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Planning Commission Staff Report 
Item # 1, April 16, 2026 

San Joaquin County General Plan and  
Housing Element 

Annual Progress Reports for 2025 
Prepared by: Megan Aguirre 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  San Joaquin County  
 
Project Site Information 
Project Location: Countywide 
 

 
Project Description 
 
This is a presentation of the San Joaquin County General Plan and Housing Element Annual Progress Reports 
for calendar year 2025. 
 
Recommendation 
 
1. Accept the 2025 General Plan Annual Progress Report (Attachment A). 

 
2. Forward the 2025 General Plan Annual Progress Report to the Board of Supervisors with a 

recommendation to also accept the report. 
 

3. Accept the 2025 Housing Element Annual Progress Report (Attachment B). 
 

4. Forward the 2025 Housing Element Annual Progress Report to the Board of Supervisors with a 
recommendation to also accept the report. 

  

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: March 27, 2026. 
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ANALYSIS 
 
Background 
 
In 2016, the Board of Supervisors approved the County’s 2035 General Plan, which includes a number of 
goals that are to be implemented through policies and programs administered by the various County 
departments. Pursuant to California’s Planning and Zoning Law, the County shall prepare an annual review 
of the County’s General Plan to the Board of Supervisors, the State Department of Housing and Community 
Development (HCD), and the Governor’s Office of Planning and Research (OPR) by April 1st of each year.1 
The annual review, or Annual Progress Report (APR), will report on the status of each specific 
implementation program in the General Plan and take into account the availability of new implementation 
tools, changes in funding sources, and feedback from Plan monitoring activities, as applicable.  
 
The General Plan is comprised of several elements, one of which is the Housing Element. State law also 
requires that an APR be prepared for the Housing Element for submittal to the Board of Supervisors, HCD, 
and OPR by April 1st of each year. The report contains data that creates a snapshot of housing unit 
production across various affordability levels, a listing of development applications received, and provides 
an update on housing program implementation. The purpose of the APR is to provide a status of the 
progress made towards implementing the Housing Element’s programs for meeting the County’s share of 
the Regional Housing Needs Allocation (RHNA). 
 
As such, County staff has prepared both a General Plan Annual Progress Report and a Housing Element 
Annual Progress Report for 2025.  
 
2035 General Plan 
 
The 2035 General Plan is divided into two volumes. Volume 1 – General Plan Policy Document, is 
comprised of four parts (Part 1. Introduction, Part 2. Overview of San Joaquin County, Part 3. Goals and 
Policies, and Part 4. Administration and Implementation), while Volume 2, the 2035 General Plan 
Background Report, contains detailed descriptions of a wide range of topics to provide decision-makers, 
the public, and local agencies with context for making policy decisions. 
 
General Plan Annual Progress Report (GP APR) 
 
The General Plan is required to address several topics, referred to as “elements”, to the extent that each is 
locally relevant. These elements include land use, circulation, housing, open space, conservation, safety, 
noise, environmental justice, and air quality2. Based on these elements, the General Plan contains 
Countywide goals, policies, and programs in Part 3, with the procedures for carrying them out identified in 
Part 4.   
 
As noted above, the State requires a GP APR to summarize the status of each policy and program 
contained in Part 4. The GP APR also may identify where additional implementation/progress is needed or 
discuss new State requirements that need to be included in the next General Plan update. The overall 
format of the GP APR is left up to the jurisdiction, with guidance and recommendations from the State. In 
this case, staff has utilized the tables already contained in Part 4 to provide status updates for each policy 
or program. Additionally, the State has a short list of required and optional information to be provided. The 
GP APR is contained in Attachment A. 
 
Housing Element 
 
While the Housing Element is part of the General Plan, it is on a different timeline for updates than the 
General Plan, and thus, is adopted separately from the General Plan. In 2025, the Board of Supervisors 
adopted the 6th cycle (2023-2031) Housing Element, and received certification from HCD. As one of the 
mandated elements of the County’s General Plan, the Housing Element includes information related to the 
County’s existing housing needs; an analysis of the County’s population and employment trends; household 

 
1 Government Code Sections 65300 and 65400. 
2 Government Code Section 65302 and 65302.1. 
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characteristics; an inventory of land suitable for residential development; and goals, policies, and programs 
intended to meet the identified housing needs and State-mandated requirements.  
 
As part of the County’s Housing Element, the County is required to accommodate a share of the RHNA, as 
designated by HCD and managed by the San Joaquin Council of Governments (SJCOG). The RHNA 
process allocates the State’s future housing needs to each county and city. HCD identifies housing needs 
for each region of the State in response to projected population and household growth, and mandates that 
each Council of Governments (COG) distribute the RHNA to each jurisdiction within the COG’s region. The 
following table represents the County’s share of the RHNA in all income categories for the Housing Element 
time horizon from 2023 through 2031. 
 

TABLE 7-48 
REGIONAL HOUSING NEEDS ALLOCATION 

Unincorporated San Joaquin 
County  

2023-2031 

  
Very Low 

 
Low 

 
Moderate 

Above 
Moderate 

 
TOTAL 

RHNA 1,824 1,145 1,734 4,105 8,808 

Percent of Total 21% 13% 20% 46% 100% 

 
Each income category is defined as a percentage of the Area Median Income (AMI) as established by HCD. 
The income categories are then used to calculate housing affordability for rental and owner-occupied 
housing. Each income category is defined as follows: 
 

• Acutely Low Income households have a combined income at or lower than 0-15 percent of AMI 

• Extremely Low Income households have a combined income between 15-30 percent of AMI. 

• Very Low Income households have a combined income between 30 and 50 percent of AMI. 

• Low Income households have a combined income between 50 and 80 percent of AMI. 

• Moderate Income households have a combined income between 80 and 120 percent of AMI. 

• Above Moderate Income households have a combined income between 120 and 150 percent of 
AMI. 

 
The State Income Limits for 2025 published by HCD are as follows: 

 
Housing Element Annual Progress Report (HE APR) 
 
Unlike the GP APR, which is less prescribed, HCD requires the HE APR to be completed on forms provided 
by HCD. The forms require the following information: 
 

• A list and number of housing development applications submitted in the reporting year. 

• A list and number of housing units that have been entitled, issued building permits, or completed. 

• Progress in meeting the County’s share of the RHNA. 

• A list of sites identified or rezoned to accommodate any shortfall in housing need. 

• Status of the Housing Element program implementation. 
 

San 

Joaquin 

County 

Income 

Category 

Number of Persons in Household 

1 2 3 4 5 6 7 8 

Acutely 

Low 
11,000 12,550 14,150 15,700 16,950 18,200 19,450 20,700 

Extremely 

Low 
22,000 25,150 28,300 32,150 37,650 43,150 48,650 54,150 

Very Low 36,650 41,850 47,100 52,300 56,500 60,700 64,900 69,050 

Low 58,600 67,000 75,350 83,700 90,400 97,100 103,800 110,500 

Median 73,200 83,700 94,150 104,600 112,950 121,350 129,700 138,050 

Moderate 87,850 100,400 112,950 125,500 135,550 145,600 155,600 165,650 
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Staff prepared the 2025 HE APR, and submitted it to HCD and OPR on April 1, 2025, to meet the 
submission deadline. The APR contains very large tables that are not suitable for printing and are best 
viewed electronically. Therefore, while Table B depicting the RHNA progress is included as Attachment B, 
the entire report can also be viewed on the Community Development Department’s webpage at: 
 
https://www.sjgov.org/docs/default-source/community-development/planning/other/2023-2031-housing-
element-hcd-submittal-draft/2025-housing-element-annual-progress-report-for-san-joaquin-
county.pdf?sfvrsn=3a9405b2_3 
 
Attachment B includes Table B, which shows the new residential development in unincorporated San 
Joaquin County by affordability level since 2023. The number of units per year have fluctuated, with the 
lower numbers of new development in 2023 and 2025, and much higher numbers in 2024. Even with higher 
numbers in 2024, it may be difficult to achieve the unattainably high RHNA numbers designated for San 
Joaquin County, especially those in the lower income categories. The unincorporated San Joaquin County 
is primarily rural and agricultural. To preserve and maintain agricultural lands and open space, the policies 
of the General Plan direct any urban development to the cities, city fringe areas, or urban communities that 
have full public services (sewer, water, and storm drainage) that can sustain that level of growth. Because 
of this, there is very limited development in the unincorporated County, outside of Mountain House, which 
was incorporated into a city as of July 1, 2025. Although Mountain House units are counted as part of the 
County’s 2025 RHNA, a reallocation of units has agreed upon by the County and Mountain House and 
approved by COG. Once the County’s Housing Element has been updated to reflect the reallocation, 
reaching the allocated RHNA numbers, especially the lower income category goals, may be difficult to 
achieve. 
 
Efforts Toward Achieving the RHNA 
 
The San Joaquin County Community Development Department has been making a concerted effort to 
achieve the RHNA numbers including utilizing grant opportunities to streamline, incentivize, and facilitate 
residential development. The following is a recent example: 
 

• REAP 2.0 (Up to $1,105,464): This grant supports transformative planning and implementation 
activities to accelerate infill and affordable developments, Vehicle Miles Traveled (VMT) reductions, 
and affirmatively furthering fair housing. Although the San Joaquin Council of Governments, who 
manages the County’s allocation, initially estimated a grant amount of $1,105,464 for the County, the 
State has reduced the grant allocations by 50% ($552,732). The remaining funds may be reinstated at 
a future date. The specific project that County staff is utilizing these funds for is noted below: 
 
▪ Revitalization for Building, Land, and Dwellings (ReBLD) Program: This is a pilot project 

focusing on the rehabilitation or removal and replacement of uninhabitable residential structures 
through a streamlined process. While developing this program, the Community Development 
Department also issued a memo for fee waiver policies and procedures to incentivize development 
of affordable housing. 

https://www.sjgov.org/docs/default-source/community-development/planning/other/2023-2031-housing-element-hcd-submittal-draft/2025-housing-element-annual-progress-report-for-san-joaquin-county.pdf?sfvrsn=3a9405b2_3
https://www.sjgov.org/docs/default-source/community-development/planning/other/2023-2031-housing-element-hcd-submittal-draft/2025-housing-element-annual-progress-report-for-san-joaquin-county.pdf?sfvrsn=3a9405b2_3
https://www.sjgov.org/docs/default-source/community-development/planning/other/2023-2031-housing-element-hcd-submittal-draft/2025-housing-element-annual-progress-report-for-san-joaquin-county.pdf?sfvrsn=3a9405b2_3
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 
1. Accept the General Plan Report for 2025. 

 
2. Forward the General Plan Report for 2025 to the Board of Supervisors with a recommendation to also 

accept the report. 
 

3. Accept the Housing Element Annual Progress Report for 2025. 
 

4. Forward the Housing Element Annual Progress Report for 2025 to the Board of Supervisors with a 
recommendation to also accept the report. 
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Attachment   
2025 San Joaquin County General Plan 

Annual Progress Report 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention 
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Planning Commission Staff Report 
Item # 2, April 16, 2026 

General Plan Map Amendment &  
Zone Reclassification No. PA-2400417 

Administrative Use Permit No. PA-2400361 
Prepared by: Jessica Leal 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Perry L Herrgesell TR 
Project Applicant:  Dillion & Murphy c/o Joe Murphy   
 
Project Site Information 
Project Address:  24896 North Cherokee Lane, Galt 
Project Location: On the east side of North Cherokee Lane, 1,185 feet south of Calimyrna 

Road, adjacent to Collierville.  
 
Parcel Number (APN): 005-144-03 Water Supply: Private (On-site Well) 
General Plan Designation: A/G & OS/RC Sewage Disposal: Private (On-site Septic) 

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

Project Size: 2 acres 100-Year Flood: No  
Parcel Size: 13.93 acres Williamson Act: No 
Community: None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination:  Mitigated Negative Declaration (Attachment D; Environmental Document) 

 
Project Description 
 
This project is comprised of two applications: 
 

• General Plan Map Amendment and Zone Reclassification No. PA-2400417 to change the General 
Plan designation from A/G (General Agriculture) to A/I (Agriculture/Industrial) and the zoning 
designation from AG-40 (General Agriculture, 40-acre minimum) to AI (Agricultural Industry) for a 
13.93-acre parcel. The 0.63-acre portion on the southern property line of the parcel currently 
designated in the General Plan as OS/RC (Open Space Resource Conservation) will retain this 
designation. 

 

• Administrative Use Permit No. PA-2400361 to establish truck parking for 25 trucks with attached single 
trailers. The project also includes the construction of a 400-square foot office.  
 

Recommendation 
It is recommended that the Planning Commission: 
 

1. Forward to the Board of Supervisors the Environmental Document (Attachment D) with a 
recommendation to adopt; 

 
2. Forward to the Board of Supervisors the Findings for General Plan Map Amendment and Zone 

Reclassification (Attachment E) with a recommendation to adopt;  

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

 



Planning Commission Staff Report, PA-2400361-2400417 (GP/ZR) & PA-2400361 (AUP) 2 
 

 
3. Forward to the Board of Supervisors General Plan Map Amendment and Zone Reclassification No. 

2400417 (Attachment A) to the Board of Supervisors with a recommendation to approve; 
 
4. Forward to the Board of Supervisors the Findings for Administrative Use Permit No. PA-2400361 

(Attachment F) with a recommendation to adopt; 
 
5. Forward to the Board of Supervisors Administrative Use Permit No. PA-2400361 including the 

recommended Conditions of Approval (Attachment G) with a recommendation to approve.  
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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: March 27, 2026. 
Number of Public Hearing notices: 319 
Date of Public Hearing notice mailing: March 27, 2026. 
 
Referrals and Responses 

• Early Consultation Date: February 14, 2025 • Mitigated Negative Declaration Posting 
Date: October 7, 2025 

• Project Referral with Environmental 
Determination Date: October 7, 2025 

• OPR State Clearinghouse #: 
2025100298 

 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

County Departments   

Ag Commissioner 02/14/2025  

Assessor 02/14/2025  

Community 
Development 

  

Building Division 02/14/2025  

Fire Prevention 
Bureau 

02/14/2025  

Public Works 02/14/2025 04/09/2025 

Environmental Health 02/14/2025 10/09/2025 

Sheriff Office 02/14/2025  

Supervisor: District 4 02/14/2025  

State Agencies   

CA Native American 
Heritage Commission 

02/14/2025  

Department of 
Transportation 

  

District 10 02/14/2025  

Division of 
Aeronautics 

02/14/2025  

C.H.P. 02/14/2025  

CA Tribal TANF 
Partnership 

02/14/2025  

CA Valley Miwok 
Tribe 

02/14/2025  

Fish & Wildlife, 
Division: Region 2 

02/14/2025  

CA Water Board 02/14/2025 11/04/2025 

Federal Agencies   

F.A.A. 02/14/2025  

F.E.M.A. 02/14/2025  

Army Corps of 
Engineers 

02/14/2025  

US Fish & Wildlife 02/14/2025  
 

Agency Referrals 
Response 

Date - Early 
Consultation 

Response 
Date - 

Referral 

Local Agencies   

A.L.U.C. 02/14/2025  

North SJ Water 
Conservation District  

02/14/2025  

Woodbridge Rural & 
North Delta Fire District 

02/14/2025  

Mosquito & Vector 
Control 

02/14/2025  

S.J.C.O.G. 02/14/2025 10/14/2025 

San Joaquin Farm 
Bureau 

02/14/2025  

San Joaquin Air 
Pollution Control District 

02/14/2025 10/14/2025 

Lodi Airport 02/14/2025  

Galt Joint Union High 
School District 

02/14/2025  

Oak View Union School 
District 

02/14/2025  

Miscellaneous   

B.I.A. 02/14/2025  

Builders Exchange 02/14/2025  

Carpenters Union 02/14/2025  

P.G.&E. 02/14/2025 10/18/2025 

Precissi Flying Service 02/14/2025  

Sierra Club 02/14/2025  

North Valley Yokuts 
Tribe 

02/14/2025  

Buena Vista Rancheria 02/14/2025  

United Auburn Indian 
Community  

02/14/2025  
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ANALYSIS 
 
Background 
 
In February of 2024, Dillion & Murphy submitted the proposed General Plan Map Amendment, Zone 
Reclassification and Administrative Use Permit as pre-applications (filed under Planning Application Nos. 
PA-2400039, -40, and -42). The pre-applications were reviewed at Development Committee on June 24, 
2024, and subsequently, on February 14, 2025, full applications were submitted. Due to the implementation 
of the Accela as the Community Development Department’s new permitting software between pre- and full 
application, new Planning Application numbers were assigned.  
 
General Plan Map Amendment and Zone Reclassification Findings 
 
Development Title Sections 9-807.060 and 9-807.070 state that the Board of Supervisors shall make 
several findings prior to approving a General Plan Map Amendment and Zone Reclassification. These 
findings include that the proposed changes be consistent with the General Plan and other applicable 
documents, as well as be reviewed in compliance with the California Environmental Quality Act. Proposed 
changes must also contribute to the public health, safety, and general welfare or benefit the public. These 
findings (Attachment E) can be made because the proposed General Plan Map Amendment and Zone 
Reclassification are consistent with the goals and criteria outlined in the General Plan and discussed below. 
Additionally, an Initial Study was prepared for the underlying project which found that any potentially 
significant impacts could be reduced to a level of less than significant with the mitigation measures 
contained in the Mitigation Monitoring and Reporting Program attached to the Staff Report (Attachment C).  
 
General Plan Consistency 
 

• Agriculture Industrial (AI) (3.1-61 to 3.1-64) 
 
This designation provides for limited dry uses that complement both agricultural and industrial 
business and will not generate a significant amount of waste or utilize a large amount of water. 
Other agricultural uses may also be permitted where feasible; however, the Agriculture Industrial 
designation generally applies to parcels that are not ideal for large-scale or small-scale farming 
operations due to size, location, irregular shape or classification of farmland, and are not likely to 
develop during the planning period of the general Plan due to a lack of available public services. 
Typical uses include truck parking, truck sales, and other limited dry uses not dependent on public 
services. Parcels considered for this designation shall be located within a 0.5-mile radius from the 
centerline of an interchange along Interstate 5, Interstate 205, I-580, State Route 99, or other state 
highway. Parcels must also have access to a publicly maintained roadway and be located outside 
of the primary and secondary zones of the Delta.  
 
The subject parcel meets the outlined locational criteria, as it is located on North Cherokee 
Lane, in an area not designated as Prime Farmland, and is within 0.5-miles from the 
centerline of the nearest interchange for State Route 99. Additionally, the project site is 
located outside of the primary and secondary zones of the Delta.  
 
The project site is not located in a service district for public water, public sewer, or public 
storm drainage. As a result, any subsequent development project must be served by on-site 
well, on-site wastewater disposal system, and on-site storm drainage for future 
development. The A/I General Plan designation specifies that the designation is suitable for 
limited dry uses, which can be accommodated by on-site services.  
 

Pursuant to Development Title Section 9-807.050, prior to approved amendment to the General Plan, the 
Planning Commission and Board of Supervisors shall determine that all the following are true:  
 

a) The proposed amendment will contribute to the public health, safety, and general welfare or will be 
a benefit to the public.  
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Amending the General Plan map designation and the zoning of the 13.93-acres to 
Agricultural Industry will allow for the underlying project, a truck parking facility with 25 
parking spaces to be processed. The underlying project will increase the number of truck 
parking spaces available to support agricultural and industrial operations in San Joaquin 
County. This will meet the goal of LU-7.2 of allowing agricultural support uses near 
 agricultural operations.  
 

b) The proposed amendment is consistent with the General Plan goals, unless the goals themselves 
are proposed to be amended.  
 
Amending the General Plan designation of the site would be consistent with the General 
Plan goals contained in LU-7.18 to LU-7.21 for access to State Route 99, parcel size, category 
of farmland, and location outside of the Primary or Secondary Zone of the Delta.  
 

c) The proposed amendment retains the internal consistency of the General Plan and is consistent 
with other adopted plans, unless a concurrent amendment to those plans is also proposed and will 
result in consistency.  
 
This finding can be made because the amendment meets the requirements and goals of the 
General Plan as discussed previously.  
 

d) The proposed amendment has been reviewed in compliance with the requirements of the California 
Environmental Quality Act.  
 
In accordance with the California Environmental Quality Act, an Initial Study was 
 generated and posted for 30 days. The lead agency, San Joaquin County, 
determined that a Mitigated Negative Declaration was necessary based on the findings of 
the Initial Study. 
 

Zone Reclassification  
 
Pursuant to Development Title Section 9-203, the Agricultural Industry (AI) Zone is established to provide 
limited dry uses the complement both agricultural and industrial businesses on parcels not considered ideal 
locations for farming due to size, location, irregular shape, or classification of farmland. This zone is 
intended to implement the Agriculture Industrial (A/I) land use category of the General Plan. The project 
site is not ideal for farming due to small size of the parcel and the soil classification of Local Importance. 
Therefore, the project site is suitable for the proposed General Plan and Zoning designations. 
 
Additionally, Development Title Section 9-808.050 states that prior to approving a Zone Reclassification, 
the Planning Commission and Board of Supervisors shall determine that all of the following are true:  
 
a) The proposed amendment is consistent with the General Plan and any applicable Master Plan. 
 

The proposed zone is Agricultural Industrial (AI), which is an implementing zone of the A/I land 
use designation. Therefore, if the proposal to amend the land use designation to A/I is 
approved, the proposed zone change to AI would be consistent with the General Plan. There 
are no Master Plans or Specific Plans affecting the subject parcel.  

 
b) The proposed amendment is necessary for public health, safety, and general welfare or will be of 

benefit to the public. 
 
The proposed Zone Reclassification will be a benefit to the public as it will expand development 
opportunities and allow for development of the underlying truck parking project. This project 
will increase the availability of truck parking facilities in San Joaquin County, which has been 
identified as an industry that is underserved. Additional truck parking facilities will benefit San 
Joaquin County by reducing illegal truck parking in surrounding neighborhoods and 
supporting the efficient movement of goods across the region.  
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c) The proposed amendment has been reviewed in compliance with the requirements of the California 
Environmental Quality Act. 
 
In accordance with the California Environmental Quality Act, an Initial Study was generated 
and posted for 30 days. The lead agency, San Joaquin County, determined that a Mitigated 
Negative Declaration was necessary based on the findings of the Initial Study.  

 
d) For a change to the Zoning Maps, the subject property is suitable for the uses permitted in the 

proposed zone in terms of access, size of parcel, relationship to similar or related uses, and other 
relevant considerations, and that the proposed change of zone is not detrimental to the use of adjacent 
properties. 
 
The subject parcel meets the locational criteria to be reclassified to Agricultural Industry (AI), 
in which the underlying project is permitted with an Administrative Use Permit. The proposed 
truck parking facility will only occur on a portion of the parcel; therefore, the remaining portion 
has the potential to continue agricultural uses. Additionally, the proposed use can be used in 
conjunction with the surrounding agricultural uses and therefore will not be determinantal to 
the uses of the adjacent properties.  
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RECOMMENDATION 
 
Action 
 
It is recommended that the Planning Commission: 

 
1. Forward to the Board of Supervisors the Environmental Document (Attachment D) with a 

recommendation to adopt; 
 

2. Forward to the Board of Supervisors the Findings for General Plan Map Amendment and Zone 
Reclassification (Attachment E) with a recommendation to adopt;  
 

3. Forward to the Board of Supervisors General Plan Map Amendment and Zone Reclassification No. 
2400417 (Attachment A) to the Board of Supervisors with a recommendation to approve; 
 

4. Forward to the Board of Supervisors the Findings for Administrative Use Permit No. PA-2400361 
(Attachment F) with a recommendation to adopt; 
 

5.  Forward to the Board of Supervisors Administrative Use Permit No. PA-2400361 including the 
recommended Conditions of Approval (Attachment G) with a recommendation to approve. 

 
 
Attachments: 
 
Attachment A – General Plan Map, Zoning Map, and Site Plan 
Attachment B – Agency Response Letters  
Attachment C – Other Comment Letters 
Attachment D – Environmental Document 
Attachment E – Findings for General Plan Map Amendment and Zone Reclassification 
Attachment F – Findings for Administrative Use Permit 
Attachment G – Conditions of Approval 
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General Plan Designation

  

Existing General Plan Designations: A/G & OS/RC 

Proposed General Plan Designations: A/I & OS/RC 

 

 

 

 

 

 

 

Zoning 
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General Plan Map, Zoning Map, and Site Plan 

  

Existing Zoning: AG-40 

Proposed Zoning: AI 

 

 

 

 

 

 

 

Site Plan 
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FINDINGS FOR GENERAL PLAN MAP AMENDMENT 

PA-2400417 

PERRY L HERRGESELL TR/ DILLION & MURPHY 

  

1. The proposed amendment will contribute to the public health, safety, and general welfare or will be of 

benefit to the public. 

  

• The proposed amendment will contribute to public health, safety, and general welfare by 

reducing the amount of illegal truck parking in surrounding neighborhoods and supporting 

the efficient movement of goods across the region. Furthermore, the proposed amendment 

will provide a public benefit by enabling supportive industrial uses that complement 

surrounding agricultural activities, while marinating the parcel’s ability to continue 

agricultural uses.  

 

2. The proposed amendment is consistent with the General Plan goals, unless the goals themselves are 

proposed to be amended. 

  

• This finding can be made because the location proposed for a General Plan Map 

Amendment to the A/I (Agriculture-Industrial) designation is consistent with the goals and 

locational criteria outlined in the General Plan. The subject parcel meets the outlined 

locational criteria, as it has access to a publicly maintained roadway, is in an area not 

designated as Prime Farmland, and is within 0.5 miles from the centerline of the nearest 

interchange for State Route 99. Additionally, the project site is located outside of the 

primary and secondary zones of the Delta.  

 

3. The proposed amendment retains the internal consistency of the General Plan and is consistent with 

other adopted plans, unless a concurrent amendment to those plans is also proposed and will result 

in consistency. 

  

• The proposed General Plan amendment maintains internal consistency with the San 

Joaquin County General Plan and is consistent with applicable adopted plans or will be 

made consistent through concurrent amendments. 

 

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

Environmental Quality Act. 

  

• In accordance with the California Environmental Quality Act, an Initial Study was created 

and posted for 30 days. The lead agency, San Joaquin County, determined that a Mitigated 

Negative Declaration was necessary based on the findings of the Initial Study.  
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FINDINGS FOR ZONE RECLASSIFICATION 

PA-2400417 

PERRY L HERRGESELL TR/ DILLION & MURPHY 

  

1. The proposed amendment is consistent with the General Plan and any applicable Master Plan. 

  

• The proposed zone is Agriculture Industrial (AI), which is an implementing zone of the A/I 

land use designation. Therefore, if the proposal to amend the land use designation to A/I is 

approved, the proposed zone change to AI would be consistent with the General Plan. There 

are no Master Plans or Specific Plans affecting the subject parcel.  

  

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

benefit to the public. 

  

• The proposed Zone Reclassification will be a benefit to the public as it will expand 
development opportunities and allow for development of the underlying truck parking 
project. This project will increase the availability of truck parking facilities in San Joaquin 
County, which has been identified as an industry that is underserved. Additional truck 
parking facilities will benefit San Joaquin County by reducing illegal truck parking in 
surrounding neighborhoods and supporting the efficient movement of goods across the 
region. 

 

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

Environmental Quality Act. 

  

• In accordance with the California Environmental Quality Act, an Initial Study was created 

and posted for 30 days. The lead agency, San Joaquin County, determined that a Mitigated 

Negative Declaration was necessary based on the findings of the Initial Study.  

  

4. For a change to the Zoning Maps, the subject property is suitable for the uses permitted in the 

proposed zone in terms of access, size of parcel, relationship to similar or related uses, and other 

relevant considerations, and that the proposed change of zone is not detrimental to the use of adjacent 

properties. 

  

• The subject parcel meets the locational criteria to be reclassified to Agriculture Industrial 

(AI), in which the underlying project is permitted with an Administrative Use Permit. The 

proposed truck parking facility will only occur on a portion of the parcel; therefore, the 

remaining portion has the potential to continue agricultural uses. Additionally, the proposed 

use, can be used in conjunction with the surrounding agricultural uses and therefore will 

not be determinantal to the uses of the adjacent properties. 
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FINDINGS FOR ADMINISTRATIVE USE PERMIT 

PA-2400361 

PERRY L HERRGESELL TR/ DILLON & MURPHY 

  

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 truck parking (Use Type: Truck Services – 

Parking) is consistent with the General Plan designation of A/I (Agricultural Industrial) and 

the zoning designation of AI (Agricultural Industrial). The A/I designation allows for limited 

dry uses that complement both agricultural and industrial business, and the Truck Services 

– Parking is a compatible use type that may be conditionally permitted in the AI zone with 

an approved Administrative Use Permit. Therefore, the project is consistent with the General 

Plan and will meet the Development Title regulations for the approved use with the 

recommended Conditions of Approval. There are no Master Plans, Specific Plans, Special 

Purpose Plans, or other applicable plans adopted by San Joaquin County related to the 

subject property. 

  

2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary 

facilities have been provided, and the proposed improvements are properly related to existing and 

proposed roadways. 

  

• This finding can be made because adequate utilities, access roads, sanitation, drainage, 

and other necessary facilities are proposed or have been provided and the proposed 

improvements are properly related to existing and proposed streets and highways. The 

project site will be accessed by one driveway. The proposed maneuvering areas will be 

surfaced with asphalt concrete in conformance with San Joaquin County Ordinance. The 

project site will be served by an on-site well and wastewater treatment system. These private 

on-site utilities will not affect the public roadway. All stormwater drainage is to an existing 

retention pond. This will prevent stormwater from the project site from possibly flooding 

adjacent roadways.  

  

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

  

• This finding can be made because the project parcel totals 13.93-acres which is of adequate 

size and shape to accommodate the proposed uses along with all yard requirements, 

building coverage, setbacks, parking areas and other requirements of the Development 

Title. The proposed parking areas will be surfaced with asphalt concrete in conformance 

with San Joaquin County Ordinance, and other improvements will comply with applicable 

Development Title regulations designed to ensure that the site improvements are adequate 

for the type and intensity of the development. The site is zoned AI (Agricultural Industrial) a 

zone that allows for truck parking with a conditionally approved Administrative Use Permit. 

The AI zone is applied to parcels that meet specific criteria and use regulations that allow 

for the intensity of the proposed development.  

  

4. The location, size, design, and operating characteristics of the proposed use will be compatible with 

and will not adversely affect the livability or appropriate development of abutting properties and the 

surrounding neighborhood. 

  

• This finding can be made because the project has been conditioned to meet San Joaquin 

County Development Title regulations that protect public health, safety, and welfare and 

ensure that the project will not adversely affect the livability or appropriate development of 

abutting properties and the surrounding neighborhood. All project development will meet 
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required setbacks to prevent intrusion onto adjacent properties. The nearest residence is 

located approximately 100 feet to the east of the project site. To prevent noise levels from 

exceeding the standards specified in Development Title Table 9-404.040, which could 

potentially impact nearby residences, the proposed project is subject to the provisions of 

the San Joaquin County noise ordinance (Development Title Section 9-404.030) and will 

have to comply with noise level limitations. Conditions include a 20-foot-wide setback and 

a 6- to 8- foot -tall fence along the property line abutting the residential use. As a result, the 

proposed project is a compatible use that is not anticipated to adversely affect abutting 

properties or the neighborhood. 

  

5. The proposed use will not create any nuisances arising from the emission of odor, dust, gas, noise, 

vibration, smoke, heat or glare at a level exceeding ambient conditions. 

  

• This finding can be made because there are no potentially significant impacts from odor, 

dust, gas, noise, vibration, smoke, heat or glare that will require mitigation. Additionally, the 

project involves minor alterations in the condition of land, water, and vegetation. The 

development will be subject to the rules and regulations of the San Joaquin County 

Development Title, the Air Pollution Control District, and the State Water Quality Control 

Boards and is required to obtain permits for construction and operation of the development. 

Additionally, as noted above, the project will be subject to the noise standards contained in 

the Development Title. Therefore, the project will not create a nuisance. 

  

6. The site of the proposed use is adequately served by highways, streets, water, sewer, storm drainage, 

and other public facilities and services. 

  

• This finding can be made because the project site is located on a public road and is 

approximately 0.39 miles from the North State Route 99 Frontage Road/ State Route 99 

interchange to provide easy travel access to the project site. Adequate utilities, sanitation, 

and drainage will be provided with onsite services as is permitted. 

  

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

  

• This finding can be made because the subject property is zoned AI (Agricultural Industrial) 

and the proposed use, Truck Services - Parking, is an allowed use with a conditionally 

approved Administrative Use Permit. The recommended Conditions of Approval will ensure 

that the project complies with all applicable provisions of the Development Title. 
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CONDITIONS OF APPROVAL 

PA-2400361 
PERRY L HERRGESELL TR/ DILLON & MURPHY  

  
Administrative Use Permit No. PA-2400361 was approved by the Planning Commission on … 2026. 
The effective date of approval is … 2026. This approval will expire on, …2029, which is thirty-six 
(36) months from the effective date of approval, unless (1) all Conditions of Approval have been 
complied with, (2) all necessary building permits have been issued and remain in force, and (3) all 
necessary permits from other agencies have been issued and remain in force. 
  
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
  
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 
  

a. BUILDING PERMIT: Submit an "APPLICATION-COMMERCIAL BUILDING/GRADING PERMIT". 
The Site Plan required as a part of the building/grading 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 9-408.140) 
  

b. APPROVED USE: This application is for the establishment of a truck parking facility for a maximum 
of 25 trucks with attached single trailers. The project includes the construction of a 400-square foot 
office, as shown on the site plan dated September 13, 2024. (Use Type: Truck Services – Parking 
and Repairs) 

  
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. SURFACING: Surfacing shall comply with the following:  
  
1. All permanent parking lots shall be surfaced and permanently maintained with asphalt concrete 

or Portland cement concrete. Bumper guards and/or wheel stops shall be provided when 
necessary to protect adjacent structures or properties. (Development Title Section 9-406.060[i]) 

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

1. A minimum of one permanent off-street vehicle parking spaces shall be provided. 
(Development Title Section 9-406.040) 
  

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

  
f. TRUCK PARKING: The design of truck parking areas shall be as follows: 

  
1. Spaces shall be a minimum 25 feet in length and 12 feet in width and shall have minimum 

height clearance of 14 feet. (Development Title Section 9-406.080[g][1]) (Zoning 
Administrator’s Determination) 
  

g. SETBACKS: The following setback requirements apply and shall be shown on the Site Plan: 
1. A minimum 10-foot-wide setback shall be maintained along all interior lot lines. (Development 

Title Section 9-406.080[e][1]) 
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2. A minimum 20-foot-wide setback shall be maintained along the front property line. 

(Development Title Section 9-406.080[e][1]) 
  

h. 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 twenty-five (25) feet for two-way aisles 

and sixteen (16) feet for one-way aisles, except that in no case shall driveways designated as 
fire department access be less than twenty (20) feet wide. (Development Title Section 9-
406.060[n][1]) 

  
b. SCREENING: Screening shall be provided and comply with the following: 
  

1. A 6- to 8- foot-tall fence for screening shall be installed along property lines where truck or 
trailer parking is located. (Development Title Section 9-406.080[e][2]) 
  

2. All storage materials and related activities, including storage areas for trash, shall be screened 
so as not to be visible from adjacent properties and public rights-of-ways. This screening shall 
be between 6 and 8 feet in height. Items stored within 100 feet of a public street, or a Residential 
zone shall not be stacked higher than 2 feet above the adjacent screen. Exceptions can be 
approved by the Zoning Administrator. (Development Title Section 9-400.040[d][3][C][i]) 

  
3. All exterior electrical cage enclosures and storage tanks shall be screened from view from 

adjacent public streets and Residential zones. (Development Title Section 9-
400.040[d][3][C][ii]) 

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

  
1. All off-street parking areas where the parking area is used at night shall be provided with 

exterior lighting. (Development Title Section 9-406.060[m])  
  

2. 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]) 

  
3. All lighting shall be on a time clock or photo-sensor system so as to be turned off during daylight 

hours and during any hours when the parking area is not in use. This requirement does not 
apply to security lighting. (Development Title Section 9-406.060[m][2]) 

  
b. 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]) 

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

required mitigations included in the MMRP dated June 15, 2025. 
  

1. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000. See memo dated February 24, 2026) 
  
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 [return radii for truck-trailer egress shall be 
designed to prevent encroachment onto opposing lanes of traffic] prior to issuance of the 
occupancy permit. (Development Title Section 9-607.040)  



 

Planning Commission Staff Report, PA-2400361-2400417 (GP/ZR) & PA-2400361 (AUP) 5 
Conditions of Approval 

  
c. If the applicant intends to utilize STAA trucks with this project approval, then applicant shall obtain 

from the Department of Public Works and Caltrans a STAA terminal and STAA route designations 
for the proposed facility. Contact the Transportation Engineering Division of the Department of 
Public Works (209-468-3707) for designation process.  
  

d. 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) 
  

e. 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)  
  

f. 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)  
  

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

h. 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.  
  

i. 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.  
  

j. 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  
  

k. Prior to release of the building permit the applicant shall submit the Storm Water Pollution 
Prevention Plan (SWPPP) to Public Works. A copy of the approved SWPPP and all required 
records, updates, test results and inspection reports shall be maintained on the construction site 
and be available for review upon request.  
  

l. 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.  
  

m. 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. Plans and calculations shall be submitted 
and approved by the Public Works Department – Water Resources Division (209-953-7948)  
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2. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420. See memo dated October 9, 
2025) 
  
a. Submit a Water Provision Declaration form to the Environmental Health Department for review. 

  
b. 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. 

c. 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 
submission of a General Plan Amendment or Zone Reclassification application (San Joaquin 
County Development Title, Section 9-604.010(d)). The fee will be based on the current schedule at 
the time of payment. 

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

Note: The soil suitability and nitrate loading study (SU-2400149) prepared in August 2024 was 
reviewed and approved on September 12, 2024. 

d. 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). 

 
e. 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)). 
  

f. Any geotechnical drilling shall be conducted under permit and inspection by The Environmental 
Health Department (San Joaquin County Development Title, Section 9-601.010(b) and 9-
601.020(i)). 
  

g. 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. 

mailto:Gena.Farley@waterboards.ca.gov
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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.) 
  

A. 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. 

  
B. 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.) 

 
A. 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.) 

 
A. Risk Management Plan requirement for covered processes 

  
3. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600. See memo dated October 

14, 2025) 
 

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

4. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (Contact: [559] 230-6574. See memo 
dated October 14, 2025) 

 
a. This project is subject to the rules and regulations of the San Joaquin Valley Air Pollution Control 

District. A release must be provided prior to issuance of any grading or building permits. 
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Planning Commission Staff Report 
Item # 3, April 16, 2026 

Text Amendment No. PA-2600004 
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 (Attachment A, Environmental Review) 
 

 
Project Description 
 
This project is a General Plan and Development Title Text Amendment to allow parcels smaller than 2 acres 
in size to be redesignated to the Warehouse Industrial General Plan land use designation and zoning if all 
County standards can be met. Exceptions may be granted subject to approval by the Environmental Health 
Department, Department of Public Works, and Community Development Department, as applicable. 
 
Recommendation 
 
1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for General Plan Text 

Amendment (Attachment C, Findings),  
 
2. Forward to the Board of Supervisors with a recommendation to adopt the Findings for Development Title 

Text Amendment (Attachment D, Findings), and 
 

3. Forward to the Board of Supervisors with a recommendation to adopt General Plan and Development Title 
Text Amendment No. PA-2600004 (Attachment B, Draft Ordinance). 
 

  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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NOTIFICATION & RESPONSES 
(See Attachment E, Response Letters) 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: March 27, 2026 
Number of Public Hearing notices: 164 
Date of Public Hearing notice mailing: March 27, 2026. 
 
 
Referrals and Responses 

• Project Referral with Environmental 
Determination Date: February 10, 2026 

 

Agency Referrals 
Response 

Date - 
Referral 

 
Agency Referrals 

Response 
Date - 

Referral 

County Departments  Local Agencies  

Ag Commissioner  2064 River Junction Reclamation 
District 

 

Assessor  Lathrop-Manteca Fire District  

Community Development  Mosquito Abatement  

Building Division  S.J.C.O.G. 02/12/2026 

Fire Prevention Bureau  San Joaquin Farm Bureau  

Public Works 03/12/2026 
San Joaquin Air Pollution Control 
District 

 

Environmental Health 02/17/2026 
Manteca Unified School District 
 

 

General Services    

Sheriff Office    

Board of Supervisors, District 5    

State Agencies  Miscellaneous  

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

Department of Transportation  B.I.A.  

District 10  Builders Exchange  

Division of Aeronautics  Haley Flying Service  

C.H.P.  P.G.&E. 02/13/2026 

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

Fish & Wildlife, Division: 2  Sierra Club  

CA Native American Heritage 
Commission 

 United Auburn Indian Community 02/10/2026 

CA Tribal TANF Partnership  CA Valley Miwok Tribe  

Federal Agencies  North Valley Yokuts Tribe  

F.A.A.  Buena Vista Rancheria  

F.E.M.A.  Farm Bureau  
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ANALYSIS 
 
Background 
 
On November 29, 2022, the Board of Supervisors adopted a comprehensive update to the Development 
Title (Title 9), which became effective on December 29, 2022. This update also included a few amendments 
to the General Plan for consistency and the addition of a new General Plan designation, Warehouse 
Industrial (I/W). The Warehouse Industrial (I-W) zone was an existing zoning designation that was 
consistent with the Limited Industrial (I/L) General Plan designation. The I-W zone is still compatible with 
the I/L General Plan designation, but the new I/W General Plan designation was intended to allow more 
flexibility, such as allowing all on-site services instead of limiting on-site services to only a septic system for 
wastewater. 
 
Since 2022, several projects have redesignated sites to the I/W General Plan designation. However, 
because both the General Plan and Development Title limit Warehouse Industrial to sites that are 2 acres 
in size or greater, some properties that would otherwise be suitable do not qualify.  
 
Text Amendments 
 
In order to allow additional sites to apply for this designation, the proposed General Plan and Development 
Title text amendments will allow parcels that are less than 2 acres in size to be considered. Because the 2-
acre minimum was put in place to ensure that on-site services could be accommodated on Warehouse 
Industrial project sites, the proposed text amendment would require approval by the Environmental Health 
Department and Department of Public Works, as well as the Community Development Department. 
 
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. The Community Development Department has determined that the proposed Text 
Amendment has no possibility of causing a direct or indirect physical change in the environment, much less 
a significant effect on the environment. Any projects proposed as a result of the text changes would be 
reviewed on an individual basis to ensure that all potential environmental impacts are addressed. 
Accordingly, the Text Amendment is exempt from CEQA. 
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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),  

 
2. Forward to the Board of Supervisors with a recommendation to adopt the Findings for Development 

Title Text Amendment (Attachment D, Findings), and 
 

3. Forward to the Board of Supervisors with a recommendation to adopt General Plan and Development 
Title Text Amendment No. PA-2600004 (Attachment B, Draft Ordinance). 

 
Attachments: 

Attachment A – Environmental Review 

Attachment B – Draft Ordinance 

Attachment C – Findings for General Plan Text Amendment  

Attachment D – Findings for Development Title Text Amendment 

Attachment E – Agency Response Letters 
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Attachment A 
Environmental Review 

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

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN JOAQUIN, 

STATE OF CALIFORNIA 

 

ORDINANCE NO.  
AN ORDINANCE AMENDING THE 2035 SAN JOAQUIN COUNTY GENERAL PLAN AND TITLE 9 OF 

THE ORDINANCE CODE OF THE COUNTY OF SAN JOAQUIN RELATING TO THE WAREHOUSE 

INDUSTRIAL GENERAL PLAN AND ZONING DESIGNATIONS. 

 

The Board of Supervisors of the County of San Joaquin ordains as follows: 

 

Section 1. Warehouse Industrial (pg. 3.1-54), Industrial Development, Community 

Development Element, 2035 San Joaquin County General Plan is hereby amended to read as 

follows: 

 

WAREHOUSE INDUSTRIAL (I/W)  

 

This designation provides for wholesale distribution, warehouses, and service establishments 

catering to those uses that produce minimal industrial waste and have limited water demand.  The 

Warehouse Industrial designation is typically applied to locations within or adjacent to utility 

special districts, or within two miles of Urban Communities.  Developments must be located on 

and with direct access to a County defined Major Collector or higher classification roadway, or 

along a highway frontage road.   

 

Allowed Uses  

 

This designation provides for light industrial and warehouse uses:  

• Freight and truck terminals and limited industry  

• Indoor and outdoor storage facilities for containers and unpackaged materials, including 

chemical, mineral and explosives storage, and vehicle storage  

• Truck refueling, repair, and maintenance facilities  

• Warehouse supporting business offices, retail, and service uses, including construction services  

• Compatible commercial, public, quasi-public, and special uses  

 

Development Standards  

 

Development within this designation is subject to the following standards:  

• Minimum Density: N/A  

• Maximum Density: N/A  

• Minimum FAR: .N/A  

• Maximum FAR: 0.60  

• Minimum Lot Size: 2 acres* 

 

See policies starting on page 3.1-55 for additional development regulations and standards. 

 

*Exceptions to the minimum lot size may be made if approved by the Environmental Health 

Department, Department of Public Works, and Community Development Department. 

 

Section 2. Table 9-202.030: Development Standards & Industrial Zones, Section 9-

202.030 - Development Standards, Chapter 9-202 - Industrial Zones, Series 200 - Base Zones, 

Title 9 of the San Joaquin County Ordinance Code is hereby amended to read as follows: 
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TABLE 9-202.030: DEVELOPMENT STANDARDS & INDUSTRIAL ZONES1   

  

District   I-W   I-P   I-L   I-G   I-T   #   

Lot and Density Standards   

Minimum Lot Size (sq. ft.)   2 
acres3   

10,000   10,000   10,000   2 
acres   

  

 Minimum Lot Width (ft.)   150   100   100   100   150   ①   

 Corner Lots   185   125   125   125   185     

 Minimum Lot Depth (ft.)   300   100   100   100   300     

  Maximum Floor Area Ratio   0.6   0.6   0.6   0.6   0.6   ②   

Building Form and Location   

Maximum Height (ft.)1     

  All Buildings   100   75   100   100   75   ③   

Minimum Setbacks (ft.)     

  Front – Regular; 
Right-of-Way less than 50’ 

30 
552 

30  
552  

30   
552 

30   
552 

30   
552 

④   

Interior Side   None   None   None   None   10   ⑤   

 Street Side   20   20   20   20   20   ⑥   

 Rear   None   None   None   None   10   ⑦   

Notes:   
1 See Sections 9-400.050, Exceptions to Height Limits.   
2 Increased setback measured from the centerline of the right-of-way of the road. 
3 Reduced parcel sizes may be allowed subject to approval by the Environmental Health Department, Department of Public 
Works, and Community Development Department.  
  

Section 3. This Ordinance shall take effect and be in force thirty (30) days after its 

adoption, and prior to the expiration of fifteen (15) days from the passage thereof, shall be 

published once (1) in the Record, a newspaper of general circulation published in the County of 

San Joaquin, State of California, with the names of the members of the Board of Supervisors voting 

for and against the same. 

 

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the 

County of San Joaquin, State of California, on this  of   to wit: 

AYES:     

NOES:   

ABSENT:  

ABSTAIN:  
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                                                          _______________________ 

  

 Chairman, Board of Supervisors 

 County of San Joaquin 

 State of California 

 

 

ATTEST: RACHÉL DeBORD 

Clerk of the Board of Supervisors 

County of San Joaquin 

State of California 

 

 

By:      __________________ 

     Deputy Clerk 
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Attachment C 
Findings for General Plan Text Amendment 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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General Plan Text Amendment Findings 
 
1. The proposed amendment will contribute to the public health, safety, and general welfare or will be of 

benefit to the public. 

• The proposed Development Title Text Amendment would be a benefit to the public because 

it would allow additional opportunities for development of industrial uses with limited 

industrial waste and low water usage. 

 

2. The proposed amendment is consistent with the General Plan goals, unless the goals themselves are 

proposed to be amended. 

• This project is a proposed General Plan and Development Title Text Amendment to allow 

parcels smaller than 2 acres in size to be considered for redesignation to the Warehouse 

Industrial General Plan designation. If these changes are approved, then the proposed 

General Plan Text Amendment is consistent with the General Plan. 

3. The proposed amendment retains the internal consistency of the General Plan and is consistent with 

other adopted plans, unless a concurrent amendment to those plans is also proposed and will result in 

consistency. 

 

• The proposed project includes an amendment to both the General Plan and Development 

Title for consistency between the documents and with the intent of the Warehouse Industrial 

land use designation, which was created to offer more development opportunity for less 

impactful industrial development where public services are not available. As a result, the 

project would retain the internal consistency of the General Plan and also be consistent with 

the Development Title. There are no other applicable County plans. 

 

4. 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 
Community Development Department has determined that the proposed Text Amendment 
has no possibility of causing a direct or indirect physical change in the environment, much 
less a significant effect on the environment. Any projects proposed as a result of the text 
changes would be reviewed on an individual basis to ensure that all potential environmental 
impacts are addressed. Accordingly, the proposed Text Amendment is exempt from CEQA.  
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Development Title Text Amendment Findings 
 
1. The proposed amendment is consistent with the General Plan and any applicable Master Plan. 

 

• If the General Plan Text Amendment is approved to allow parcels smaller than 2 acres in 
size to be considered for redesignation to the Warehouse Industrial General Plan 
designation, then the proposed Development Title Text Amendment to do the same would 
be consistent. There are no applicable Master Plans. 

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

to the public.  
 

• The proposed Development Title Text Amendment would be a benefit to the public because 
it would allow additional opportunities for development of industrial uses with limited 
industrial waste and low water usage. 

 
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 
Community Development Department has determined that the proposed Text Amendment 
has no possibility of causing a direct or indirect physical change in the environment, much 
less a significant effect on the environment. Any projects proposed as a result of the text 
changes would be reviewed on an individual basis to ensure that all potential environmental 
impacts are addressed. Accordingly, the proposed Text Amendment is exempt from CEQA. 
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Planning Commission Staff Report 
Item # 4, April 16, 2026 

General Plan Map Amendment/Zone Reclassification No. PA-2500411 
Administrative Use Permit No. PA-2500412 

Prepared by: Megan Aguirre 

 

PROJECT SUMMARY 
 
Applicant Information 
Property Owner:  Robert D. Beadles Family Trust 
Project Applicant:  Power Safety Service LLC  
 
Project Site Information 
Project Address:  5440 E Harney Ln, Lodi 
Project Location: On the south side of E. Harney Lane, 0.6 miles east of State Route 99, Lodi 
 
Parcel Number (APN): 061-060-23 Water Supply: Private (None) 
General Plan Designation: A/G Sewage Disposal: Private (None) 
Zoning Designation: AG-40 Storm Drainage: Private (None) 

Project Size: 1.01 acres 100-Year Flood: No (X[500]) 

Parcel Size: 1.01 acres Williamson Act: No 

Community: None Supervisorial District: 4 
 
Environmental Review Information 
CEQA Determination: Categorical Exemption Sections 15061 (b)(3) (Attachment C 

Environmental Document) 
 

 
Project Description 
 
This project includes: 
 

• General Plan Map Amendment/Zone Reclassification No. PA-2500411 to change the General Plan 
map designation and zoning designation of a 1.01-acre parcel from General Agriculture (A/G, AG-40) 
to Warehouse Industrial (I/W, I-W). 
 

• Administrative Use Permit PA-2500412 to establish a traffic control business on the 1.01-acre parcel. 
(Use Type[s]: Retail Sales and Services – Business Services; Warehouse, Storage, and Distribution – 
Indoor; and Warehouse, Storage, and Distribution - Outdoor) The project includes: 
 
o Conversion of an existing 5,498-square-foot farm services building to an office for administrative 

functions. 
 

o Construction of a 4,000-square-foot building for minor repairs and equipment storage (light towers, 
arrow boards, cones, barricades, signage, and related equipment). 
 

o Outdoor storage for up to 3 arrow boards on trailers. 
 

o Demolition of an existing storage building. 
 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention  
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Recommendation 
 
1. Forward the Findings for General Plan Map Amendment to the Board of Supervisors with a 

recommendation to adopt (Attachment D), 
 

2. Forward the Findings for Zone Reclassification to the Board of Supervisors with a recommendation to 
adopt (Attachment E), 

 
3. Forward General Plan Map Amendment/Zone Reclassification No. PA-2500411 to the Board of 

Supervisors with a recommendation to approve, 
 
4. Forward the Findings for Administrative Use Permit (Attachment F) to the Board of Supervisors with a 

recommendation to adopt, and 
 

5. Forward Administrative Use Permit No. PA-2500412 with the attached Conditions of Approval to the Board 
of Supervisors with a recommendation to approve (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: March 27, 2026. 
Number of Public Hearing notices: 164 
Date of Public Hearing notice mailing: March 27, 2026. 
 
Referrals and Responses 

• Project Referral with Environmental 
Determination Date: February 10, 2026 

 

Agency Referrals 
Response 

Date - 
Referral 

 
Agency Referrals 

Response 
Date - 

Referral 

County Departments  Local Agencies  

Ag Commissioner  2064 River Junction Reclamation 
District 

 

Assessor  Lathrop-Manteca Fire District  

Community Development  Mosquito Abatement  

Building Division  S.J.C.O.G. 02/12/2026 

Fire Prevention Bureau 04/08/2026 San Joaquin Farm Bureau  

Public Works 03/12/2026 
San Joaquin Air Pollution Control 
District 

 

Environmental Health 02/17/2026 
Manteca Unified School District 
 

 

General Services    

Sheriff Office    

Board of Supervisors, District 5    

State Agencies  Miscellaneous  

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

Department of Transportation  B.I.A.  

District 10  Builders Exchange  

Division of Aeronautics  Haley Flying Service  

C.H.P.  P.G.&E. 
02/13/2026 

& 
03/11/2026 

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

Fish & Wildlife, Division: 2  Sierra Club  

CA Native American Heritage 
Commission 

 United Auburn Indian Community 02/10/2026 

CA Tribal TANF Partnership  CA Valley Miwok Tribe  

Federal Agencies  North Valley Yokuts Tribe  

F.A.A.  Buena Vista Rancheria  

F.E.M.A.  Farm Bureau  
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ANALYSIS 
 
Background 
 
In 1976, the Development Committee approved Parcel Map No. PM-76-0219 to reconfigure three parcels 
to result in two parcels: a 1-acre parcel and an 8.48-acre parcel. The 1-acre parcel is the subject parcel and 
was created to allow for separate financing and construction of an office complex for the nursery still located 
on the property surrounding the subject parcel.  
 
In 2021, the Community Development Department approved Site Approval No. PA-2000189 to convert the 
site into a farm services facility in two phases over five years. Phase 1 included conversion of the existing 
office building for the testing of plants for disease diagnostics and the propagation of disease-free plants. 
Phase 2 included construction of a 375-square-foot greenhouse for growing additional plants. Building 
Permit No. BP-2102470 was finalized in 2021 to establish Phase 1 of the use. Phase 2 was never 
constructed. 
 
The current project proposes to convert the farm services facility into a traffic control business, which is not 
permitted with the current agricultural zoning and General Plan designation. In order to allow the site to be 
converted, the applicant has submitted a General Plan Map Amendment/Zone Reclassification and an 
Administrative Use Permit.   
 
General Plan Map Amendment 
 
This project proposes to change the General Plan designation from General Agriculture (A/G) to Warehouse 
Industrial (I/W). The I/W designation provides for wholesale distribution, warehouses, and service 
establishments catering to those uses that produce minimal industrial waste and have limited water 
demand. The Warehouse Industrial designation is typically applied to locations within or adjacent to utility 
special districts, or within two miles of Urban Communities. Developments must be located on and with 
direct access to a County defined Major Collector or higher classification roadway, or along a highway 
frontage road. Additionally, the minimum lot size for parcels designated as Warehouse Industrial is 2 acres.  
 
The proposed underlying use to establish a traffic control business with administrative, storage, and minor 
repair of equipment is anticipated to produce minimal industrial waste and have limited water demand. The 
project site is also located within 2 miles of an Urban Community with direct access to a Major Collector 
roadway (Harney Lane). However, the proposed project site is 1-acre in size and does not meet the 
minimum parcel size contained in the General Plan for the I/W designation. The Development Title also 
contains this limitation for consistency with the General Plan. 
 
General Plan and Development Title Text Amendment No. PA-2600004 
 
The Community Development Department is currently processing General Plan and Development Title Text 
Amendment No. PA-2600004 to allow parcels smaller than 2 acres in size to be redesignated to the I/W 
General Plan land use designation and zoning if all County standards can be met and the change is 
approved by the Environmental Health Department, Department of Public Works, and the Community 
Development Department. 
 
In order to approve the subject General Plan Map Amendment, the Board of Supervisors must make several 
findings in the affirmative, including a finding that the project is consistent with the General Plan goals, 
unless the goals themselves are to be amended. If General Plan and Development Title Text Amendment 
No. PA-2600004 is approved, this finding can be made in the affirmative. All required findings are discussed 
in Attachment D. 
 
Zone Reclassification 
 
This project proposes to change the zoning from General Agriculture with a 40-acre minimum (AG-40) to 
Warehouse Industrial (I-W) for consistency with the proposed General Plan Map Amendment and 
underlying project. The I-W zone is intended to accommodate wholesale distribution and warehouses and 
service establishments catering to those uses whose primary distinguishing features are independence 
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from public sewage disposal systems using septic tanks and the minimal production of industrial wastes. 
Pursuant to the General Plan/Zoning Consistency Matrix (2035 General Plan, Chapter 3.2, page 4-2.1), the 
I-W zone is consistent with the proposed I/W General Plan designation. 
 
Infrastructure Requirements 
 
The County shall require water, wastewater, and stormwater improvements at the time of a Zone 
Reclassification (2035 General Plan, Infrastructure and Services Goals IS-5.2, IS-6.4, and IS-7.2). The type 
of improvements that are required depend on how the project is classified. In this case, the project site falls 
within the category “Industrial Areas Outside of Communities.” According to Tables IS-1, IS-2, and IS-3, the 
following requirements apply these areas: 
 
o Table IS-1 Water System: Public water system serving the entire planned areas. Individual wells may 

be permitted in the Truck Terminals and Warehouse Industrial designation. 
 

o Table IS-2 Wastewater Treatment: Public sewer system serving entire planned area. Individual 
commercial systems may be permitted in the Truck Terminals and Warehouse Industrial designations 
or zone, if General Plan policies and Development Title regulations are met. 
 

o Table IS-3 Stormwater Drainage Supply: Public drainage system serving the entire planned area. On-
site drainage may be permitted in the Truck Terminals and Warehouse Industrial designation. 

 
As noted above, the Warehouse Industrial designation may use an individual well for water, an 
individual commercial system for wastewater, and on-site drainage for stormwater. Because the 
existing A/G General Plan designation already permits on-site services, there would effectively be no 
change to general infrastructure requirements for the proposed project pertaining to water, wastewater, 
and stormwater drainage. The site may continue to be developed with an on-site well for water, an 
individual commercial on-site wastewater treatment system for wastewater, and on-site drainage for 
stormwater as long as these systems meet the standards of the Environmental Health Department and 
the Department of Public Works. These requirements are included as recommended Conditions of 
Approval for the underlying project. 

 
In order to approve a Zone Reclassification, the Board of Supervisors must make several findings in the 
affirmative. These findings are discussed in Attachment E. 
 
Agricultural Mitigation  
 

Pursuant to Development Title Section 9-701.040(a), agricultural mitigation is required for a General Plan 

Map Amendment that changes the designation of any land from an agricultural to a non-agricultural use 

and a Zone Reclassification that changes the permitted uses from agricultural to a non-agricultural use, 

regardless of the General Plan designation. As such, this project will be subject to the Agricultural Mitigation 

ordinance. Agricultural mitigation is satisfied by granting a farmland conservation easement or other 

farmland conservation mechanism. The number of acres of agricultural mitigation land must be at least 

equal to the number of acres that will be changed to a nonagricultural use (a 1:1 ratio) pursuant to 

Development Title Section 9-701.040(b). Pursuant to Development Title Section 9-701.040(f), submission 

of the required legal instrument or payment of the in-lieu fee shall occur at the time of grading permit or 

building permit issuance for future development. This has been included as recommended Condition of 

Approval No. 1.d. for the underlying project. 

 
Administrative Use Permit 
 
The underlying project is for a traffic safety control business that proposes to convert the existing 5,498-
square-foot farm services building into an administrative office and construct of a 4,000-square-foot metal 
storage building for storage of equipment and minor repairs.  
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Facility Operations 
 
The proposed business will operate Monday through Friday from 8:00 a.m. to 4:00 p.m. with up to 13 
employees on-site and approximately one delivery per day.  
 
In order to approve an Administrative Use Permit, the Board of Supervisors must several findings in the 
affirmative. These findings are discussed in Attachment F. 
 
Screening 
 
There is an existing, conforming residence north of the project site on APN: 061-040-28 and the project 
includes a small amount of outdoor storage (maximum of 3 trailers with arrow boards). Pursuant to 
Development Title Section 9-400.040 (d)(3)(A)(i), if an industrial development project abuts a Residential 
zone or a conforming residential use, screening six to eight feet in height shall be erected along the abutting 
lot line. Additionally, all storage materials and related activities, including storage areas for trash, shall be 
screened so as not to be visible from adjacent properties and public rights-of-way pursuant to Development 
Title Section 9-400.040 (d)(3)(i). This screening shall also be between six and eight feet in height. Items 
stored within 100 feet of a public street or a Residential zone shall not be stacked higher than two feet 
above the adjacent screen unless an exception is approved by the Zoning Administrator.  
 
The site plan depicts 6-foot-tall chain link fencing with slats and landscaping and the applicant submitted a 
request to allow this as screening. Pursuant to Development Title Section 9-400.040 (d)(1), screening 
materials may include one or a combination of plant materials, fencing, walls, or berms. Pursuant to 
Development Title Section 9-400.040 (d)(2), chain link fencing with slats may be approved at the discretion 
of the Zoning Administrator in combination with another material. The Zoning Administrator is 
recommending that chain link fencing with slats and dense landscaping be permitted to meet the screening 
requirements, and that screening be provided along the northern property line abutting a conforming 
residence and any property line along which outdoor storage will be kept. This has been included as 
recommended Conditions of Approval Nos. i.1. and i.2.  
 
Parking 
 
The site plan depicts a reconfiguration of the existing parking lot to accommodate a new fence and gate 
along the eastern portion of the parking area for security purposes. The reconfigured parking lot includes 
15 parking stalls, 9 of which are existing and 6 are proposed. Each stall is noted to be 9 feet wide by 19 
feet deep, which meets the required dimensions contained in Development Title Table 9-046.060-A. The 
following is the required amount of parking based on the project use types according to Development Title 
Table 9-406.040: 
 

• Retail Sales and Services – Business Services: 16 
The number of spaces required is 3 per 1,000 gross square feet when the project size is less than 
60,000 square feet. The proposed square footage for the Retail Sales and Services aspect of the 
project is 5,498 square feet. As result, a total of 16 parking spaces is required for this use. 
 

• Warehouse, Storage, and Distribution – Indoor: 2 
The number of spaces required is 0.5 spaces for every 1,000 square feet of building area. The 
proposed warehouse storage building is 4,000 square feet. As a result, a total of 2 parking spaces 
is required for this use. 
 

• Warehouse, Storage, and Distribution – Outdoor: 0 
The number of spaces required is to be determined by the Zoning Administrator based on the 
project specifics. In this case, since outdoor storage would be minimal, no additional parking spaces 
would be recommended. 

 
Pursuant to Development Title 9-406.110 Modification of Requirements, the required parking may be 
modified by the Zoning Administrator in cases in which, due to the unusual nature of the proposed use(s) 
or the site plan submitted, the requirements set forth in this Chapter are judged insufficient or excessive. 
Because the applicant has indicated that the site will have 13 employees and approximately one delivery 
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per day, the Zoning Administrator is recommending that the parking space requirement be modified to allow 
the 15 parking stalls depicted on the site plan to be considered sufficient for the project. This has been 
included as recommended Condition of Approval no. 1.e.2. 
 
CEQA Exemption 
 
This project is for conversion of an existing farm services facility into a traffic control business with an office 
and storage. The existing 5,498-square-foot farm services facility building would be converted into an office, 
while a new 4,000-square-foot storage building would be constructed to store equipment, such as light 
towers and arrow boards. Because the site is currently agriculturally zoned and designated, the project also 
includes a General Plan Map Amendment/Zone Reclassification from General Agriculture to Warehouse 
Industrial. Pursuant to CEQA Guidelines Section 15061(b)(3), 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 Community Development Department has determined that the proposed General Plan Map 
Amendment/Zone Reclassification to change the property from General Agriculture to Warehouse Industrial 
and the underlying project to convert the farm services facility to a traffic control business will not have a 
significant effect on the environment; therefore, the activity is not subject to CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

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

 
2. Forward the Findings for Zone Reclassification to the Board of Supervisors with a recommendation 

to adopt (Attachment E), 
 

3. Forward General Plan Map Amendment/Zone Reclassification No. PA-2500411 to the Board of 
Supervisors with a recommendation to approve, 
 

4. Forward the Findings for Administrative Use Permit (Attachment F) to the Board of Supervisors 
with a recommendation to adopt, and 
 

5. Forward Administrative Use Permit No. PA-2500412 with the attached Conditions of Approval to the 
Board of Supervisors with a recommendation to approve (Attachment G). 

 
Attachments: 
 
Attachment A – Site Plan 
Attachment B – Agency Response Letters 
Attachment C – Environmental Document 
Attachment D – Findings for General Plan Map Amendment 
Attachment E – Findings for Zone Reclassification 
Attachment F – Findings for Administrative Use Permit 
Attachment G – Conditions of Approval 
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FINDINGS FOR GENERAL PLAN MAP AMENDEMENT 
 
1. The proposed amendment will contribute to the public health, safety, and general welfare or will be of 

benefit to the public. 
 

• The proposed General Plan Map Amendment to change the General Plan designation from 
A/G (General Agriculture) to I/W (Warehouse Industrial), if approved, will be consistent with 
the proposed I-W (Warehouse Industrial) zone and allow for the underlying project to be 
approved for a traffic control business. The proposed business will contribute to the 
implementation of safety measures for the general public by providing state-certified traffic 
plans, flagging, lane closures, detours, and even management from a location that has 
nearby access to State Route 99 allowing for a quick response to urgent requests for 
service. 

 
2. The proposed amendment is consistent with the General Plan goals, unless the goals themselves are 

proposed to be amended. 
 

• The proposed I/W designation provides for establishments catering to those uses that 
produce minimal industrial waste and have limited water demand. This designation is 
typically applied to locations within or adjacent to utility special districts, or within two miles 
of Urban Communities and with direct access to a County defined Major Collector or higher 
classification roadway. Additionally, parcels designated as Warehouse Industrial must 
contain 2 acres. The proposed site is located within two miles of an Urban Community (Lodi) 
with direct access to E. Harney Lane, which is a Minor Arterial. The underlying use is a traffic 
control business that would produce minimum industrial waste and have limited water 
demand. If General Plan and Development Title Text Amendment No. PA-2600004 is 
approved to allow parcels smaller than 2 acres in size to be redesignated to I/W, then the 
proposed project will be consistent with the General Plan policies specific to the I/W General 
Plan designation. 

 
The proposed General Plan Map Amendment must also be consistent with the following General 
Plan goals: 
 
Agricultural Preservation Mechanisms  
 
o LU-7.10 Agricultural Mitigation Program: The County shall continue to require agricultural 

mitigation for projects that convert agricultural lands to urban uses.  
 
o LU-7.11 Agricultural Land Preservation Mechanisms: The County shall support regulatory, 

incentive-based, and financial mechanisms for the preservation of agricultural land. 
 
o LU-7.12 Agricultural Land Conversion Mitigation: The County shall maintain and implement 

the Agricultural Mitigation Ordinance to permanently protect agricultural land within the 
County. 
 
Pursuant to Development Title Section 9-701.040, which implements these General Plan 
Land Use Goals, the underlying project will be conditioned to provide agricultural mitigation 
prior to issuance of any grading or building permits. Agricultural mitigation is satisfied by 
granting a farmland conservation easement or other farmland conservation mechanism. 
The number of acres of agricultural mitigation land shall be at least equal to the number of 
acres that will be changed to a nonagricultural use (a 1:1 ratio) (Development Title Section9-
701.040 [c]). 

 
Land Use Goal LU-6 
 
This goal states that the County will promote the development of new industrial and 
employment uses in the unincorporated areas of the County that are compatible with 
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surrounding land uses and meet the present and future needs of County residents. The 
following subgoals apply to this project: 
 
o LU-6.2 Industrial Sites: The County shall designate a sufficient number of industrially 

planned areas to allow a variety and choice of sites for new businesses in terms of location, 
parcel size, transportation access, and availability of services and labor. 

 
The project site is located on the south side of E. Harney Lane in an area that does not have 
existing industrially designated and zoned parcels in the unincorporated County. Currently, 
no industrial is planned in this area, as there are no available public services east of State 
Route 99 in this part of the County. Additionally, the area primarily contains agricultural 
parcels with scattered residences. Businesses located in this area are those that are 
permitted under the current A/G designation and AG-40 zoning. Changing this parcel to an 
industrial use would provide more options for business development. Since the proposed 
I/W designation is utilized for projects with limited industrial waste and water usage, this 
site would be suitable and the underlying use would be compatible with the surrounding 
area. 

 
o LU-6.5 Industrial Grouping: The County shall group employment centers, industrially 

designated areas, and truck terminals to reduce conflicts with surrounding land uses and 
to make efficient use of infrastructure and services. 
 
The proposed location is not adjacent or near any existing industrially designated parcel, 
employment centers, or truck terminals. However, there are a number of businesses located 
in the vicinity of the project site along E. Harney Lane. The location of the site would make 
use of existing roadway infrastructure and close proximity to State Route 99. Public services 
for water, sewer, and storm drainage are not available nor required for the underlying 
project. 

 
o LU-6.7 Industrial Development: The County shall require new industrial development 

provide adequate access, parking, landscaping, loading and storage areas, and buffers. The 
County shall ensure that industrial uses and employment center developments include 
appropriate transit, bicycle, and pedestrian facilities.  

 
The underlying project will be conditioned to ensure that adequate access, parking, 
landscaping, loading and storage areas, and buffers are included. Although the project site 
is located along a segment of Harney Lane proposed to contain a future bicycle facility per 
to the San Joaquin County Bicycle Master Plan Update (November 2020), the Department of 
Public Works is not requiring any bikeway improvements at this time. No transit or 
pedestrian facilities appear to be necessary in the project area.  

 
3. The proposed amendment retains the internal consistency of the General Plan and is consistent with 

other adopted plans, unless a concurrent amendment to those plans is also proposed and will result in 
consistency. 
 

• If General Plan and Development Title Text Amendment No. PA-2600004 is approved to allow 
parcels less than 2 acres in size to be redesignated to I/W, the proposed General Plan Map 
Amendment will be consistent with the General Plan. The proposed project site is 1.01 acres 
in size and does not meet the minimum 2-acre parcel size currently required by the General 
Plan and Development Title. There do not appear to be any other plans applicable to this 
site to review for consistency. 

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

Environmental Quality Act. 
 

• This proposed amendment would allow the project site to be rezoned to I-W (Warehouse 
Industrial) for the underlying project, which includes the conversion of an existing farm 
services facility into a traffic control business with office and storage. Pursuant to CEQA 
Guidelines Section 15061(b)(3), a project is exempt from CEQA if the activity is covered by 
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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 Community Development Department has determined 
that the proposed General Plan Map Amendment/Zone Reclassification to change the 
property from General Agriculture to Warehouse Industrial and the underlying project to 
convert the farm services facility to a traffic control business will not have a significant 
effect on the environment; therefore, the activity is not subject to CEQA.  
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FINDINGS FOR ZONE RECLASSIFICATION 

 
1. The proposed amendment is consistent with the General Plan and any applicable Master Plan. 
 

• The proposed I-W zone is compatible with the proposed I/W General Plan designation. 
However, the stie does not meet the minimum parcel size requirements. In order to be 
consistent with the General Plan, all General Plan policies must be met, including the 
minimum parcel size for I/W designated properties, infrastructure requirements, and the 
provision of agricultural mitigation. If General Plan and Development Title Text Amendment 
No. PA-2600004 is approved to allow parcels smaller than 2 acres in size to be redesignated 
to Warehouse Industrial, then the project will be consistent with the General Plan. There are 
no applicable Master Plans. 

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

to the public. 
 

• There do not appear to be any nearby areas serving or planned to serve a similar function; 
thus, the project will benefit the public by providing services that are not otherwise located 
in the area. Additionally, the proposed business will contribute to the implementation of 
safety measures for the general public by providing state-certified traffic plans, flagging, 
lane closures, detours, and even management from a location that has nearby access to 
State Route 99 allowing for a quick response to urgent requests for service. 

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

Environmental Quality Act. 
 

• This proposed project would allow the project site to be redesignated and rezoned to 
Warehouse Industrial for the underlying project, which includes the conversion of an 
existing farm services facility into a traffic control business with office and storage. 
Pursuant to CEQA Guidelines Section 15061(b)(3), 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 Community Development 
Department has determined that the proposed General Plan Map Amendment/Zone 
Reclassification to change the property from General Agriculture to Warehouse Industrial 
and the underlying project to convert the farm services facility to a traffic control business 
will not have a significant effect on the environment; therefore, the activity is not subject to 
CEQA. 

 
4. For a change to the Zoning Maps, that the subject property is suitable for the uses permitted in the 

proposed zone in terms of access, size of parcel, relationship to similar or related uses, and other 
relevant considerations, and that the proposed change of zone is not detrimental to the use of adjacent 
properties. 

 

• The subject property has existing driveway access onto Harney Lane, which is proposed to 
remain in use with the project. The site is also located in close proximity to other 
businesses, which may make it suitable for the use proposed. Although there are also a 
number of agricultural properties with scattered residences in the area, it is not anticipated 
that the proposed project would create compatibility issues since it is located directly on E. 
Harney Lane within close proximity to State Route 99, and will result in limited traffic. 

 

• In terms of a suitable parcel size, the site appears to be large enough to accommodate all 
proposed and required improvements. However, Development Title Table 9-202.030 requires 
parcels zoned I-W to be a minimum of 2 acres in size, consistent with the requirements of 
the General Plan for I/W designated parcels. In order to determine that the project parcel is 
of a suitable size, not only would all required improvements need to be maintained on-site, 
but the parcel size must be consistent with both the Development Title and General Plan 
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requirements. If General Plan and Development Title Text Amendment No. PA-2600004 is 
approved to allow parcels less than 2 acres in size to be redesignated and rezoned to 
Warehouse Industrial, then the project site will be consistent with the County’s policies and 
suitable for the mapping changes. 
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FINDINGS FOR ADMINISTRATIVE USE PERMIT 
 

1. Consistency. 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; 
 

• The proposed I-W zone is compatible with the proposed I/W General Plan designation. 
However, the project site does not meet the minimum 2-acre parcel size contained in 
both the General Plan and Development Title, since it is only 1-acre in size. If General 
Plan and Development Title Text Amendment No. PA-2600004 is approved to allow 
parcels less than 2 acres in size to be redesignated and rezoned to Warehouse 
Industrial, the proposed project will be consistent with the General Plan and 
Development Title. No other adopted plans appear to apply to the site. 

 
2. Improvements. 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; 
 

• If approved, the project will be subject to Conditions of Approval to ensure that all 
improvements have been provided and property related to the existing and proposed 
roadways. These requirements will be reviewed and approved by the Department of 
Public Works and the Environmental Health Department prior to issuance of any grading 
or building permits. 

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

development; 
 

• Although the site appears to be large enough to accommodate all proposed and required 
improvements, Development Title Table 9-202.030 requires parcels zoned I-W to be a 
minimum of 2 acres in size, consistent with the requirements of the General Plan for I/W 
designated parcels. All required improvements need to be maintained on-site, but the 
parcel size must be consistent with both the Development Title and General Plan 
requirements to determine that the project parcel is of a suitable size. If General Plan 
and Development Title Text Amendment No. PA-2600004 is approved, the project will be 
consistent with the minimum size requirement and suitable for the proposed traffic 
control business. 

 
4. Land Use Compatibility. 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; 

 

• The proposed traffic control business will be subject to the requirements of the 
Environmental Health Department concerning the proposed use of a well for water and 
septic system for wastewater. The project will also be subject to the requirements of the 
Department of Public Works concerning stormwater and must maintain all project 
improvements on-site as Conditions of Approval. The proposed traffic control business 
is also anticipated to have limited traffic and minimal industrial waste. As a result, the 
project will be compatible with the surrounding land uses, which include other 
businesses, as well as agricultural properties with scattered residences. 

 
5. No Nuisance Created. 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; 
 

• The proposed traffic control business is anticipated to have minimal odor, dust, gas, 
noise, vibration, smoke, heat, or glare. However, if the project is approved, the required 
Conditions of Approval should limit any potential nuisances that could otherwise result 
from the proposed project. 
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6. Adequate Public Services and Facilities. The site of the proposed use is adequately served by 

highways, streets, water, sewer, storm drainage, and other public facilities and services and 
 

• If the project is approved, the proposed use must be compliance with the Conditions of 
Approval required by the Department of Public Works and Environmental Health 
Department, which are anticipated to ensure that adequate public services and facilities 
are provided. These conditions must be met prior to issuance of any grading or building 
permit. 

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

this Title. 
 

• As previously noted, the project, as proposed, does not comply with the minimum parcel 
size contained in the Development Title.  If General Plan and Development Title Text 
Amendment No. PA-2600004 is approved to allow parcels smaller than 2 acres in size to 
be redesignated and rezoned to Warehouse Industrial, then the project will be in 
compliance with the Development Title regulations. Additionally, the project will be 
required to be in compliance with the Conditions of Approval, including any approved 
modifications to typical standards, which will ensure that the underlying project 
conforms with the remainder of the Development Title. 
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CONDITIONS OF APPROVAL 
PA-2500412 

Robert D. Beadles Family Trust / Power Safety LLC  
 
Administrative Use Permit No. PA-2500412 was approved by the Planning Commission on . The 
effective date of approval is . This approval will expire on , which is thirty-six (36) months from the 
effective date of approval, unless (1) all Conditions of Approval have been complied with, (2) all 
necessary building permits have been issued and remain in force, and (3) all necessary permits 
from other agencies have been issued and remain in force. 
 
Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled 
prior to the establishment of the use and the issuance of any building permits. Those Conditions 
followed by a Section Number have been identified as ordinance requirements pertinent to this 
application. Ordinance requirements cannot be modified, and other ordinance requirements may 
apply. 
 
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121) 

 
a. BUILDING PERMIT: Submit an “APPLICATION – COMMERCIAL BUILDING PERMIT”. The Site 

Plan required as a part of the building permit must be prepared by a registered civil engineer or 
licensed architect. This Plan must show drainage, driveway access details including gates, on-site 
parking, landscaping, signs, existing and proposed utility services, and grading (refer to the SITE 
PLAN CHECKLIST” 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 9-884) 
 

b. APPROVED USE: This approval is for conversion of a farm services facility into a traffic control 
business. (Use Type(s): Retail Sales and Services – Business Services; Warehouse, Storage, and 
Distribution – Indoor; and Warehouse, Storage, and Distribution - Outdoor.) The project includes: 
 

• Conversion of an existing 5,498-square-foot farm services building to an office for 
administrative functions, and 
 

• Construction of a 4,000-square-foot building for minor repairs and equipment storage (light 
towers, arrow boards, cones, barricades, signage, and related equipment).  

 

• Outdoor storage of up to 3 arrow boards on trailers. 
 

• Demolition of an existing storage building. 
 

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. AGRICULTURAL MITIGATION: Agricultural mitigation is required the 1.01 acres of APN: 061-060-
23. The mitigation instrument to provide agricultural mitigation land shall be required prior to 
issuance of the Grading or Building Permit. (Development Title Section 9-701) 

 
e. 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 asphalt concrete or Portland cement concrete to provide a 
durable, dust free surface. Ingress and egress areas that connect to a paved road or highway 
shall also be surfaced and permanently maintained with asphalt concrete or Portland cement 
concrete or with pervious pavements, sand-set pavers, and supported turf systems. A 
combination of surfaces may be used; for example, two track driveways of concrete strips with 
pervious areas between the strips and on the edges. Bumper guards and/or wheel stops shall 
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be provided when necessary to protect adjacent structures or properties. (Development Title 
Section 9-406.060 [i]) 
 

2. A minimum of 15 parking spaces shall be provided. (Development Title Table 9-406.110) 
 
3. Each parking stall shall be an unobstructed rectangle, minimum nine (9) feet wide by 19 

(nineteen) feet long. (Development Title Table 9-406.060-A) 
 
4. Parking stall lengths, except for parallel spaces, may be reduced by two feet where the parking 

stall is designed to abut a landscaped area a minimum of five (5) feet wide, such that the front 
of the vehicle can overhang the landscaped area. (Development Title Section 9-406.060[a][3]) 

 
f. ACCESS AND CIRCULATION: The following requirements apply and shall be shown on the Site 

Plan: 
 
1. Access driveways shall have a width of no less than 25 feet for two-way aisles and 16 feet for 

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

g. LIGHTING: All off-street parking areas within Commercial and Industrial zones and for projects 
where the parking area is used at night, shall be provided with exterior lighting that meets the 
following minimum standards: 
 
1. The equivalent of one foot candle of illumination shall be provided throughout the parking area. 

 
2. All lighting shall be on a time clock or photo-sensor system so as to be turned off during daylight 

hours and during any hours when the parking area is not in use. This requirement does not 
apply to security lighting. 
 

3. All lighting shall be designed to confine direct rays to the premises. No spillover beyond the 
property line 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]) 

 
h. LANDSCAPING: Landscaping shall be provide and comply with the following: 

 
1. This project will be required to comply with the Model Water Efficient Landscape Ordinance 

Requirement per California Code of Regulations, Title 23, Division 2, Chapter 2.7. 
 

2. Parking areas shall be landscaped as follows: 
 

a. One (1) tree shall be required for each five (5) parking stalls, or portion thereof, and shall 
be evenly spaced throughout the parking lot. 
 

b. A 10-foot-wide landscaped strip shall be installed between parking areas and adjacent 
public streets. 

 
c. Planters that abut parking stalls shall be a minimum of 5-feet-wide. A minimum 18-inch 

wide paved strip shall be added to the adjacent parking stall to allow access to and from 
vehicles. 

 
3. All required front and street-facing side setbacks, except for areas used for driveways and 

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

4. All areas of a project site not intended for a specific use, including areas planned for future 
phases of a phased development, shall be landscaped or left in a natural state. (Development 
Title Section 9-402.030[e]) 

 
5. One (1) tree is required for every 5,000 square feet of lot area. (Development Title Section 4-

402.050[a][4]) 
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6. All trees must be maintained to be free from physical damage or injury arising from lack 

of water, chemical damage, accidents, vandalism, insects, and disease. Any tree showing such 
damage to the extent that its life would be impaired must be replaced with another tree. 
(Development Title Section 9-402.050[c]) 

 
i. FENCING AND SCREENING: All fencing and screening shall comply with Development Title 

Section 9-400.040. 
 
1. Chain link fencing 6 to 8 feet in height with slats and dense landscaping or screening materials 

permitted in Development Title Section 9-400.040(d)(1) shall be erected along the northern 
property line of APN: 061-060-23, which abuts a conforming residential use. (Development 
Title Sections 9-400.040 [d][3][A][i] and 9-400.040 [d][2])  
 

j. All storage materials and related activities, including storage areas for trash, shall be screened so 
as not to be visible from adjacent properties and public rights-of-way. This screening shall be 
between 6 and 8 feet in height and may be comprised of chaing link fencing with slats and dense 
landscaping or screening materials permitted in Development Title Section 9-400.040(d)(1). Items 
stored within 100 feet of a public street or a Residential zone shall not be stacked higher than two 
feet above the adjacent screen. Exceptions can be approved by the Zoning Administrator 
(Development Title Section 9-400.040 [d][3][C][i]). 
1.  
 

k. SIGNS: Sign details shall be consistent with Development Title Chapter 9-408 and be included on 
the Site Plan. All portions of a sign must be setback a minimum of five feet from all property lines. 
(Development Title Section 9-408.070[j][3]) 
 

l. TREE PRESERVATION: All development projects requiring discretionary approval that have Native 
Oak Trees, Heritage Oak Trees, or Historical Trees on the property are subject to requirements 
regarding removal and replacement of trees. (Development Title Section 9-400.080) 
 

m. DESIGN GUIDELINES: Existing development projects that include construction of new structures 
or additions greater than 25% of the existing floor area are subject to Site Design standards 
including: 
 
1. All structures on the same site shall be designed to be compatible with each other and, when 

feasible and reasonable, with adjacent sites. Site design should consider scale and incorporate 
similar landscaping and building materials or paint colors. 
 

2. Awnings and similar coverings shall be designed to accommodate and encourage pedestrian 
access between buildings on the same site and between adjacent sites. Connections to 
existing sidewalks in the public right-of-way are encouraged for commercial uses. 

 
3. Site design shall allow for the inclusion of inviting public spaces with features like water 

fountains, well-lit walkways, and outdoor seating.  
 

n. BUILDING CODE REQUIREMENTS: The following California Building Code (CBC) and San 
Joaquin County Ordinance requirements will be applicable to the proposed project. The following 
conditions shall be addressed prior to submittal of a building permit application to the Building 
Inspection Division: 
 
1. A demolition permit shall be applied for all structures removed to be removed to facilitate this 

project. 
2. A grading permit will be required for this project. Submit plans and grading calculations, 

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

3. A soils report is required pursuant to CBC § 1803 for foundations when more than 50 yds of 
dirt will be cut or use for filled. Please review CBC appendix § J104 for grading. All 
recommendations of the Soils Report shall be incorporated into the construction drawings. 
 

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

5. At least one accessible route shall connect accessible buildings, accessible facilities, 
accessible elements and accessible spaces that are on the same site to an public way with 
sidewalks or to an area of safe dispersal. §1028.5 and 11B-206.2.2 
 

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

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

8. Adequate sanitary facilities shall be provided for the facility, per the requirements of Chapter 4 
of the California Plumbing Code. 
 

9. Pursuant to Section 422.4 of the California Plumbing Code, toilet facilities shall be accessible 
to employees at all times, should not be more than 500 feet from where employees are regularly 
employed and accessible by not more than one flight of stairs. The plans shall indicate the 
location of the toilet facilities and the travel distance from work areas. 
 

10. All landscaping installed will be required to comply with the Model Water Efficient Landscape 
Ordinance requirements of the California Code of Regulations, Title 22, Division 2, Chapter 2.7 
and with San Joaquin County Ordinances. Submit plans showing compliance with the planning 
requirements and San Joaquin County’s development code. 
 

o. FIRE PREVENTION BUREAU: The following California Fire Code (CFC) requirements will be 
applicable to the proposed project. The following conditions shall be addressed prior to submittal 
of a building permit application to the Building Inspection Division. 
 
1. The Fire Prevention Division has reviewed this application and there does not appear to be any 

major problems associated with the proposed project as submitted.  
 

2. CFC 507 Fire Protection Water Supply – Static water tank (NFPA 22) and Volume (NFPA 1142) 
will be required. 
 

3. If Fire Protection Systems are required they shall be installed according to the CFC, Chapter 9 
and the appropriate standards and guides adopted in Chapter 35 of the California Building 
Code and the California Electrical Code. 
 

4. CFC, Section 503 Fire Apparatus Access Roads – Shall be provided as required by this section. 
503.1.2 - A secondary access may be required. 
 

5. CFC, Section 906 Portable Fire Extinguishers – Provide portable fire extinguishers as required 
by this section. 
 



 

Planning Commission Staff Report, PA-2500412 (GP/ZR, A) 7 
Conditions of Approval 

6. CFC, Section 506 Key Box - A Knox® Box shall be installed according to the local fire 
department’s instructions. Make application for the key box at the fire district having jurisdiction 
of this project. If there is an electronically controlled access gate at this site a Knox® key switch 
will also be required. 
 

7. CFC, Section 5001.3.3.1 Properties of Hazardous Materials – A complete list of hazardous 
materials used and or stored at this site shall be provided. 
 

8. A complete review, at building permit submittal, will require compliance with applicable codes 
and ordinances. 
 

9. CFC, Section 105 Permits: Operational Permit(s) may be required prior to occupancy. 
 

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 any incremental traffic resulting from 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 any incremental traffic resulting from 

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 (above or below ground) shall be required to retain 
stormwater volume capacity with supporting calculations 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 (209-953-
7611): 

 
1. Treatment: A registered professional engineer shall design the site to treat the 85thpercentile 

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. 
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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 2023SWQCCP. 

 
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. 

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

 
The following requirements have been identified as pertinent to this project. Other requirements may 
also apply. These requirements cannot be modified. 
 
a. Prior to final occupancy, submit to the Environmental Health Department revised site plans showing 

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

 
b. A 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 occupancy 
certificate. (San Joaquin County Development Title, Section 9-604.010(d)). The fee will be based 
on the current schedule at the time of payment. 

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

 
Note: The EHD received and approved a Soil Suitability Study/Nitrate Loading Study (SU-2500712) 
on October 28, 2025.  

c. Prohibited discharges into OWTS include: septic tank pumpings, automobile and garage waste, 
storm drainage, solvents and toxics, solids, garbage, kitchen wastewater from restaurant or bar, air 
conditioners, hazardous wastes, backwash, truck terminal wastes, recreational vehicle holding tank 
waste, industrial and manufacturing waste, and food processing wastes (San Joaquin County 
Development Title, Section 9-605.030(b) and San Joaquin County OWTS Standard). 
 

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

e. Applicant shall contact Natalia Subbotnikova, Program Coordinator, Small Public Water System 
Program, at (209) 468-0338, to determine if the existing well can be permitted as a public water 
system prior to issuance of building permits. If a public water system is required, applicant shall 
submit a Small Public Water System preliminary technical report to the California State Water 
Resources Control Board, Division of Drinking Water (Water Board) at least six months before 
initiating construction of any water related improvement, as defined. The issuance of a permit to 
operate a small public water system by the local primacy agency (EHD) is prohibited without the 
concurrence of the Water Board. Please contact Gena Farley with the SWRCB Division of Drinking 
Water at Gena.Farley@waterboards.ca.gov or 209-948-7488, concerning the requirements for 
preliminary technical report submittal prior to issuance of building permits. 

mailto:Gena.Farley@waterboards.ca.gov
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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. 

 
f. Any geotechnical drilling shall be conducted under permit and inspection by The Environmental 

Health Department (San Joaquin County Development Title, Section 9-601.010(b) and 9-
601.020(i)). 
 

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

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