 9-607.040) 
 

c. 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 will be based on the current schedule at the time 
of payment. The fee shall be automatically adjusted July 1 of each year by the Engineering 
Construction Cost Index as published by the Engineering News Record. (Resolutions R-00-433) 
 

d. 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) 
 

e. 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 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) 

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

 
g. 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. 
h. 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. 
 

i. 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 
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j. 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.  
 

k. 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.  
 

l. 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). 

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

a. 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 GOVERNMENT (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. 
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Planning Commission Staff Report 
Item # 2, June 18, 2026 

General Plan Amendment No. PA-2600209 
Revised Adopted San Joaquin County 2023-2031 Housing Element 

Prepared by: Megan Aguirre 

PROJECT SUMMARY 

Applicant Information 
Project Applicant: San Joaquin County Community Development Department 

Project Site Information 
Project Location: Countywide 
Supervisorial District:  All 

Environmental Review Information 
CEQA Determination: Notice of Exemption pursuant to Sections 15061(c)(3) (Attachment A, 

Environmental Review) 

Project Description 

This project is a General Plan Text Amendment to revise the adopted Housing Element for the 2023-2031 
housing cycle (6th cycle). Proposed revisions address the incorporation of the City of Mountain House and the 
related reallocation of a portion of the County’s Regional Housing Needs Allocation (RHNA) to the city.  

Recommendation 

1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for General Plan Text
Amendment (Attachment C, Findings), and

2. Forward to the Board of Supervisors with a recommendation to approve General Plan Text Amendment
No. PA-2600209 for revisions to the adopted 2023-2031 Housing Element (Attachment B).

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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NOTIFICATION & RESPONSES 
 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: June 5, 2025 
Number of Public Hearing notices: 52 
Date of Public Hearing notice mailing: June 5, 2025. 
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ANALYSIS 
 
Background 
 
All cities and counties in California are required to adopt a comprehensive, long-term General Plan 
comprised of nine mandated elements for the physical development of each jurisdiction. The Housing 
Element is one of these elements and is required to address the existing and projected housing needs of 
all economic segments of the community pursuant to State Housing Element law1. In 2025, the Board of 

Supervisors approved the San Joaquin County’s current Housing Element for the 2023-2031 housing cycle 
(6th cycle), which was followed by certification by the California Department of Housing and Community 
Development (HCD).  
 
City of Mountain House Incorporation 
 
On July 1, 2024, the City of Mountain House was incorporated into a city and was no longer an Urban 
Community in unincorporated San Joaquin County. Although the incorporation occurred after the beginning 
of the 6th cycle, it occurred after the Housing Element update was underway and due to be completed. As 
such, the HCD staff directed the County to complete the Housing Element update for the 6th cycle and then 
submit a subsequent amendment to address the city’s incorporation and reallocation of housing units. 
 
Regional Housing Needs Assessment 
 
An integral part of the Housing Element update process is an assignment of housing needs to each city 
and county in the state, based on an evaluation of recent housing production and estimated housing needs 
(including housing based on affordability levels). This process, known as the RHNA, is managed by the 
San Joaquin Council of Governments (SJCOG) at the local level, and SJCOG assigns an overall housing 
production target for each local jurisdiction. In 2022, the San Joaquin Council of Governments adopted the 
6th Cycle Regional Housing Needs Plan (RHNP) for 2023-2031, which allocated 16.7% of the 52,719 
housing units allocated to San Joaquin County as a whole to the unincorporated County for a total of 8,808 
housing units. Now that the City of Mountain House has incorporated, State law2 allows the County and 

City to negotiate a revised RHNA to allot some of the County’s current numbers to the City. As such, the 
County began coordination efforts with both SJCOG and the City of Mountain House upon completion of 
the process for the adopted Housing Element. 
 
On November 12, 2025, the County submitted a letter to the City of Mountain House requesting transfer of 
5,114 units based on a review of the methodology used in the RHNP for the current RHNA, and a review 
of the Comprehensive Fiscal Analysis prepared for the City of Mountain House prior to incorporation. On 
January 13, 2026, the City of Mountain House submitted a letter to the County accepting the transfer. Once 
SJCOG received the City’s letter, they began coordination efforts with HCD on finalizing the transfer. During 
this time, HCD identified a rounding error in the updated methodology resulting in a recommendation to 
transfer one less unit to the City of Mountain House for a total transfer of 5,113 housing units. On May 27, 
2026, SJCOG submitted a letter to HCD to formally transfer the units and notified the County that the 
revised adopted Housing Element must be completed by July 12, 2026, to address the transfer. (See 
Attachment D, RHNA Transfer Letters and Correspondence.) 
 
Table 1 from SJCOG’s letter is attached below. Details about the County’s original and revised RHNA, as 
well as the City of Mountain House’s new RHNA, are outlined in blue on the table. 

 
1 Government Code Section 65580 et seq. 

2 Government Code Section 65584.07 
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General Plan Text Amendment 
 
In order to address the incorporation of the City of Mountain House and RHNA transfer, the Community 
Development Department (CDD) is proposing several changes to the adopted Housing Element. This 
amendment is required by State law3 to be completed within 180 days of the effective date of the transfer 

of housing units. The revised adopted Housing Element for the County analyzes the County’s ability to meet 
the new RHNA obligations, provides an analysis of housing constraints and opportunities, and identifies 
any changes to potential sites for development of new housing. As identified in the draft Housing Element 
update, the County has a surplus capacity of 1,278 potential housing sites. 
 
Housing Development Challenges 
 
Although the County’s new RHNA is approximately 42% of the original allocation and it is estimated that 
the County will have surplus capacity of potential housing sites, development of available sites is contingent 
on outside parties to develop those properties and limited by physical constraints, such as lack of 
infrastructure or capacity for public services (i.e. water, sewer, and storm drainage) or lack of market 
demand. Additionally, the many potential lower income sites were previously identified in what is now the 
City of Mountain House. Most housing currently developed in unincorporated San Joaquin County 
continues to be single-family residences, Accessory Dwelling Units, and farm employee housing. As such, 

 

3 3 Government Code Section 65584.07 
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the County must not only meet the new RHNA but also ensure that units can be provided across the various 
affordability levels.  
 
Public Input 
 
Prior to submitting the revised document to HCD for review, a public notice was sent out, and the document 
was posted on the County’s website. The only comment received was a point of clarification from the 
SJCOG regarding a rounding error in the reallocation numbers that was corrected. 
 
Agency Review  
 
State of California Housing and Community Development 
 
Pursuant to State law4, the County is required to submit the revised adopted Housing Element to the State 

of California’s Housing and Community Development (HCD) for a specified review process that includes 
an initial 60-day review period, as well as subsequent 60-day review periods if there are revisions. The 
revised adopted Housing Element was submitted to HCD on April 22, 2026, for the initial (60-day) review 
period and the County’s consultant has been in contact with HCD to ensure that all questions are promptly 
address. It is anticipated that HCD will provide confirmation that no further revisions are needed in advance 
of the Board of Supervisors meeting, which has tentatively been scheduled for June 30, 2026. However, if 
HCD does not provide confirmation prior to this date, the item will need to be continued to a future date for 
final adoption by the Board of Supervisors. Typically, County staff would wait to bring the item forward, but 
has fast tracked this item in an attempt to meet the State deadline of July 12, 2026, for final adoption. 
 
Notice of Exemption 

California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project is exempt 
from CEQA if the activity is covered by the general rule that CEQA applies only to projects that have the 
potential for causing a significant effect on the environment. Where it can be seen with certainty that there 
is no possibility that the activity in question may have a significant effect on the environment, the activity is 
not subject to CEQA. CDD has determined that the proposed General Plan Text Amendment for revisions 
to the adopted Housing Element is exempt because the project involves policies, programs, and actions to 
meet the County’s RHNA allocation that would not have the potential to cause a significant physical effect 
on the environment. 
  

 
4 Government Code Section 65585. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for General Plan 
Text Amendment (Attachment C, Findings), and 

 
2. Forward to the Board of Supervisors with a recommendation to approve General Plan Text 

Amendment No. PA-2600209 for revisions to the adopted 2023-2031 Housing Element (Attachment 
B). 

 
Attachments: 

Attachment A – Environmental Review 

Attachment B – Draft Ordinance (Revised Adopted 2023 – 2031 Housing Element [6th Cycle]) 

Attachment C – Findings 

Attachment D – RHNA Transfer Letters 
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Attachment A 
Environmental Review 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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        Statutory Exemptions. State code number:  

          

   

_______________________________________________

Notice of Exemption Appendix E 

 From: (Public Agency):  ____________________________To: Office of Planning and Research 
P.O. Box 3044, Room 113

 _______________________________________________Sacramento, CA 95812-3044 

 County Clerk 
(Address) 

___________________________ 

___________________________ 

County of:  __________________ 

 

Project Title:  ___________________________________________________________________________ 

Project Applicant: 

________________________________________________________________________ Project Location - 

Specific: 

Project Location - City: ______________________ Project Location - County: 

Description of Nature, Purpose and Beneficiaries of Project: 

_____________________ 

Name of Public Agency Approving Project:  _____________________________________________________ 

Name of Person or Agency  Carrying Out Project: ________________________________________________ 

Exempt Status:  (check one): 
Ministerial (Sec. 21080(b)(1); 15268); 

Declared Emergency (Sec. 21080(b)(3); 15269(a)); 

Emergency Project (Sec. 21080(b)(4); 15269(b)(c)); 

Reasons why project is exempt: 

Lead Agency 
Contact Person: ____________________________ Area Code/Telephone/Extension: _______________ 

If filed by applicant: 
1. Attach certified document of exemption finding.
2. Has a Notice of Exemption been filed by the public agency approving the project?  Yes No 

Signature: ____________________________ Date: 

Signed by Lead Agency Signed by Applicant 

Authority cited: Sections 21083 and 21110, Public Resources Code. Date Received for filing at OPR:  
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code. 

_______________ 

Categorical Exemption. State type and section number:  ____________________________________ 

______________________________________________ 

______________ Title: _______________________ 

Revised 2011 

3Planning Commission Staff Report, PA-2600209 General Plan Text 
Amendment Environmental Review

Print Form
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Attachment B  
Draft Ordinance 

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

The revised adopted Housing Element can be found here: 
 
https://www.sjgov.org/docs/default-source/community-development/planning/other/2023-2031-housing-
element-hcd-submittal-draft/san-joaquin-county-2023-2031-housing-element-(adopted-april-
2026).pdf?sfvrsn=15ee4ad1_5  

 
 
 
 
 
  

https://www.sjgov.org/docs/default-source/community-development/planning/other/2023-2031-housing-element-hcd-submittal-draft/san-joaquin-county-2023-2031-housing-element-(adopted-april-2026).pdf?sfvrsn=15ee4ad1_5
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Attachment C  
Findings 

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

Findings 
 
Basis for General Plan Text Amendment (PA-2600209) 
 
1. The proposed amendment is consistent with the General Plan and any applicable Master Plan. 

 

• This proposed revisions to the adopted Housing Element for the 6th cycle include updating references 
to the City of Mountain house to clarify that it is no longer an Urban Community in the unincorporated 
County and identifying how the County will accommodate the revised Regional Housing Needs 
Allocation (RHNA) after transferring units to the City of Mountain House. The Housing Element is a 
State-mandated policy document that is a component of the General Plan, and with inclusion of the 
revisions will continue to be consistent with the remainder of the General Plan, and any applicable 
Master Plan. 

 
2. The proposed amendment is necessary for public health, safety, and general welfare or will be of benefit 

to the public. 
 

• The overall purpose of the proposed project is to analyze current and projected housing needs; identify 
locations where housing can be built; and set goals, policies, and programs to meet the community’s 
housing needs. As a result, this General Plan Text Amendment to revise the document to 
accommodate the incorporation of the City of Mountain House will benefit the public. The City of 
Mountain House is also working on its first Housing Element to address the RHNA transfer agreed 
upon with the County. 

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

Environmental Quality Act. 
 

• California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project 
is exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects 
that have the potential for causing a significant effect on the environment. Where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant effect 
on the environment, the activity is not subject to CEQA. The proposed General Plan Text 
Amendment to revise the 2023-2031 Housing Element (6th cycle) is exempt because the project 
involves policies, programs, and actions to meet the County’s updated RHNA allocation and the 
incorporation of the City of Mountain House. The proposed revisions would not have the potential 
to cause a significant physical effect on the environment. 
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Attachment D  
RHNA Transfer Letters 

& Correspondence 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 6 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 7 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 8 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 9 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 10 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 11 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 12 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 13 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 14 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 15 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 16 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 17 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 18 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 19 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 20 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 21 
RHNA Transfer Letters & Correspondence 

 
 
 
  



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 22 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 23 
RHNA Transfer Letters & Correspondence 



Planning Commission Staff Report, PA-2600209 General Plan Text Amendment 24 
RHNA Transfer Letters & Correspondence 

  


	PA-2500200 (C) PC Staff Report FINAL 6-18-2026
	Revised 2023-2031 Housing Element (PA-2600209, TA) Staff Report Final
	Revised 2023-2031 Housing Element (PA-2600209, TA) Staff Report, updated.pdf
	Attachment A - Environmental Document (NOE) updated.pdf
	Attachment A - Environmental Document (NOE) (1 of 2)
	Blank Page

	Attachment B - Draft Ordinance (Revised Adopted 2023-2031 Housing Element) .pdf
	Attachment C - Findings.pdf
	Attachment D - RHNA Transfer Letters & Correspondence.pdf


	From Public Agency: San Joaquin County
	FromAddress1: 1810 East Hazelton Avenue
	FromAddress2: Stockton, CA 95205
	County of 1: San Joaquin County
	County of 2: 44 N San Joaquin St #260
	County of 3: Stockton CA 95202
	Project Title: San Joaquin County 2023-2031 Housing Element
	Project Applicant: San Joaquin County
	Project Location: Unincorporarted San Joaquin County
	Project Location  City: N/A
	Project Location  County: San Joaquin 
	Description of Nature: The County of San Joaquin is preparing an amendment to the adopted 2023-2031 Housing Element (6th cycle), a State-mandated policy document that is a component of the San Joaquin County General Plan. The overall purpose of the Housing Element Update is to identify current and projected housing needs; show locations where housing can be built; and set goals, policies, and programs to meet the community’s housing needs. The foundation of the Housing Element is the Regional Housing Needs Allocation (RHNA).  Proposed revisions address the incorporation of the City of Mountain House and the related reallocation of a portion of the County’s RHNA to the city, reducing the County's RHNA from 8,808 to 5,113 housing units.
	Name of Public Agency Approving Project: San Joaquin County
	Name of Person or Agency Carrying Out Project: San Joaquin County
	Ministerial Sec 21080b1 15268: 
	Declared Emergency Sec 21080b3 15269a: 
	Emergency Project Sec 21080b4 15269bc: 
	Categorical Exemption State type and section number: X
	Categorical Exemption Type and Section Number: Section 15061(b)(3) - Common Sense Exemption
	Statutory Exemptions State code number: 
	Statuatory Exemptions: Code: 
	ReasonExempt: San Joaquin County has reviewed the proposed project pursuant to:  1) CEQA Guidelines Section 15002(k) – General Concepts, the three-step process for deciding which document to prepare for a project subject to CEQA; and 2) CEQA Guidelines Section 15061 – Review for Exemption, procedures for determining if a project is exempt from CEQA.  Since it can be seen with certainty that the proposed project has no potential to have a significant adverse effect on the environment, San Joaquin County has determined that the proposed project is considered to be exempt from CEQA pursuant to CEQA Guidelines Section 15061(b)(3) - Common Sense Exemption.
	Contact Person: Megan Aguirre
	Area CodeTelephoneExtension: (209) 468-3121
	YesNOWfiled: On
	NOWfiledno: Off
	Date_2: 
	Date: 
	Title: 
	Signed by Lead Agency: Off
	Signed by Applicant: Off
	Date Received for filing at OPR: 


