
Planning Commission

City of Stockton

Meeting Agenda - Final

Stockton Planning 

Commission

Waqar Rizvi, Chair (District 2)

Rajan Nathaniel, Vice-Chair (District 1)

Greg Thompson, Commissioner (At-Large)

Terry Hull, Commissioner (District 3)

Anne N. Mallett, Commissioner (District 4)

Gurneel Boparai, Commissioner (District 5)

Brenda Jones, Commissioner (District 6)

Council Chamber, City Hall, 425 N. El Dorado 

Street, Stockton CA

5:30 PMThursday, August 10, 2023

1. CALL TO ORDER/ROLL CALL

2. PLEDGE TO FLAG

3. ADOPTION OF CONSENT CALENDAR

3.1 23-0741 APPROVAL OF PLANNING COMMISSION MINUTES

Recommended Action: RECOMMENDATION

Approval for filing minutes of the April 27, 2023 and May 25, 2023 Planning 

Commission meetings.

Department: Community Development Committee

2023-04-27 Planning Commission Minutes

2023-05-25 Planning Commission Minutes

Attachments:

4. PUBLIC COMMENT*

5. PUBLIC HEARINGS/ENVIRONMENTAL ASSESSMENTS

6. NEW BUSINESS*

7. UNFINISHED BUSINESS

8. REPORTS/COMMUNICATIONS/INFORMATIONAL ITEMS

8.1 23-0512 PLANNING COMMISSION INFORMATIONAL PLANNING SESSION 

ON PROPOSED INDUSTRIAL WAREHOUSE DEVELOPMENT 

STANDARDS
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Recommended Action: RECOMMENDATION

It is recommended that the Planning Commission receive a presentation 

and provide feedback on potential industrial warehouse development 

standards to be considered for inclusion in a new industrial warehouse 

ordinance.

Department: Community Development

Attachment A - Approved Agreement with the California Attorney General

Attachment B - Approved Settlement Agreement with Sierra Club

Attachments:

9. COMMISSIONERS COMMENTS

10. ADJOURNMENT

CERTIFICATE OF POSTING

I declare, under penalty of perjury, that I am employed by the City of Stockton and 

that I caused this agenda to be posted in the City Hall notice case on August 3, 2023, 

in compliance with the Brown Act.

Eliza R. Garza, CMC

City Clerk

By: ________________________________

 

        Deputy
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A. The meeting will be conducted in accordance with Rosenberg’s Rules of Order.

B. Each person wishing to address the Planning Commission is encouraged to fill out a speaker card located at the 

podium. Each speaker will then be called forward to the podium to speak in the order in which their speaker card 

was received. Speakers are encouraged but not required to provide their name and address when speaking before 

the Commission.

The City of Stockton invites public comments in multiple forms. You provide your comments by using one of these 

methods:

1. e-Comment - follow the e-comment link on the City's agenda page stockton.granicusideas.com/meetings

2. Email - you may email your comments to city.clerk@stocktonca.gov

3. Voicemail - you can leave a voice message by dialing (209) 937-8459.

4. In-Person Comments - a) Speakers must submit "request to speak cards" to the Clerk prior to the Public 

Comment portion of the agenda. No speaker cards will be accepted after the close of Public Comment. Please 

redirect any inquiries to City.Clerk@stocktonca.gov. b) Address only issues over which the meeting body has 

jurisdiction. c) Each speaker will be limited to one 2-minute comment opportunity. Donating time is not authorized. 

d) Your time will be displayed on the speaker podium for convenience.

*All written and voicemail public comments received by the Clerk's Office 90 minutes prior to the meeting start time 

will be forwarded to the meeting body members as correspondence and attached the minutes. All comments 

received after that time will be forwarded as correspondence the following business day.

C. All questions from members of the audience to the Planning Commission and/or city staff members shall be 

directed to the Chairperson of the Planning Commission.

All questions from Planning Commission members to staff shall be addressed directly to staff from the member 

asking the question.

No personal comments and/or exchanges will be permitted between members of the audience and individual staff 

or Commission members. Rather, direction shall be given to staff to follow-up on any issues brought before the 

Commission. This rule applies to communications outside of the public hearing process.

D. Information presented to the Commission shall only pertain directly to the item under consideration. Character 

assassinations, personal feuds, irrelevant data or repetitions of matters already presented shall not be permitted.

E. All rules of Decorum pursuant to Council Policy 4.07- Rules for Conduct of City Council Meetings apply equally 

to this Commission.

Agendas, staff reports and minutes can be viewed on the City of Stockton web

site http://www.stocktongov.com/government/oMeetings/boardComMeetings.html

DISCLOSURE OF CAMPAIGN CONTRIBUTIONS:

State legislation requires disclosure of campaign contributions of $250 or more, made to any Planning 

Commissioner, by any person who actively supports or opposes any application pending before the Planning 

Commission, and such person has a financial interest in the decision. Active support or opposition includes 

lobbying a Commissioner and/or testifying for or against such an application. Any person having made a $250 or 

larger contribution within the preceding 12 months must disclose that fact during the public hearing or on said 

application.

The official City Planning Commission policy is that applications pending before this Commission should not be 

discussed with the Commission members outside of a public hearing. If any representations are made privately, 

they must be identified and placed in the public record at the time of the hearing.

If you challenge the proposed action in court, you may be limited to raising only those issues you or someone else 

Page 3 City of Stockton Printed on 8/3/2023

3



August 10, 2023Planning Commission Meeting Agenda - Final

raised at the public hearing described in this notice, or in written correspondence delivered to the Planning 

Commission, at, or prior to, the public hearing.

NOTE: All proceedings before this meeting body are conducted in English. The City of Stockton does not furnish 

language interpreters and, if one is needed, it shall be the responsibility of the person needing one.

In accordance with the Americans With Disabilities Act and California Law, it is the policy of the City of Stockton to 

offer its public programs, services and meetings in a manner that is readily accessible to everyone, including those 

with disabilities. If you are a person with a disability and require a copy of a public hearing notice, or an agenda 

and/or agenda packet in an appropriate alternative format; or if you require other accommodation, please contact 

the Office of the City Clerk located at 425 North El Dorado Street, Stockton, California 95202 during normal 

business hours or by calling (209) 937-8458, at least 5 days in advance of the hearing/meeting. Advance 

notification within this guideline will enable the City/Agency to make reasonable arrangements to ensure 

accessibility.

CONSENT ITEMS: Information concerning the consent items has been forwarded to the Planning Commission 

prior to the meeting. Unless a Commissioner or member of the audience has questions concerning a particular 

item and asks that it be removed from the Consent Calendar, the items are approved at one time by a roll call vote. 

Anyone wishing to speak on a consent item or public hearing item, please complete a "Request to Speak Card" 

and submit it to the Recording Secretary prior to the meeting.
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City of Stockton

Legislation Text

File #: 23-0741, Version: 1

APPROVAL OF PLANNING COMMISSION MINUTES

RECOMMENDATION

Approval for filing minutes of the April 27, 2023 and May 25, 2023 Planning Commission meetings.

Attachment A - 2023-04-27 Planning Commission Minutes
Attachment B - 2023-05-25 Planning Commission Minutes
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MINUTES 
PLANNING COMMISSION 

MEETING OF APRIL 27, 2023 

425 N. El Dorado St. Stockton, CA 

1. CALL TO ORDER/ROLL CALL - 5:31

Roll Call
Present: 

Anne Mallett 
Brenda Jones 
Waqar Rizvi 
Gurneel Boparai 
Rajan Nathaniel 
Terry Hull 

Absent: 
Greg Thompson. 

2. PLEDGE TO FLAG

The Pledge of Allegiance was led by Commissioner Mallett

3. ADOPTION OF CONSENT CALENDAR

3.1 23-0440 APPROVAL OF -PLANNING COMMISSION MINUTES

Legislation Text 

Attachment A- 2023-01-26 Planning Commission Minutes 

Approve Motion 2023-04-27-0301 approving minutes of the January 26, 2023 
Planning Commission meeting. 

Moved by: Anne Mallett, seconded by Rajan Nathaniel . 

Vote: Motion carried 5-0 

Yes: Anne Mallett, Brenda Jones, Waqar Rizvi, Gurneel Boparai, and Rajan 
Nathaniel . 
Recuse:Terry Hull. 
Absent: Greg Thompson. 

4. PUBLIC COMMENT

None

5. PUBLIC HEARINGS/ENVIRONMENTAL ASSESSMENTS

None

Attachment A
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6. NEW BUSINESS

6.1 23-0393 FISCAL YEAR 2023-2028 CAPITAL IMPROVEMENT PROGRAM 
-CONFORMITY DETERMINATION TO THE ENVISION STOCKTON 
2040 GENERAL PLAN

Legislation Text 

Attachment A- DRAFT FY 2023-2028 Preliminary CIP 

ProP-osed Resolution - Recommending AQQroval 

�1212roved Resolution 2023-04-27-0601 

Approve Resolution 2023-04-27-0601 forwarding to the City Council that the 2023-
2028 Capital Improvement Program (CIP) for Fiscal Years (FY) 2023-24 through 
2027-28 conforms to the Envision Stockton 2040 General Plan. 

Moved by: Rajan Nathaniel t seconded by Terry Hull. 

Vote: Motion carried 6-0 

Yes: Anne Mallett, Brenda Jones, Waqar Rizvi
t 

Gurneel Boparai, Rajan Nathaniel t 
and Terry Hull. 
Absent: Greg T hompson. 

7. UNFINISHED BUSINESS

None

8. REPORTS/COMMUNICATIONS/INFORMATIONAL ITEMS

8.1 23-0306 PLANNING COMMISSION INFORMATIONAL STUDY SESSION ON THE
CITY OF STOCKTON 2023-2031 HOUSING ELEMENT UPDATE

Informational item only. No action taken. 

Legislation Text 

Attachment A- Housing WorkshoQ Presentation 

Attachment B- Draft Housing Element 

The following persons spoke to the following item: Petra Linden 

9. COMMISSIONERS COMMENTS

Vice Chair Nathaniel - thanked the public and staff

Commissioner Boparai - thanked staff; Small Business Week; Cinco De Mayo 
Parade 

Commissioner Jones - Planning Commissioner Conference 

Chair Rizvi - thanked the staff 

Attachment A
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10. ADJOURNMENT - 6:37 PM

MICHAEL MCDOWELL 

SECRETARY, COMMUNITY 

DEVELOPMENT DEPARTMENT 
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MINUTES 
PLANNING COMMISSION 

MEETING OF MAY 25, 2023 

425 N. El Dorado St. Stockton, CA 

1. CALL TO ORDER/ROLL CALL - 5:31 PM

Roll Call
Present: 

Anne Mallett 
Brenda Jones 
Greg Thompson 
Terry Hull 

Absent: 
Waqar Rizvi, Gurneel Boparai, and Rajan Nathaniel . 

Note: Commissioner Boparai arrived at 5:36 PM 

2. PLEDGE TO FLAG

The Pledge of Allegiance was Led by Commissioner Hull

3. ADOPTION OF CONSENT CALENDAR

3.1 23-0441 APPROVAL OF PLANNING COMMISSION MINUTES

Legislation Text 

Attachment A- 2023-03-23 Planning Commission Minutes 

Approve Motion 2023-05-25-0301 Approving for filing minutes of the March 23, 2023 
Planning Commission meeting. 

Moved by: Terry Hull, seconded by Brenda Jones. 

Vote: Motion carried 4-0 

Yes: Anne Mallett, Brenda Jones, Greg Thompson, and Terry Hull. 
Absent: Waqar Rizvi, Gurneel Boparai, and Rajan Nathaniel. 

4. PUBLIC COMMENT

Mary Elizabeth - around the bench memo

Council Corresr2ondence - Public Comments 

Chair Mallet - noted receipt of correspondence from Paul Kasson, called for a 
motion to waive staff reading the correspondence into the record. 

Attachment B

9



Approve Motion 2023-05-25-0401 approving waiving the reading of correspondence 
into the record. 

Moved by: Greg Thompson, seconded by Brenda Jones. 

Vote: Motion carried 4-0 

Yes: Anne Mallett, Brenda Jones, Greg Thompson, and Terry Hull. 
Absent: Waqar Rizvi, Gurneel Boparai, and Rajan Nathaniel . 

5. PUBLIC HEARINGS/ENVIRONMENTAL ASSESSMENTS

5.1 23-0398 RECOMMENDATION TO THE CITY COUNCIL TO ADOPT AN 
ORDINANCE APPROVING AN AMENDMENT TO A DEVELOPMENT 
AGREEMENT AND DENSITY TRANSFER AGREEMENT BETWEEN A.G. 
SPANOS CONSTRUCTION INC. AND THE CITY OF STOCKTON FOR THE 
SPANOS PARK WEST MASTER DEVELOPMENT PLAN

Legislation Text 

Attachment A- Location and Context Map 

Attachment B - Aggroved Master Plan 

Attachment C - Aggroved DA/OTA Agreements 

Resolution 

Exhibit 1 - Progosed Ordinance 

Exhibit 1 .A - Progosed Amendment 

�oproved Resolution 2022-05-25-0501 

Council Corresgondence - Public Comments 

The following persons spoke to the following item: Mary Elizabeth 

Approve Resolution 2023-05-25-0501 recommending that City Council 

1. Find that the project is categorically exempt from CEQA, pursuant to the CEQA
Guidelines, section 15061 (b)(3) (General Rule) of Title 14 of the California Code of
Regulations

2. Adopt an Ordinance amending the Spanos West Business Park Development
Agreement and Density Transfer Agreement.

Moved by: Greg T hompson, seconded by Terry Hull. 

Vote: Motion carried 5-0 

Yes: Anne Mallett, Brenda Jones, Greg Thompson, Gurneel Boparai, and Terry Hull. 
Absent: Waqar Rizvi, and Rajan Nathaniel . 

6. NEW BUSINESS

None

Attachment B
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7. UNFINISHED BUSINESS

None

8. REPORTS/COMMUNICATIONS/INFORMATIONAL ITEMS

Stephanie Ocasio, Community Development Director - cannabis lottery; Draft 
Housing Element; Neighborhood Action Plan Workshops; pro-housing designation

9. COMMISSIONERS COMMENTS

10. 

Commissioner Thompson - thanked City Staff

Commissioner Boparai - thanked City Staff

.\ _ 
ADJOURNMENT - 6:20 PM 

___ MJ9,___�-�----­
Michael McDowell 
Secretary, Community Development
Development
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City of Stockton

Legislation Text

File #: 23-0512, Version: 1

PLANNING COMMISSION INFORMATIONAL PLANNING SESSION ON PROPOSED
INDUSTRIAL WAREHOUSE DEVELOPMENT STANDARDS

RECOMMENDATION
It is recommended that the Planning Commission receive a presentation and provide feedback on
potential industrial warehouse development standards to be considered for inclusion in a new
industrial warehouse ordinance.

Summary
On December 6, 2022, the City Council approved a Memorandum of Agreement with the State of
California Attorney General (AG) (Attachment A - AG Agreement) and a Settlement Agreement with
the Sierra Club (Attachment B - Sierra Club Agreement) as part of a private industrial development
project approval (Mariposa Industrial Project P20-0805). An obligation of both Agreements is for City
Staff to present to City Council for their consideration, a new industrial warehouse ordinance that sets
minimum development standards that apply to qualifying industrial warehouse development totaling
100,000 square feet or larger in size, and is engaged in logistics use, which is defined as any
warehouse or wholesaling and distribution land use which entails facilities to be used for the storage
of farm products, furniture, household goods, or other commercial goods of any nature for distribution
to wholesalers and/or retailers, including cold storage. The intended result of new development
standards is to minimize the potential environmental impacts of qualifying industrial warehouse
development.

Per the aforementioned Agreements, City staff must present proposed warehouse standards for the
City Council’s consideration for adoption prior to December 31, 2023, which was based on the
tentative City’s Development Code Overhaul project schedule. Since the Development Code
Overhaul project may not achieve that deadline, the proposed warehouse standards are being
presented in advance via a separate ordinance. If adopted, the ordinance would be codified under
Title 16 of the Stockton Municipal Code (Development Code).

This informational planning session is to obtain feedback from the Planning Commission,
development community, and interested stakeholders on industrial logistics warehouse development
measures contained in the Agreement with the State Attorney General. For warehouse ordinance
consideration, a summary of said development measures are provided as Exhibit A of the attached
AG Agreement.

DISCUSSION

Background
As part of the Mariposa Industrial Project (P20-0805) and to minimize environmental and social
impacts, the City, Project Applicant, AG, and the Sierra Club negotiated mitigation measures for the
Project Environmental Impact Report (EIR). The negotiated mitigation and enforcement measures
predominantly address potential impacts related to Air Quality, Greenhouse Gas Emissions, and
City of Stockton Printed on 8/3/2023Page 1 of 4
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File #: 23-0512, Version: 1

predominantly address potential impacts related to Air Quality, Greenhouse Gas Emissions, and
Noise.  In summary, the Mariposa Industrial Project measures addressed the following concerns:

· Compliance with State and local requirements and processes that apply to the project.

· Design of the facility (site and building) to minimize impacts on surrounding sensitive land
uses including residences. Impacts to mitigate include light, noise, odor, water runoff, traffic,
air quality, aesthetics, and greenhouse gases.

· Tenant requirements to transition their vehicle fleets to electric vehicles and provide for electric
charging facilities, with provisions for incremental phasing.

· Mitigation of temporary impacts resulting from the construction of the facility. Examples include
providing a location for food truck parking serving construction workers, requiring electric
construction vehicles and equipment, providing ride-sharing options for workers, and limiting
the idling of on-site vehicles.

While these measures served as specific environmental mitigations for the Mariposa Industrial
Project, they became the basis for the AG and Sierra Club’s request for a new industrial warehouse
ordinance to establish certain mitigation measures as development standards for future industrial
logistics warehouse projects. The City entered into an Agreement with the AG and a separate
Settlement Agreement with the Sierra Club to prepare an ordinance that would establish a set of
development standards for future 100,000+ square feet industrial warehouse development engaged
in logistics uses.

The full set of proposed measures are included as Exhibit A of the attached AG Agreement
(Attachment A) which approved in conjunction with the Mariposa Industrial Project on December 6,
2022. Per the approved AG Agreement, City staff must present the proposed warehouse standards
for City Council’s consideration for adoption prior to December 31, 2023. Since the Development
Code overhaul may not achieve that deadline, the proposed warehouse standards will be presented
in advance via a separate ordinance.

Present Situation
While a draft of the proposed warehouse ordinance has yet to be prepared, City staff is seeking
preliminary feedback from the Planning Commission, stakeholders, and development community on
the AG requested industrial warehouse standards and how they may be practically applied to
industrial logistics warehouse development. If certain measures from the AG Agreement are not
included in the proposed warehouse ordinance, a justification needs be provided to explain 1) why
such measure is infeasible to include; 2) what alternative measure is being proposed for inclusion in
lieu of any omitted measure; and 3) how such alternative measure reduces potentially significant
environmental impacts.

Based on City staff’s review of the requested development measures, they could be incorporated into
the Development Code as “Development Standards” that would apply to 1) Site Plan Design, 2)
Building Design, and 3) Construction Permit Approval. This generally follows the organization of the
existing Development Code and the new ordinance being prepared as part of the Development Code
Overhaul. The following is a brief summary how the standards would be considered during the
development review process.

Applicability/Process:
· Standards would apply to new industrial warehouse projects totaling 100,000 square feet and
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· Standards would apply to new industrial warehouse projects totaling 100,000 square feet and
greater in size, that is engaged in logistics use, which is defined as any warehouse or
wholesaling and distribution land use which entails facilities to be used for the storage of farm
products, furniture, household goods, or other commercial goods of any nature for distribution
to wholesalers and/or retailers, including cold storage.

Permit applications for industrial buildings would need to specify the intended use of the
building for staff to determine if subject to warehouse standards. This may be problematic for
proposed shell warehouse building plans that do not have an end user identified and may or
may not qualify. In this case, the standards may be applied when tentative improvement plans
are submitted by an end user.

· Standards would apply to ministerial application reviews (not subject to the California
Environmental Quality Act (CEQA)) and discretionary application reviews (subject to
compliance with (CEQA).

Development Standards:
· Site Design Standards: These would include onsite and offsite design standards for

landscaping, lighting, drive aisles, sound walls, building setbacks, parking, and site access
that would be reviewed as part of a Site Plan Review process.

· Building Design Standards: These would include structure and building standards for building
heights, location, materials, paint type, placement of loading docks, and energy efficiency
measures (i.e. solar panels, roof materials) that would be reviewed during the Design Review
process.

· Construction Permit Approval: These would apply to the site and building construction phase
that would include grading and site improvements. While it is not uncommon to require
measures during construction for dust control, water runoff, and construction
vehicle/equipment use, the requested standards specify providing locations for food trucks,
and construction worker rideshare programs that go beyond typical requirements that would
require contractor monitoring/reporting.

Ongoing Operations/Monitoring:
The AG Agreement requests standards that would be applied as part of ongoing building tenant
operations. This includes on-site truck queuing and idling, designated on-site smoking locations,
periodic parking area sweeping, and the provision of on-site food and catering truck service. Staff
anticipates this section to be the most difficult to implement as the City’s sole monitoring and
enforcement arm is code enforcement that operates under a complaint/response driven basis.
Building tenant reporting on compliance would need to be required, however, City staff has concerns
with available resources to monitor and review the reports. It will be necessary to work with
stakeholders, developers, and State agencies to strike a balance with ongoing monitoring and
enforcement.

Preliminary Considerations:

Relating specifically to Stockton, staff’s initial observations and considerations of the requested
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development standards are as follows:
· Competitive disadvantage placed on Stockton versus other surrounding cities/counties not

under these development standard requirements.

· State already regulates building development through the California Green Building Standards
Code (mandatory and voluntary measures) which applies to all cities and counties equally. If
the State desires voluntary measures to become mandatory, then this should be considered in
the California legislature process.

· State and regional permitting agencies (i.e., Clean Air Resources Board, San Joaquin Valley
Air Pollution Control District) currently regulate through programs that stipulate measures and
timing for compliance. The proposed measures expand and accelerate the timing for
development projects in Stockton rather than applying to all local planning agencies in
California or greater Central Valley.

· Entitled Project areas (with prior Environmental approvals) would be subject to new
development standards in the proposed ordinance.

· The minimum 100,000 square foot threshold for warehouse space captures small-scale
operators that may distribute limited commercial goods or furniture and household goods.
Observations are that warehouses 400,000 square feet and larger are generally being
developed for logistics and wholesale distribution.

Next Steps
The following summarizes the subsequent actions staff intends to take on the proposed Industrial
Warehouse ordinance.

· Seek additional feedback from stakeholders and the development community.

· Prepare a draft Industrial Warehouse ordinance for the Planning Commission’s consideration -
tentatively in Fall 2023.

· Present the Planning Commission’s recommendation on the draft ordinance to the City
Council for adoption consideration in Winter 2023.

This staff report was prepared by Matt Diaz, Advanced Planning Manager, (209) 937-8598 or via e-
mail: matt.diaz@stocktonca.gov <mailto:matt.diaz@stocktonca.gov>

Attachment A - Approved Agreement with the California Attorney General
Attachment B - Approved Settlement Agreement with Sierra Club
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