
Resolution No.2023-01-26-0501-02 

STOCKTON PLANNING COMMISSION 

RESOLUTION APPROVING A TENTATIVE MAP TO CREATE A SIXTY-SEVEN (67) 
LOT SUBDIVISION AND A PLANNED DEVELOPMENT AT THE 8601 THORNTON 
ROAD (APNS 080-320-06 AND 080-320-07) (APPLICATION NO. P21-1171) 

The applicant Go Partners (hereafter "Applicant"), LLC, is proposing the 
subdivision of a 6.63-acre parcel of land into 67 parcels approximately 2,730 SF in size 
located 8601 Thornton Road (APNs 080-320-06 and 080-320-07); and 

The Project includes a Tentative Map (TM), a Planned Development, and 
adoption of an Initial Study/Addendum to the previously certified 2040 General Plan 
Environmental Impact Report (SCH #2017052062)(EIR Addendum) and adoption of a 
Mitigation Monitoring and Reporting Program; and 

The Applicant proposes to create a Planned Development for the 67 parcels to 
promote and encourage maximum flexibility in development standards for the future 
residential project design; and 

On December 29, 2022, 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 January 26, 2021, the Planning Commission conducted a public hearing on 
the application, in compliance with SMC section 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: 

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: 

California Environmental Quality Act 

The City has prepared an Initial Study/Addendum to the 2040 General Plan 
Environmental Impact Report (EIR Addendum) in compliance with CEQA guidelines 
section 15164. The EIR Addendum and the Mitigation Monitoring and Reporting Plan 
must be adopted by the Planning Commission before the Tentative Map may be 
approved. 
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Tentative Map 

Per SMC section 16.188.60(A), a tentative map or tentative parcel map may only 
be approved if the Review Authority makes the following findings: 

1. Per Stockton Municipal Code (SMC) section 16.188.060(A), the proposed
subdivision is consistent with the General Plan (Subdivision Map Act
§ 66473.5), and any applicable Specific Plan, Precise Road Plan, or Master
Development Plan. The proposed residential use is consistent with the
2040 General Plan designation of Medium Density Residential.

2. Per SMC section 16.188.060(A)(2), the supplemental findings can also be
made which are a) the residential project will construct necessary sidewalk,
curb, gutter, water, sewer, and street improvements; b) the map is not
creating condominiums or is a condominium conversion; c) the proposed
map will not be creating any exactions and any necessary dedications will
comply with City standards; and d) there is no waiver request of the parcel
map.

Per SMC section 16.188.060(8) the following findings for the tentative map can 
be made in the affirmative. 

1. The approval of the proposed subdivision would be consistent with the
General Plan designation since the site is categorized as a Residential land
use and the proposed use is residential.

2. The site is physically suitable for the type of proposed density of the
development as it is a vacant site proposed for residential use. With the
proposed Conditions of Approval, services will be available to the site.

3. The design of the subdivision is not likely to cause substantial
environmental damage or injure fish or wildlife or their habitat as
determined by the EIR Addendum prepared in support of the Project.

4. The design of the proposed development is not likely to cause serious
public health or safety problems. The proposed uses are compatible with
the adjacent residential uses to the north, south and west, surrounding the
subject site and will not cause serious public health or safety problems. All
on-site and off-site improvements to serve the development will be
constructed as part of the Project, which provides a public benefit. Any
potential health risks have been evaluated in the Initial Study and, as
necessary, addressed in the Addendum to the General Plan EIR.

5. The design of the subdivision would not conflict with easements acquired
by the public at large for access through, or use of, property within the
proposed subdivision. There are no existing easements that have been
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acquired through, or use of, the property within the proposed subdivision of 
the parcel. 

6. The discharge of sewage from the proposed subdivision into the regional
sewer system would not result in the violation of existing requirements
prescribed by the California Regional Water Quality Control Board as
determined by the EIR Addendum prepared in support of the Project.

7. A preliminary soils report or geological hazard report indicating adverse soil
or geological conditions will be required at the time of building permit
submittal.

8. The proposed subdivision is consistent with all applicable sections of the
Development Code, Municipal Code, the City's standard specifications and
plans, and the Map Act.

Planned Development Permit 

Per SMC section 16.144.060, the following findings listed below can be made in 
the affirmative. 

1. The proposed development would; be allowed within the subject zoning
district as a residential use is being proposed in a residential zoning district;
complies with the applicable provisions in the development code as well as
provide for maximum flexibility in site planning and property development
to carry out the purpose, intent, and requirements of the respective zoning
district, including prescribed development standards; and is consistent with
the general land uses, objectives, policies, and programs of the General
Plan for Medium Density Residential.

2. There are adequate provisions for public utilities and services to ensure
that the proposed development would not be detrimental to public health
and safety. Existing utilities are located within the Thornton Road
right-of-way and the applicant has worked with the respective City
Departments to verify capacity against the projects projected demands.

3. The establishment, maintenance, or operation of the proposed activity at
the location proposed would 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 neighborhood of the
proposed use. Conversely, the project will seek to develop a vacant and
blighted parcel that has been a frequent target for homeless encampments,
loitering, littering and vandalism.

4. The subject site would be; 1) physically suitable for the residential use and
density proposed as the provision of utilities exists, there is public access
from Thornton Road, and there are no physical constraints on the parcels
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or getting into the parcels; 2) the site is adequate in size and shape to 
accommodate the use and all fences and walls, landscaping, loading, 
parking, yards, and other features required by this Development Code; and 
3) served by Thornton Road for main access, and a private street for
internal access which will be adequate in width and pavement type to carry
the quantity and type of traffic generated by the proposed residential
development.

5. The proposed development would produce a comprehensive development
of superior quality than might otherwise occur from more traditional
development applications in that it will provide a new higher density
residential project that offers a smaller, more compact footprint, while still
providing for adequate landscape relief and modest rear yards.

6. The proposed design and development is innovative and creative and in
compliance with the standards identified in Chapter 16.68 (Planned
Development Permit Standards). It sets unique development standards
specific to the project that encourage design creativity at a higher density.

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 16.188.100(8). 

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. Future residential development is subject to obtaining a Design Review
approval per SMC section 16.120.020(A)(1 )(a). 
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7. 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. 

8. 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. 

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

10. 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 

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

12. 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. 

13. 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. 

14. 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. 

15. 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 
development. 

16. 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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17. 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. 

18. 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. 

19. 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. 
R5-2016-0040). The guidelines have changed as of February 2021, the project must 
address the new trash requirements. 

20. 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. 

21. 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. 

22. 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. 

23. 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. 

24. 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 
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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. 

25. Prior to recordation of any final map, ODS shall annex into and comply with
all requirements of the Citywide Services and Maintenance Community Facilities District 
known as CFD-2018-0 3 pursuant to the Community Facilities Act and the City Council's 
adopted District Formation and Financing Policy (Resolution 2018-0 7-17-1301). 

PASSED,APPROVED,and ADOPTED __ J� a� n�u �a_N_2�6=2�0=2 �3 __ 

E Tl, CHAIR 
City of Stockton P anning Commission 

ATTEST: 
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OWNER
NAME: GO PARTNERS LLC

C/O RICHARD GONZALES
ADDRESS: 1024 WEST ROBINHOOD DRIVE, SUITE #5

STOCKTON, CA 95207
PHONE: 209-649-4092

LEGAL DESCRIPTION
THE LAND REFERRED TO IS SITUATED IN THE COUNTY OF SAN
JOAQUIN, CITY OF STOCKTON, STATE OF CALIFORNIA, AND IS
DESCRIBED AS FOLLOWS:

A PORTION OF THE SOUTHEAST QUARTER OF SECTION 8, TOWNSHIP
2 NORTH, RANGE 6 EAST, MOUNT DLABLO BASE AND MERIDIAN, IN
THE CITY OF STOCKTON, DESCRIBED AS FOLLOWS:

COMMENCING AT A POINT 89 DEGREES 41' WEST 700 FEET AND
NORTH O DEGREES 24' WEST 50 FEET FROM THE SOUTHEAST
CORNER OF SAID SECTION 8, TO THE POINT OF BEGINNING OF
HEREIN DESCRIBED TRACT; THENCE NORTH 0 DEGREES 24' WEST
ALONG THE WEST LINE AND EXTENSION THEREOF, NORTHERLY OF
THAT CERTAIN TRACT OF LAND DESCRIBED IN DEED TO MARCELINO
TABOADA, RECORDED MARCH 13,1939 IN BOOK 636 OF OFFICIAL
RECORDS, PAGE 415, SAN JOAQUIN COUNTY RECORDS, A DISTANCE
OF 490 FEET TO THE SOUTH LINE OF LAND DESCRIBED IN DEED TO
JOHN ATHERTON, ET UX, RECORDED JANUARY 31, 1947 IN BOOK
1039 OF OFFICIAL RECORDS, PAGE 98, SAN JOAQUIN COUNTY
RECORDS; THENCE WEST ALONG THE SOUTH LINE OF SAID
ATHERTON LAND 350 FEET TO THE SOUTHWEST CORNER OF SAID
LAND; SAID POINT BEING THE EAST LINE OF THE LAND AS
DESCRIBED IN DEED TO WILLIAM D. MCKENZIE, RECORDED MAY 22,
1931 IN BOOK 369 OF OFFICIAL RECORDS, PAGE 266, SAN JOAQUIN
COUNTY RECORDS; THENCE SOUTH 0 DEGREES 24' EAST ALONG
THE EAST LINE OF SAID MCKENZIE LAND, 490 FEET TO THE NORTH
LINE OF ALPHA DRIVE; THENCE SOUTH 89 DEGREES 41' EAST ALONG
THE NORTH LINE OF ALPHA DRIVE 350 FEET TO THE POINT OF
BEGINNING.

EXCEPT THEREFROM A PORTION OF THE SOUTHEAST QUARTER OF
SECTION 8, TOWNSHIP 2 NORTH, RANGE 6 EAST, MOUNT DIABLO
BASE AND MERIDIAN, AND MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION 8;
THENCE NORTH 89 DEGREES 07' 30" WEST ALONG THE SOUTH LINE
OF SAID SECTION, A DISTANCE OF 700 FEET; THENCE NORTH 00
DEGREES 09' 30" EAST 50.00 FEET TO THE TRUE POINT OF
BEGINNING, BEING A FOUND IRON PIPE MARKING THE SOUTHEAST
CORNER OF THE TRACT OF LAND DESCRIBED IN DEED TO AMANCIO
H. LAWAS, ET UX, RECORDED IN BOOK 1224 OF OFFICIAL RECORDS,
PAGE 197Y SAN JOAQUIN COUNTY RECORDS, SAID IRON PIPE BEING
SHOWN ON MAP OF SURVEY FILED IN BOOK 7 OF SURVEYS, PAGE 80,
SAN JOAQUIN COUNTY RECORDS; THENCE CONTINUING NORTH 00
DEGREES 09' 30" EAST ALONG THE EAST LINE OF SAID LAWAS
LANDS, 8.00 FEET; THENCE LEAVING SAID EAST LINE, NORTH 89
DEGREES 07* 30" WEST 350.00 FEET TO THE WEST LINE OF SAID
LAWAS LANDS; THENCE ALONG SAID WEST LINE, SOUTH 00
DEGREES 09' 30" WEST 8-00 FEET TO A FOUND IRON PIPE MARKING

THE SOUTHWEST CORNER OF SAID LAWAS LANDS; THENCE ALONG
THE SOUTH LINE OF LAWAS LANDS, PARALLEL WITH AND 50 FEET
NORTHERLY OF, MEASURED AT RIGHT ANGLES, THE SOUTH LINE OF
SAID SECTION 8, SOUTH 89 DEGREES 07' 30" EAST 350,00 FEET TO
THE TRUE POINT OF BEGINNING.

ALSO EXCEPT THEREFROM ALL DEPOSITS OF MINERALS, INCLUDING
OIL AND GAS IN SAID PARCELS, TOGETHER WITH THE RIGHT TO
PROSPECT AND REMOVE SUCH DEPOSITS THEREFROM AS
RESERVED IN DEED BY AMANCIO H. LAWAS, ET UX, RECORDED
JANUARY 20, 1971 IN BOOK 3482.OF OFFICIAL RECORDS, PAGE 369,
AS DOCUMENT NO. 3612; SAN JOAQUIN COUNTY RECORDS. SAID
DEED RECITES "WITHOUT, HOWEVER, THE RIGHT TO DRILL, MINE,
EXPLORE OR OPERATE THROUGH THE SURFACES OR UPPER 100
FEET OF THE SUBSURFACE OF THE PARCELS OR OTHERWISE IN
SUCH MANNER AS TO ENDANGER THE SAFETY OF ANY LEVEE OR
OTHER IMPROVEMENTS THAT MAY BE CONSTRUCTED ON SAID
PARCELS." SAID DEED ALSO RECITES"EXCEPTING THEREFROM AND
RESERVING UNTO THE REMAINING LANDS OF GRANTOR, HIS
SUCCESSORS AND ASSIGNS WHICH ARE CONTIGUOUS TO THE REAL
PROPERTY HEREIN ABOVE DESCRIBED, WITHOUT LIMITATIONS, THE
WATER AND RIPARIAN RIGHTS WHICH ARE NOW APPURTENANT TO
SAID REMAINING LANDS WHICH SHALL INCLUDE THE RIGHT TO THE
ENJOYMENT AND USE OF MOSHER SLOUGH FOR ALL USEFUL
PURPOSES TO WHICH IT MAY BE PUT."

APN: 080-320-06

THE LAND REFERRED TO IS SITUATED IN THE COUNTY OF SAN
JOAQUIN, CITY OF STOCKTON, STATE OF CALIFORNIA, AND IS
DESCRIBED AS FOLLOWS:

THAT PORTION OF THE SOUTHEAST QUARTER OF SECTION 8,
TOWNSHIP 2 NORTH, RANGE 6 EAST, MOUNT DIABLO BASE AND
MERIDIAN, DESCRIBED AS FOLLOWS: BEGINNING AT A POINT ON THE
SOUTH LINE OF SAID SECTION DISTANT THEREON NORTH 89° 41'
WEST 1050 FEET FROM THE SOUTHEAST CORNER OF SAID
SOUTHEAST QUARTER; THENCE NORTH 0° 24' WEST 575 FEET,
THENCE SOUTH 74° 14' WEST 408.4 FEET; THENCE SOUTH 27° 20'
EAST 521.9 FEET TO THE SOUTH LINE OF SAID SECTION, THENCE
SOUTH 89° 41' EAST 156.5 FEET TO THE POINT OF BEGINNING,
CONTAINING 3.40 ACRES, MORE OR LESS. EXCEPT THAT PORTION
AS CONVEYED TO SAN JOAQUIN COUNTY FLOOD CONTROL AND
WATER CONSERVATION DISTRICT, A POLITICAL SUBDIVISION, BY
DEED RECORDED DECEMBER 24, 1970 IN BOOK 3471, PAGE 186, SAN
JOAQUIN COUNTY RECORDS.

APN: 080-320-070

ENGINEER
NAME: DILLON & MURPHY ENGINEERING

C/O CECIL DILLON
ADDRESS: 847 N CLUFF AVENUE SUITE A-2

LODI, CA 95240, P.O. BOX 2180
PHONE: 209-334-6613

SCALE: 1"=50'

DRAWN BY: JMC, NR, JS

AS BUILT BY:

CHECKED BY: CD

DESIGNED BY: 

JOB NO.

OF 3 SHEETS

1

SHEET

MAY, 2022
STOCKTON, CALIFORNIA

DAVIS CROSSING SUBDIVISION
TENTATIVE MAP

GO PARTNERS LLC

DILLON & MURPHY
ENGINEERING
847 N. CLUFF AVENUE
SUITE A-2, LODI, CA 95240
(209) 334-6613

2075

BENCH MARK: PID #8  EL:16.89

DESCRIPTION: BOLT & WASHER AT
THORNTON AND DAVIS RD. C.O.S.
1N-6. DATE OF SURVEY: SEPT 03,
2020

(DATUM: NAVD 88)
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PORTOLA AVE

ALPHA DRIVE

VICINITY MAP
N.T.S

MOSHER    SLOUGH

TENTATIVE MAP

DAVIS CROSSING SUBDIVISION
8601 THORNTON ROAD, STOCKTON, CA. 95209, A.P.N. 080-32-006 & 080-32-007

SELF STORAGE
ZONE: CG

THORNTON VILLAGE
ZONE: CG

JOAQUIN MURIETTA ESTATES
ZONE: RL

JOAQUIN MURIETTA ESTATES
ZONE: RM

Know what's below.
before you dig.Call
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HACIE
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ALPHA DRIVE

NOTES
1. APN:  080-320-06 & 080-320-07
2. WATER:  CITY OF STOCKTON
3. SANITARY SEWER:  CITY OF STOCKTON
4. STORM DRAINAGE:  PRIVATE
5. EXISTING ZONING: RM, PROPOSED PLANNED DEVELOPMENT
6. SITE ADDRESS: 8601 THORNTON RD, STOCKTON, CA 95209
7. FLOOD ZONE: ZONE X, AREA WITH REDUCED FLOOD RISK DUE TO LEVEE.

MAP NO. 06077C0315F, DATED 10/16/2009
8. TYPICAL PARCEL SQUARE FOOTAGE: 2730 S.F.  UNLESS OTHERWISE NOTED
9. DENSITY: 10.1 DWELLING UNITS PER GROSS ACRE
10. OPEN SPACE: 68,103ft²,  APPROXIMATELY 24% TOTAL PROJECT AREA

INCLUDES; FRONT YARDS, PARK, INFILTRATION, AND OPEN 
SPACE AREAS.

11. OPEN SPACE AREAS ARE PRIVATE AND WILL BE MAINTAINED BY THE HOA.
12. NO GATES ARE PROPOSED TO ENTER THE SUBDIVISION, ONLY TO PROVIDE

ACCESS TO THE LEVEE.
13. EXISTING TREES ON-SITE ARE BEING REMOVED AS A SAFETY PRECAUTION

DUE TO THE HOMELESS ACTIVITIES ON-SITE.
REV. NO. DESCRIPTION DATE

1 PD - COMMENTS

STOCKTON, CALIFORNIA
CITY ENGINEER

APPROVED BY:

DATE: ______________________

STOCKTON, CALIFORNIA
PLANNING MANAGER

APPROVED BY:

DATE: ______________________
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NOTES
1. APN:  080-320-06 & 080-320-07
2. WATER:  CITY OF STOCKTON
3. SANITARY SEWER:  CITY OF STOCKTON
4. STORM DRAINAGE:  PRIVATE
5. EXISTING ZONING: RM, PROPOSED PLANNED DEVELOPMENT
6. SITE ADDRESS: 8601 THORNTON RD, STOCKTON, CA 95209
7. FLOOD ZONE: ZONE X, AREA WITH REDUCED FLOOD RISK DUE TO LEVEE.

MAP NO. 06077C0315F, DATED 10/16/2009
8. TYPICAL PARCEL SQUARE FOOTAGE: 2730 S.F.  UNLESS OTHERWISE NOTED
9. DENSITY: 10.1 DWELLING UNITS PER GROSS ACRE
10. OPEN SPACE: 68,103ft²,  APPROXIMATELY 24% TOTAL PROJECT AREA

INCLUDES; FRONT YARDS, PARK, INFILTRATION, AND OPEN 
SPACE AREAS.

11. OPEN SPACE AREAS ARE PRIVATE AND WILL BE MAINTAINED BY THE HOA.
12. NO GATES ARE PROPOSED TO ENTER THE SUBDIVISION, ONLY TO PROVIDE

ACCESS TO THE LEVEE.
13. EXISTING TREES ON-SITE ARE BEING REMOVED AS A SAFETY PRECAUTION

DUE TO THE HOMELESS ACTIVITIES ON-SITE.
14. LOTS CREATED: 67 SINGLE FAMILY DWELLINGS

3 INFILTRATION BASINS
2 OPEN SPACE/PARK AREAS
1 PRIVATE STREET RIGHT-OF-WAY
73 TOTAL LOTS

BENCH MARK: PID #8  EL:16.89

DESCRIPTION: BOLT & WASHER AT
THORNTON AND DAVIS RD. C.O.S.
1N-6. DATE OF SURVEY: SEPT 03,
2020

(DATUM: NAVD 88)

EX. FOUNDATIONS
TO BE REMOVED

EX. TREES TO
BE REMOVED

BOUNDARY

EX. CONTOUR

EX. UTILITIES

PROPOSED UTILITIES8" W

8" W

13

OFFSITE ALPHA DRIVE TYPICAL SECTION
SCALE: N.T.S.

2%2%

EX. BLDG.

8"
 S

S

8" SS

8" SS

8" SS

8" SS

18
" S

D

8" W

8" W

8"
 W

8" W

8" W

A.P.N. 080-320-07 A.P.N. 080-320-06

EX. TREES TO
BE REMOVED

EX. TREES TO
BE REMOVED

38'-48'

47'-57'

2%2%

2.5'

MEDIAN SECTION
SCALE: N.T.S.

SEE DETAIL 'A'

DETAIL A
SCALE:
1" = 30'

NOTE - NO PARKING ON ALPHA DRIVE
FROM THORNTON ROAD TO STREET A

COS RIGHT OF WAY TO BE ABANDONED

C.O.S. R/W TO BE ABANDONED

NOTE: TYPICAL SECTIONS WILL CONFORM TO
C.O.S. STANDARD DRAWING R-4 FOR LOW VOLUME

RESIDENTIAL STREETS, REFER TO GEOTECH
REPORT# 22-268G, DATED 12-14-21 FOR SECTION

EX. TRAFFIC SIGNAL

VARIES
C.O.S. PUE FOR SEWER & WATER

3" A.C. MINIMUM
OVER  8" AB AND

ORIGINAL  GROUND
@ 95% R.C. (TYP.)

PROPOSED COS PUE

C.O.S. R/W  (DOC. #2002-011314)
TO BE ABANDONED

R = 30'

R = 30'

PPB Ø6

PPB Ø6

PPB Ø6

OPEN SPACE
PARK AREA

ENHANCED ENTRY
FEATURE

OPEN SPACE
571 SF

1 PD - COMMENTS

EXISTING FENCEX

PROPOSED 3" AC OVER 8" AB
(REFER TO GEOTECH REPORT)

PROPOSED FIRE HYDRANT

EX. FIRE HYDRANT

EX. POWER POLE

RM ZONE P-D
LOT AREA 5000 S.F. 2730 S.F.

LOT WIDTH 50' 42'

SIDE SETBACK 5' 4'

STREET R/W PUBLIC PRIVATE

PRIVATE STREET R/W ---- 94,952 S.F.

MOSHER SLOUGH
ZONE A

PROP. CONCRETE

TYPICAL LOT AREA
SCALE:
1" = 20'

16' VARIES
6'-16' 16'

PL

C.O.S. R/W TO BE ABANDONED
(DOC. #2002-011314)

58' SJCO R/W

0.5' 25'

42'

65
'

43'

65'

42'

75
'

42'

65
'

65
'

42
'

75'

72
'

42'

60
'

54'

51
'

48'

50'

48'

58'

42'

65
'

65
'

42'

20
'

81
'

58
'

40'

32
'

32
'

32'

32
' 42

'

73'

56'

42'42'

26'

77

41'

60
'

28'

19' SJCO EASEMENT

42

65'

10
'

2.
5'

4'

4'

12
'

4'

8'

4'

5'
PUE

2.5' 20' 2' 4.5'

19'
SJCO EASEMENT

15'
C.O.S. R/W

TO BE
ABANDONED

25'

5'

42'

4.5
'

10
.5'

11
'

110 R/W

10'
PUE

32'
C.O.S. PUE FOR SEWER & WATER

29'
C.O.S. PUE FOR SEWER & WATER

10' PUE (TYP.)

10' PUE (TYP.)

30'

PROP 5' PUE

65'

26'

42'

FOUR-WAY SIGNALIZED
INTERSECTION WITH AUTOMATIC

SIGNAL ON EACH LEG

INSTALL SPEED
HUMP

5' X 5' HANDICAP
PASSING
SPACED @ 200'

EX. FIRE
HYDRANT (TYP.)

EX. FENCE
TO BE REMOVED

PROPOSED 1 TREE
PER LOT, 3 FOR

CORNER LOTS

2' 4.5'

2' 4.5'

6'

20' GARAGE
SETBACK

EX. WOODEN
FENCE (TYP.)

POTENTIAL
BUILDING
ENVELOPE

8" SS

8" W
8" W

18
" S

D

EX. 10" SS

EX
. 1

6"
 W

R = 74'

PROPOSED STREET
LIGHTING (TYP.)

EX. POWER POLE TO
BE REMOVED (TYP.)

EXISTING MASONRY WALL

LIVING AREA
656 S.F.

GARAGE
20'x20'

GARAGE
20'x20'

LIVING AREA
910 S.F.

GARAGE
20'x20'

LIVING AREA
702 S.F.

20' GARAGE
SETBACK (TYP.)

10' BACK YARD
SETBACK (TYP.)

4' SIDE
SETBACK (TYP.)

15' FRONT YARD
SETBACK (TYP.)

POTENTIAL BUILDING ENVELOPE OF LOTS 19, 20, 21
SCALE:
1" = 20'

STOCKTON, CALIFORNIA
CITY ENGINEER

APPROVED BY:

DATE: ______________________

STOCKTON, CALIFORNIA
PLANNING MANAGER

APPROVED BY:

DATE: ______________________

ATTACHMENT A
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SECTION B - B
SCALE:

HORIZONTAL: 1" = 10'
VERTICAL: 1" = 5'

13'

EX. BLDG

31'±

31'±

6'4' 5'

5'

15' COS PROPERTY
TO BE ABANDONED

SJCO EASEMENT
19'

PROPOSED PUE

X
X

X

8" W 8" W

18" SD 8" SS
Know what's below.

before you dig.Call

R

SCALE: 1"=50'
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ENGINEERING
847 N. CLUFF AVENUE
SUITE A-2, LODI, CA 95240
(209) 334-6613

2075

0 15 30 60

SCALE: 1"=30'

BENCH MARK: PID #8  EL:16.89

DESCRIPTION: BOLT & WASHER AT
THORNTON AND DAVIS RD. C.O.S.
1N-6. DATE OF SURVEY: SEPT 03,
2020

(DATUM: NAVD 88)

EX. POWER POLE TO BE
REMOVED (TYP.)

C.O.S. R/W  (DOC. #2002-011314)
TO BE ABANDONED AND DEDICATED

AS PUBLIC UTILITY EASEMENT

LEGEND:

PROPOSED P.U.E.

EX. UTILITIES

PROPOSED UTILITIES8" W

8" W

EX. PAVEMENT

EX. CONCRETE

PROPOSED 3" AC OVER 8" AB
(REFER TO GEOTECH REPORT)

R/W TO BE ABANDONED AS P.U.E.

EX. POWER POLE

OFFSITE ALPHA DRIVE TYPICAL SECTION
SCALE: N.T.S.

2%2%

EX. BLDG.5'
PUE

2.5' 20' 2' 4.5'

19'
SJCO EASEMENT

15'
C.O.S. R/W

TO BE
ABANDONED

25'

5'

29'
C.O.S. PUE FOR SEWER & WATER

PUBLIC SEWER & WATER
THROUGHOUT, TO BE

MAINTAINED BY C.O.S.
THROUGH PUBLIC UTILITY

EASEMENT

EXHIBIT A
PUBLIC UTILITY EASEMENT

SCALE:
1" = 30'

EXHIBIT C
PROPOSED UTILITY LOCATIONS

SCALE:
1" = 30'

EXHIBIT B
EXISITING OVERHEAD UTILITIES

SCALE:
1" = 30'

19' SJCO ACCESS AND UTILITY
EASEMENT (DOC# A-21-92)

PROPOSED FIRE HYDRANT

PROPOSED MANHOLE

PROPOSED WATER VALVE

BOUNDARY

FIRE HYDRANT (TYP.)

C.O.S. R/W  (DOC. #2002-011314)
TO BE ABANDONED AND DEDICATED

AS PUBLIC UTILITY EASEMENT

18" SD
8" SS

8" SS

18
" S

D

EX. OVERHEAD
POWER LINES TO BE
REMOVED (TYP.)

EX. 10" SS

EX. 10" SS

EX. 21" SD

EX. 16" W

EX
. 1

6"
 W

CONNECT TO EX. 16"
WATER WITH FITTINGS (NO
HOT TAPS)

CONNECT TO EX. STORM DRAIN

PROP. CONCRETE

ALPHA DRIVE

THORNTON  ROAD

ALPHA DRIVE

THORNTON  ROAD

ALPHA DRIVE
THORNTON  ROAD

PROPOSED P.U.E.

INSTALL GATE
FOR LEVEE ACCESS

5'
6'

10'

10'

CONNECT TO EX. SEWER

8" W
8" W

PROPOSED STREET
LIGHTING (TYP.)

PROPOSED STREET
LIGHTING (TYP.)

4'

X

X

EX. 16" W

EX. WATER VALVE

EX. 8" W

B

B

REV. NO. DESCRIPTION DATE

1 PD - COMMENTS

STOCKTON, CALIFORNIA
CITY ENGINEER

APPROVED BY:

DATE: ______________________

STOCKTON, CALIFORNIA
PLANNING MANAGER
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DATE: ______________________
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