
Resolution No. 2025-Q 1-23-0302 

STOCKTON PLANNING COMMISSION 

RESOLUTION APPROVING A ONE-YEAR TIME EXTENSION FOR AN APPROVED 
TENTATIVE MAP AND PLANNED DEVELOPMENT PERMIT (P21-1171) AT 8601 
THORNTON ROAD (APNS 080-320-06 AND 080-320-07) (APPLICATION NO. P24-
0234) 

On January 26, 2023, the Planning Commission approved a Tentative Map (TM) 
and Planned Development Permit ("Approved Project") for a project known as "Davis 
Crossing Residential Development" (P21-1171 ). The approval project consisted of a 
Planned Development for 67 residential parcels and adoption of an Initial 
Study/Addendum to the previously certified 2040 General Plan EIR (SCH #2017052062) 
and adoption of a Mitigation Monitoring and Reporting Program. The project site is located 
on the west side of Thornton Road and north of Mosher Slough. Under that approval, the 
approved project, the effective date of the tentative map is February 6, 2023 (11th day 
following the date of the rendered decision) and was due to expire on February 6, 2025; 
and 

On November 19, 2024, the applicant, Richard Gonzales of Go Partners, LLC, 
submitted an application for a time extension; and 

The Planning Commission is authorized by Section 16.188.1 O0(C)(1) and Section 
16.96.030(8) of the Stockton Municipal Code to approve a request for a one-year 
extension of the subject Tentative Map and Planned Development Permit with appropriate 
findings; and 

On January 23, 2025, the Planning Commission held a regularly scheduled 
meeting to consider the time extension request, at which time all interested parties had 
the opportunity to be heard; now, therefore, 

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF 
STOCKTON AS FOLLOWS: 

1. The foregoing recitals are true and correct and incorporated by reference.

2. Based upon its review of the entire record herein, the Planning Commission
makes the following findings: 

SMC 16.188.100 (Tentative Map Processing, Post Approval Procedures) 

a. There have been no changes to the provisions of the General Plan or any
applicable specific plan, precise road plan, or master development plan that
would cause the Tentative Map to be inconsistent with the General Plan,
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because the site is still designated Medium-Density Residential on the 2040 
General Plan Land Use Map. (SMC 16.188.1 00(C)(a)(i).) 

b. There have been no changes to applicable provisions of the Development
Code that would cause the Tentative Map to be inconsistent with the
Development Code. Sixty-seven (67) parcels contained in the Tentative Map
remain consistent with the density requirements in SMC 16.24.200, Table 2-3A
(Zoning District Development Standards). The Planned Development Permit
modified development standards are not being changed. (SMC
16.188.1 00(C)(a)(ii).)

c. There have been no changes in the character of the site or its surroundings
that affect how the policies of the General Plan or other standards of this
Development Code apply to the project. When the Tentative Map was approved
in 2021, the site was bounded by existing single-family homes to the west and
commercial uses to the north and east, and the Mosher Slough to the south.
These land uses and characteristics remain unchanged. Approval of the
Tentative Map extension will facilitate residential development that is consistent
with the surrounding character and as intended. (SMC 16.188.100(C)(a)(iii).)

d. There have been no changes to the capacity of community resources, including
roads, schools, sewage treatment or disposal facilities, or water supply, so that
there is no longer sufficient remaining capacity to serve the project. Upon the
review of the City's most recently adopted Sanitary Collection I Treatment
Master Plan, Water system Master Plan and the Public Works Design
Standards, all required infrastructure and public facilities, water supply, sewage
treatment or disposal facilities as well as public streets have sufficient
capacities to serve the project site. (SMC 16.188.1 00(C)(a)(iv).)

SMC Section 16.90 (Floodplain Management Findings) 

e. In accordance with SMC Section 16.90.020(A)(2), the proposed development
shall comply with the 200-year flood requirements under Senate Bill 5 (SB 5).
The State legislation requires that the property be protected to the urban level
of flood protection in urban and urbanizing areas. Based on the 200 Year
Floodplain Analysis Map, and the Technical Memorandum prepared by Dillion
& Murphy Engineering, dated January 31, 2022, the project has areas of
potential flooding in excess of three (3) feet from a storm event that has a 1-in-
200 chance of occurring in any given year, from sources other than local
drainage, in urban and urbanizing areas. The finished floor elevations for each
dwelling unit shall be elevated to within three (3) feet of the 200-year base flood
elevation providing an urban level of flood protection in accordance with SMC
16.90.020(A)2.

California Environmental Quality Act 

f. The project shall be subject to all applicable mitigation measures identified in
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the City-adopted Initial Study/Addendum to the previously certified 2040 
General Plan EIR (SCH #2017052062) and adopted Mitigation Monitoring and 
Reporting Program (P21-1171, Resolution #2023-01-26-0501-01 ). All mitigation 
measures for the approved Tentative Map remain applicable. No further 
environmental review is required in order to approve the requested time 
extension. 

Planning Commission Action 

Based on its review of the entire record herein, including the January 23, 2025 Planning 
Commission staff report, all supporting, referenced, and incorporated documents, and all 
comments received, the Planning Commission hereby approves a request for a one-year 
time extension for the approved tentative map subject to the following conditions of 
approval: 

Conditions of Approval 

Standard Conditions of Approval 

1. This approval is for the Tentative Map and Planned Development included
as Exhibit 1 and incorporated by this reference. 

2. The tentative parcel map approval is valid for 24 months after its effective
date per SMC section 16.188.1 00(B). 

3. Comply with all applicable Federal, State, County, and City codes,
regulations and adopted standards and pay all applicable fees. 

4. The property owners, developers, and/or successors-in-interest (ODS)
shall be responsible for the City's legal and administrative costs associated with 
defending any legal challenge of the approval for this project or its related environmental 
document. 

5. In order to minimize any adverse financial impact on the City of Stockton
associated with development and/or use of the subject site, the ODS agrees that it will 
not challenge, or protest and applicable fees associated with the development of the site, 
but if such fees are amended or modified, the ODS agree to pay such fees as they may 
be amended or modified from time to time. 

Project Specific Conditions of Approval 

6. With this approval, the subject Tentative Map and Planned Development
Permit, shown in Exhibit 1, shall expire on February 6, 2026. 

7. Future residential development is subject to obtaining a Design Review
approval per SMC section 16.120.020(A)(1 )(a). 
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8. Owner, Developer, and Successor of interest (ODS) of the project shall
require obtaining a Heritage Tree Removal Permit per SMC section 16.130 prior to 
issuance of a demolition permit. 

9. ODS shall provide for the permanent maintenance of all common areas by
the creation of a Homeowner's Association and Covenants, Conditions and Restrictions 
(CC&Rs) for the project and provide copies of the filed and recorded documents to the 
Community Development Department Planning Division. Should the homeowner's 
association default, the City reserves the right to form a mandatory maintenance district. 

10. ODS shall construct the private street per City standards.

11. ODS shall make necessary right-of-way dedications along the frontage of
the project site to ensure all public improvements, including but not limited to sidewalks, 
wheelchair ramps, and the like, are within the public right of way 

12. ODS shall abandon the existing public street, formally Alpha Dr. prior to the
acceptance of the offsite improvements. 

13. ODS shall design and submit offsite improvement plans to the Community
Development Department -Engineering Section. Improvement Plans shall include but not 
be limited to traffic signal modifications, curb, gutter, sidewalk, driveway access, 
wheelchair ramps, streetlight standards, and public utilities. Offsite improvements shall 
be constructed per City Standards prior to the issuance of any building permits. 

14. Traffic signal modification shall accommodate the driveway access to the
project site as the fourth leg of the intersection of Thornton Rd and Davis Rd, which will 
include installing loop detection systems, fiber optic conduit, etc. 

15. The property owners, developers, and/or successors-in-interest (ODS)
shall submit detailed subdivision improvement plans. These plans shall show all on-site 
and off-site utilities necessary to provide water, storm, and sanitary sewer utility 
service. These plans shall be designed in accordance with the City's Public Works 
design standards. 

16. The ODS shall construct all on-site and off-site water, storm, and sanitary
sewer facilities as designed and shown on the accepted improvement plans for 
d eve I opm ent. 

17. The ODS shall obtain permission from the State Water Resources Control
Board - Division of Drinking Water for the water main separation alternative, for the 
condition where the sewer main and water main is separated by only 4 feet. This 
permission is needed prior to improvement plan approval. 
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18. Any on-site wells and septic tanks shall be abandoned and destroyed prior
to recordation of any final map. Standard for abandonment and destruction shall be as 
required by San Joaquin County Department of Environmental Health. 

19. This project shall comply with SMC section 13.16.150, Best Management
Practices - Industrial users and New Developments and Redevelopments, of the 
Stockton Municipal Code. The property owner is required to file a Notice of Intent (NOi) 
with the State Water Resources Control Board prior to commencement of construction 
activity. Upon receipt of the completed NOi the property owner will be sent a receipt 
letter containing the Waste Discharger's Identification Number (WDID). The City 
requires Waste Discharger's Identification Number (WDID) from the State of California 
Water Resources Control Board to be submitted prior to issuance of a Grading Permit or 
plan approval. An Erosion Control plan is also required to be incorporated into the project 
plans and/or grading plans prior to approval. The SWPPP is required to be available on 
site. 

20. This project shall comply with the Storm Water Quality Control Criteria Plan,
per SMC section 13.20 and as outlined in the City's Phase 1 Storm Water NPDES permit 
issued by the California Water Quality Control Board, Central Valley Region (Order No. 
RS-2016-0040). The guidelines have changed as of February 2021, the project must 
address the new trash requirements. 

21. The ODS must create a zone within the Stockton Consolidated Storm
Drainage Maintenance Assessment District No. 2005-1, prior to the recordation of any 
final map, to provide funding for the operation, maintenance, and replacement costs of 
the storm water best management practices. In addition, the ODS shall be responsible 
for the costs of forming the Assessment District, including, but not limited to, the City­
selected Assessment District Council, Engineer's Report, Proposition 218 vote, and 
noticing requirements. 

22. The ODS shall comply with any and all requirements, and pay all
associated fees, as required by the City's Storm Water Pollution Prevention Program as 
set forth in its NPDES Storm Water Permit. 

23. The ODS must provide to the City of Stockton a revised Doc #A-21-92 San
Joaquin County Easement, where the City is a party to the agreement and clauses #9 
and #14 are eliminated prior to improvement plan approval. 

II 

II 

II 

II 

II 

II 

II 

II 
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24. Building permits are required from the City of Stockton Building and Life
Safety Division for the proposed onsite improvements and the construction of each lot. 

PASSED, APPROVED, and ADOPTED January 23, 2025 

ATTEST: 

Ml HAEL MCDOWELL, SECRETARY 
City of Stockton Planning Commission 

TERRY HULL, CHAIR 
City of Stockton Planning Commission 
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•··' TENTATIVE MAP

·toAVIS:c·ROSSTNG SUBPlilSlC}N
. . i . . . , ' ,. '· . , . . ·� .· . . l I . . . . . . .. . . . . .. 

8601 THORNTON ROAD, STOCKTON; CA.:.95209, A.Jf.N. (!)80;;.32.:006 & O80-32i00T' 

LEGAL DESCRIPTION 
Tr!E �O REFERRED TO IS SITI.JATED IN THE COUNTY OF SAN 

�������ON STATEOFCA!JfORNIA.ANOIS 

A PORT!ON OF TiiESo.rrttEAS T ol.JARTER.oF SECTION a. TOWNSlilP 
2 NORTH, RANG!: 6 EAST. MOU!IT OLABt.O BASE ANO MERIOlAN. IN 
THE CITY OF srocKroN.. 01:SCRlaEO AS fOI..LOWS: 

COMMEN.ctNG AT APOIN1" 890EGREES41'WEST 700 FEET ANO 
NORTH O DEGREES 24' WEST 50 FEET FROM TiiE SOUTHEAST 
CORNER OF SAID SECTION 8 ,  TO THE POINT OF BEGINNING OF 
Hl;RE!N OE.SCRIBED TRACT; THENCE NOR1H O DEGREES 24' Wlc5r 
ALONG THE 1J:,"EST UNE AND EXTENSION THEREOF. NORTHERL y OF 
THAT CERTAIN TRACT OF I.ANO DESCRIBED IN DEED TO MARCSJNO 
TASOADA.RECORDEOMARCH t"3,19:l91N SOOK6"360!' OFl'ICIAl. 
RECORDS, PAGE41S, SAN JOAQUIN COUNTY RECORDS. A DISTANCE 
OF .;so FEET TO THE-SOUTH LINE OF LANO OESCRl8ED IN DEED TO 
JOHN ATHERTON. ET UX, RECORDED JANUARY 31. 1947 IN BOOK 
1039 OF OFACIAL RECORDS, PAGE 98, SAN JOAQ<JIN COUNTY 
RECORDS; TI-IENCE V'JESf ALONG THE SOUTH Ur-ft: OF SAID 
ATHERTON LANO 350 FEEI"TO THE SOUTHIJl/5ST CORNER OF SAlO 
tAND: SAID POINT BEING THE EAST LINE OF THE LANO AS 
DESCRIBED IN DEED TO WIWAM 0. MCKENZ!E. RECORDED MAY 22, 
1931 IN BOOK $69 Of OFACIAL RECORDS, PAGE 266, SAN JOAQUIN 
COUNTY RECORDS: TI-IENCE SOUTH o OEGREES 24' EAST ALONG 
T!-lE EAST LINE OF SAID MCKENZIE I.AHO. 490FEET TO THE NORTii 
LINE Of ALPHA DRIVE: THENCE SOUTH 89 DEGREES41° EAST ALONG 
TliE NORTH LINE OF ALPHA DRIVE 350 FEET TO THE POINT OF 
"""""''G. 

EXCEPT THEREFROM A PORTION OF THE SOUTHEAST OUARTI:R Of 
SECTION a, TOWNSHIP2 NORTli, RANGE6 EAST, MOUITT D!ABLO 
BASEAN.DM=RICIAN.ANDMDREPAFITICUI.ARI.YDESCRIBEOAS 
FQU.Ql,VS; 

COMMEOONG AT THE SOlfrHEAST <XlRNER OF SAID SECTlOl1 S: 
THENCE NORTH 89 DEGREES OT 30" V'JEST ALONG THE SOUTH LINE 
OF SAIO SECl"!ON, A DISTANCE. OF 700 FEET; THENCE NOfrn-1 00 
DEGREES@' 30" EAST SO.CO FEET TO THE TRUE POIITT OF 
BEGINNlNG. SEINGA FOLINO IRON PIPE MARKING TliE SOUTHEAST 
CORN!aR OF THE TRACT OF LA.NO OESCRISEOIN DE!;DTOAMANCIO 
H. l.AWAS. ET IJl( RECORDED IN BOOK 1224 OF O!'FlCIAf. RECORDS, 
PAGE 197YSA.N JOACIUJN coumv RECORDS, SAID IRON PIPE SE!NG 
SHOWN ON MAP OF SURvef Fil.ED IN  BOOK 7 OF SURVEYS, PAGE 8C, 
SAN JOAQUIN COLmlY RECOR05; � CONTINUING NORTii 00 
OEGRS;S-09" 30"' EAST ALONG THE EAST UNE OF SAJO lAWAS 
1..A.'IDS, a.00 FEET: THENCE LEAVING SAID EAST LINE, NORTI-J 89 
DEGREES 07"' JO" WEST JS0.00 FEET TO THE 'o"\IEST LINE CF SAID 
tAWPS !ANDS; THENCE ALONG SAID WEST L1NE. SOUTli 00 
OEGREES-09' 30" WEST 8-00 FEET TO A FOUND IRON PIPE W\Rl(!NG 

NOTES. 
APN:O&J..320-06&08M20-07 
WATER. CITY OF STOCKTON 
SANITARY SEWER: CITY OF STOCKTON 

4. STORM ORAlNAGE: PRIVATE 
!i. EXISTING ZONING: RM, PROPOSED PI.AlfflEO OEVELO?MENT 
6 .  SITE.<.DDRESS: 8601 THORNTON. RO, STOCKTOtt. CA 95209 

THE·��CORNER'ciisJ;i�I.AWASI..I\NOS:THENCEAlONG 
TliESOU'l1iUNE OF LAWAS L.AIWS,PAAALl.EL WITH AND 50 FEET 
NORTHERl.YOF.MEASUREDAT RIGHTANGLES. TliESOUTH UNEOF 
SAID SECTION 8, SOUTH 89 DEGREES 07 30" EAST 35C.OO FEET TO 
THE:1RUE POINTOFSEGINNlNG. 

ALSO. EXCEPT THEREFROM ALL bEPOSITs OF MINERAI..S. JNCLUOING 
OIL AND GAS IN SAfOPARCELS, TOGET!-JERWITHTHE RIOHTTO 
PROSPECT ANO REM0\11: SUCH DEPOSITS TI-IEREFROM PS 
RESERVED IN DEED Erl' AMANCIO Ii. l.AWAS.. ET UX. RECOROl:O 
JANUARY 20, 1971 lN 800K3462.0f OFFICIAL RECORDS. PAGE 369, 
AS DOCUMENT NO. 36"1:1:; SAN°JOAQUJN COUNTY RECORDS. SAID 
OEEOREClTES'"WITHOUT. HOWEVSl., THE RIGHT TO DRlLI..MINE: 
EXPLORE OR OPERATE THROUGH THE SURFACES OR UPPER 100 

����:������n-
o

iFo=� 
OTHER IMPROVEM,ENTS THA'!'. MAY BE CONSTRUCTI:O ON SAID 
PARCELS" SAID DEED ALSO RECITES'"EXCEPTJNG THERS'ROM ANO 
RESERV!� UNTO THE REMAINING LANDS OF GRANTOR. HIS 
SUCCESSORS ANri �GNS WfilctJ ARE CONTIGUOUS TO THE REAi. 
PROPERTY HEREIN ABOVE DESCRIBeD, IMTHOUTUMITATTONS, THE 
WATER AND RIPARIAN RIGHTS WHICH ARE NOW APPVIUENMiT TO 
SAID REMAINING v,NOS WHICH SHALL INCLUDE THE RIGHT l'.0 THE 
ENJOYMENT AND USEOfMOQiERSLOUGH FORAl..l.. \JSB'Ul 
PURPOSEST0WH!CH ITMAY 8€ f'UT." 

APN:080-320-06 

THE tAND REFERRED TO is SITUATED IN TI-IE COUNTY OF sAN' 
JOAOUIN. C!TY Of' STOCKTON. STATE OF CAUFORNIA. MID IS 
CESCRJBEDAS FOU.OWS: 

THAT PORTION OF
0
THE &luri!EAsr QUARTER OF SECTION a'. 

TOWNSHIP 2 NOfmf. RANGE 6 EAST, MOUITT O!A8l0 BASE AND 
MERIDIAN, OSSCRIBEDAS FOLLOWS• BEGINNING AT A POINT ON THE 

=,:eF����s=����o
89

"
41, 

SOUTHEAST QUARTER. �NORTHO"'V:WEST575FEET. 
THENCE SOUTH 7,;• 14' y,,EST ;.wa4 FEET; THENCE SOUTli 21" 20' 
EAST52""1.9FEIIT TO THE SOUTH UNEOF SAID�ON. THENCE 
SOUTT-1 B9'" 41' EAST ,sas FEET T0 THE POINT 0t= BEGINNING. 
CONTAINING 3.4D ACRE:S. MOl:{e O R  LESS. EXCEPT THAT PORTION 
AS CONVEYEOTOSAN JOAQUIN COtmT;f Fl.ODD CONTROL AND 
WATER CONSERVATION DISTRICT, A POLITICAL SUBOMS!ON, 8Y 
DEED RECORDEOCECEM8ER24. �S701N BOOK3471. PAGE 100. SAN 
JOACU!N COUITTV RECORDS.. 

APN• miD-320.o70 

7, FLOOD ZONE: ZONE X. AREA WITH REDUCED FLOOO RISK DUE' TO LEVEE. ' 
MAP NO.OOOTTC0315F,OATE01Cl"IS/"2009 

a. 1YPJCAL PARCEL SQUARE FOOTAGE: 2730 S..F. UNLESS OTl-lffiWISE NOTED 
S. � 1C.1 DWELLING UNITSPER GROSSACRE 
10. OPEN SPACE: 68,t03JI> . .IIP?ROXIMATELY24% TOTAL PROJECT AREA 

FNClUOES; FRONT YARDS. PARK. INFlLTRATION.AND OP-::tl 
SPACEAREAS. 

1 I. OPEN SPACE AREAS ARE PRIVATE ANO WILL BE MAlNTA!Nl:O BY THE HOA. 
12. NO GATES ARE PROPOSED TO ENTER rnE. SU!lDMS!ON, ONLY TO PROVIDE 

ACCESS TO THE LEVEE. . . . , 
13. EXIST1NGTREESON-SITEARE 8ElNG REMOVEOAS ASAFEJYPRECAUTION 

DUE TO THE HOMElESS ACTMTIES cm-srrE. 
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