
Resolution No.   
 

STOCKTON PLANNING COMMISSION 
 

 

RESOLUTION RECOMMENDING THE CITY COUNCIL APPROVE PREZONING OF 
ASSESSOR’S PARCEL NUMBERS (APNS) 120-020-260; -270; -300; -310; -320; and 
a portion of -300; 120-030-060; -070; -090; and -100; 122-010-050; 124-010-010; -030; 
-070; 124-020-110 and -120 AT 9532 & 10122 WEST LANE AS WELL AS 2525 & 2575 
EAST MORADA LANE (P23-0137) 

 
On May 25, 2023, the applicant, which consists of three (3) developers, Eight Mile 

Road Investors LLC (Arnaiz), Bear Creek Family Limited Partnership (Klein), and Tri 
Pointe Homes Holdings, Inc. (Tri Pointe), submitted a request to, amongst other requests, 
Prezone Assessor’s Parcel Numbers (APNs) 120-020-260; -270; -300; -310; -320; and a 
portion of -300; 120-030-060; -070; -090; and -100; 122-010-050; 124-010-010; -030; -
070; 124-020-110 and -120 to a mix of zoning which includes Residential, Low (RL), 
Public Facilities (PF), and Open Space (OS) zoning; and 

 
On March 19, 2026, public notice for the subject application was published in the 

local newspaper in accordance with Stockton Municipal Code (SMC) Section 16.88.030; 
and  

 
On April 9, 2026, the Planning Commission conducted a public hearing on the 

application, in compliance with SMC Chapter 16.88, at which point all persons wishing to 
be heard were provided such opportunity; now, therefore, 

 
BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF 

STOCKTON, AS FOLLOWS: 
 
SECTION I. PREZONING CLASSIFICATION 

 

The Planning Commission hereby recommends the City Council adopt the 
attached Ordinance, attached hereto as Exhibit 1, for a Zoning Map Amendment, 
attached hereto as Exhibit 1a, for the Prezoning of Assessor’s Parcel Numbers 120-020-
260; -270; -300; -310; -320; and a portion of -300; 120-030-060; -070; -090; and -100; 
122-010-050; 124-010-010; -030; -070; 124-020-110 and -120, presently located in the 
County of San Joaquin, State of California, which will be hereby reclassified, upon 
annexation to the City of Stockton, to a mix of Residential, Low (RL), Public Facilities 
(PF), and Open Space (OS) zoning. 

 
Pursuant to SMC Section 16.116.050(B), Mandatory Findings of Fact for All 

Amendments, all of the following findings of fact, as applicable to this type of amendment, 
shall be made to approve an amendment: 

 
A. The proposed Prezoning action ensures and maintains internal consistency 



with the general land uses, objectives, policies, programs, and actions of all elements of 
the General Plan on balance. The 2040 General Plan Land Use Map designates the subject 
site Residential. Pursuant to Table 2-1 (General Plan Relationship to Development Code) of 
the General Plan, the RL Zone is compatible with the General Plan Land Use Map designation 
of Residential. PF and OS zoning is compatible with residential projects and is used for park 
and open space.  

 
The proposed Prezoning action would not create any inconsistencies with SMC 

Title 16 (Development Code) since it pertains to the Zoning Map only. The text of Title 16 
(Development Code) would remain unchanged under this action. 
 

The Project is consistent with the 2040 General Plan Land Use Map designation 
of Low Density Residential applicable to the site. The project also furthers General Plan 
policies such as: Goal LU-6: Provide for orderly, well-planned and balanced development. 
With the adoption of a companion Zoning Map Amendment, the Project would not create 
any inconsistencies with the Development Code; Policy LU-6.3: Ensure that all 
neighborhoods have access to well-maintained public facilities and utilities that meet 
community service needs; Goal, HE-2: Provide a range of housing types, densities, 
designs, and meet existing and projected housing needs for all economic segments of 
Stockton; and Policy HE-2.3: The City shall encourage and provide opportunities for a 
variety of housing types that provide market rate opportunities and promote balanced 
mixed-income neighborhoods. All of this is accomplished in a development proposal that 
is compliant with applicable development standards within SMC Title 16 (Development 
Code). 

 
B. The proposed Prezoning action will not endanger, jeopardize, or otherwise 

constitute a hazard to the public convenience, health, interest, safety, or general welfare 
of persons residing or working in the City because the RL, PF, and OS Zoning  
designations will, as noted above, be compatible with General Plan Land Use Map 
designation applicable to the site. 

 
C. Pursuant to Public Resources Codes Section 21080.3(b) and California 

Environmental Quality Act (CEQA) Guidelines Section 15183, Projects which are 
consistent with the development density established by existing zoning or general plan 
policies for which an EIR was certified shall not require additional environmental review, 
except as might be necessary to examine whether there are project-specific significant 
effects which are peculiar to the project or its site.   

 
Under CEQA Guidelines Section 15183(b), for such projects, a public agency’s 

examination of environmental effects shall be limited to effects that: (1) are peculiar to 
the project or the parcel on which the project would be located, (2) were not analyzed as 
significant effects in a prior EIR on the zoning action or general plan with which the 
project is consistent, (3) are potentially significant off-site impacts and cumulative 
impacts which were not discussed in the prior EIR, and (4) are previously identified 
significant effects which, as a result of substantial new information which was not known 
at the time the EIR was certified, are determined to have a more severe adverse impact 



than discussed in the prior EIR.  
 

         CEQA Guidelines Section 15183(c) specifies that impacts which are not peculiar 
to the project site, and which have been addressed as a significant effect in the prior EIR 
or can be substantially mitigated by applying uniformly applied development standards 
and policies shall not require preparation of an additional EIR on the basis of that impact.  

 
Here, the proposed Project is consistent with the adopted Envision Stockton 2040 

General Plan and its certified EIR (SCH# 2017052062), with City Council action taken 
on December 4, 2018. The Project is also consistent with the appliable general plan 
designation, density and all applicable general plan policies. Finally, an Initial 
Study/Section 15183 Consistency Checklist was prepared, included as Exhibit 2, and 
the Project would not result in new or more severe significant impacts beyond those 
previously evaluated. In particular, the Section 15183 Consistency Checklist provides 
substantial evidence that the Project is consistent with the General Plan and the Project 
meets the requirements of the statutory exemption defined under Public Resources 
Code Section 21083.3 and CEQA Guidelines Section 15183.  

 
Based on specific examination of the Project and its site, the Section 15183 

Consistency Checklist analysis demonstrates that the Project would not result in any 
significant impacts that: (1) were peculiar to the project or the project site; (2) were not 
identified as a significant effect in the General Plan EIR; or (3) were previously identified 
significant effects, and which as a result of substantial new information that was not 
known at the time that the General Plan  EIR was certified, were determined to have a 
more severe adverse impact than discussed in the General Plan EIR.  Further, the 
Section 15183 Consistency Checklist shows that any potential impacts of the Project or 
the site can and will be adequately addressed through uniformly applied development 
policies, standards, and existing legal and regulatory requirements (e.g., General Plan 
policies and actions, along with Federal, State, and local regulations), consistent with 
CEQA Guidelines Section 15183(c). Thus, the statutory exemption provided by Public 
Resources Code Section 21083.3 and CEQA Guidelines Section 15183 applies here 
and no further environmental review under CEQA is required.  

 
D. Based on the information included Project plans and staff evaluation of the 

Project, the subject site would be physically suitable (including access, provision of 
utilities, compatibility with adjoining land uses, and absence of physical constraints) for 
the requested zoning designation and anticipated land use development. 

 
// 
// 
// 
// 
// 
// 
// 
// 



SECTION II: PLANNING COMMISSION ACTION 
 

Based on its review of the entire record herein, including the April 9, 2026, 
Planning Commission staff report, all supporting, referenced, and incorporated 
documents, and all comments received, the Planning Commission hereby recommends 
approval to the City Council for the Prezoning of the site. 
 

PASSED, APPROVED, and ADOPTED          April 9, 2026     . 
 

 
 
       
TERRY HULL, CHAIR 

                                                                     City of Stockton Planning Commission 
ATTEST: 
 
 
       
MICHAEL MCDOWELL, SECRETARY 
City of Stockton Planning Commission 


