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STAFF REPORT - Development Title 
 Text Amendment 
 
Application Information 
 
Owner:   San Joaquin County  
Applicant:  Housing Authority of the County of San Joaquin (HACSJ) 
File Number:  PA-1800327 
Location:  Applicable Countywide 
 
Supervisorial District: All 
CEQA Determination: Mitigated Negative Declaration 
Staff:   Megan Aguirre 
 
Project Description 
 
This project is a proposed Development Title Text Amendment (Text Amendment) application to permit a 
new use type, Veterans Supportive Housing, in the P-F (Public Facilities) zone with special use regulations 
pertaining to public services and location. Based on the proposed special use regulations, Veterans 
Supportive Housing projects would be subject to either an Improvement Plan or a Site Approval application. 
The proposed Text Amendment includes amending the Development Title as follows: 
 

 Chapter 9-115 Use Classification System: Add Section 9-115.150 “Veterans Supportive Housing” 
as a new use type and define the use type as “long-term, supportive and affordable housing for 
veterans and their families to assist in regaining and maintaining independence.” 
 

 Table 9-705.2 Uses in Other Zones: Add “Veterans Supportive Housing” as “Permitted with 
Improvement Plan” in the P-F (Public Facilities) zone and “Use Not Permitted” for the AP-X and M-
X zones. 
 

 Development Title Section 9-705.6 Special Use Regulations in the Public Facilities Zone: Amend 
to include special use regulations pertaining to Veterans Supportive Housing, including the 
requirement for a Site Approval application for all proposed projects with a cumulative number of 
fifty (50) or more units, as well as location and service requirements.  
 

 Table 9-305.2 Uses in Residential Zones, Table 9-405.2 Uses in Commercial Zones, Table 9-505.2 
Uses in Industrial Zones, and Table 9-605.2 Uses in Agricultural Zones: Add Veterans Supportive 
Housing as “Use Not Permitted” in each zone.  
 

 Table 9-1015.3(a): Add a parking requirement of 1.5 spaces per dwelling unit. 
 
The underlying project that necessitated the need for this text amendment is a forty-nine (49) unit affordable 
housing development exclusively for homeless veterans to be located on a 4-acre portion of a 16-acre 
parcel owned by San Joaquin County Hospital (APN: 193-050-15). The project site is located on the north 
side of Mathews Road, 880 feet west of Manthey Road, Stockton. 
 
Recommendation 
 
Approval. 
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Referrals and Replies 
Early consultation referrals were mailed on March 5, 2019, with responses due by March 19, 2019. Application 
referrals were mailed on March 22, 2019 with responses due on April 22, 2109. A revised application referral 
for the revised environmental document was mailed on July 15, 2019 with responses due on August 15, 2019. 
 
AGENCY RESPONSE DATE (through August 13, 2019) 
 
SJC Assessor 
SJC Board of Supervisors 
SJC Building Division/Plan Check 
SJC County Counsel 
SJC Administrator’s Office 
SJC Environmental Health March 18, 2019/August 15, 2019 
SJC Fire Prevention Bureau 
SJC General Services 
SJC Mosquito Abatement 
SJC Public Works March 20, 2019/July 19, 2019 
SJC Sheriff Communications Director 
All Cities 
 City of Stockton Department of Public Works August 13, 2019 
All Fire Districts 
 Lathrop-Manteca Fire District March 8, 2019 
All School Districts 
Air Pollution Control District 
San Joaquin Council of Governments March 8, 2019 
Caltrans – District 10  March 27, 2019 
CA Highway Patrol 
CA Fish and Wildlife: All Regions 
Central Valley Flood Protection Board April 16, 2019 
CA Division of Aeronautics 
CA Native American Heritage Commission 
Federal Emergency Management Agency March 18, 2019/April 1, 2019/July 18, 2019 
US Fish & Wildlife 
PG&E March 13, 2019/July 22, 2019 
AT&T 
RD 17 Mossdale 
Stockton Water Service 
ALUC/CMA March 28, 2019 
Haley Flying Service 
Precissi Flying Service 
Sierra Club 
Stockton Airport 
North Valley Yokuts Tribe March 29, 2019 
California Tribal TANF Partnership 
California Valley Miwok Tribe  
United Auburn Indian Community 
 
 
A legal ad for the public hearing was published in the Stockton Record on August 26, 2019. 
 
Twenty (20) public hearing notices were mailed on August 26, 2019. 
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UNDERLYING PROJECT 
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Analysis 

 
Background 
 
The San Joaquin County Hospital owns approximately 357.36 acres of land comprised of several parcels 
on the west side of Interstate 5 at the northwest corner of Mathews Road and Manthey Road. This is 
commonly referred to as the Mathews Road Complex. The property contains multiple uses, including the 
San Joaquin County Hospital (also referred to as San Joaquin General Hospital), the Veteran’s Stockton 
Clinic, San Joaquin General Hospital Dialysis Center, Health Plan of San Joaquin, and two (2) migrant farm 
labor housing developments operated by the Housing Authority of San Joaquin County (HACSJ). The VA 
Community-Based Outpatient Clinic (CBOC) and the Community Living Center (CLC) are also proposed to 
be built on a 52-acre area of land north of the San Joaquin County Hospital. There are also several 
undeveloped areas.  
 
HACSJ is applying with the California Department of Housing and Urban Development to procure the 
competitively awarded Veterans Housing and Homelessness Prevention Program Funding (VHHP) to 
establish a facility to house homeless Veterans (“Victory Gardens”), and has also been working with the 
County on finding a suitable location. The purpose of the VHHP is to facilitate the acquisition, construction, 
rehabilitation, and preservation of affordable multifamily housing for veterans and their families to allow 
veterans to access and maintain housing stability. A vacant portion of the San Joaquin County Hospital site 
was determined to be a suitable location based on the close proximity to transportation and veteran, 
medical, and community services. However, the property is zoned Public Facilities (P-F), which does not 
currently permit this use. In fact, none of the existing use types found in the Development Title are directly 
applicable to housing for homeless Veterans.  
 
On February 20, 2019, the Board of Supervisors approved the General Services Department Director to 
sign an Option to Lease Agreement with HACSJ for a 4.75-acre portion of a 16-acre parcel at the Mathews 
Road Complex. The Board of Supervisors also directed County staff to process and bring forward a Text 
Amendment for consideration that would allow veteran’s housing on parcels with public services zoned 
Public Facilities that are within reasonable distance of veteran, medical, and community services. The 
subject Text Amendment is being processed as a result of the Board of Supervisors action. 
 
After several meetings with the County and the discussion of potential options, HACSJ submitted the 
subject Text Amendment application to permit a new use type, “Veterans Supportive Housing,“ in the P-F 
(Public Facilities) zone. Veterans Supportive Housing is proposed to be defined as “long-term, supportive 
and affordable housing for veterans and their families to assist in regaining and maintaining independence.” 
As part of the application, the applicant has also proposed the following special use regulations: 
 
Section 9-705.6 SPECIAL USE REGULATIONS IN THE PUBLIC FACILITIES ZONE 
 

(c)  Veterans Supportive Housing. Veterans supportive housing may be permitted in the P-F zone 
subject to the following requirements: 

 
(1) An Improvement Plan shall be required for projects where the total number of cumulative units 

for veterans supportive housing is equal to or less than forty-nine (49). 
 

(2) A Site Approval shall be required for projects where the total number of cumulative units for 
veterans supportive housing is equal to or greater than fifty (50). 

 
(3) Development shall occur on parcels located within one half (1/2) mile of a State or Federal 

Interstate. 
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(4) Development shall occur on parcels with primary frontage on a Minor Arterial or higher 

classification roadway. 
 
(5) Development shall occur on parcels located within one-quarter (1/4) mile of a County owned 

hospital. 
 
(6) Development shall comply with multi-family residential project landscaping requirements 

contained in Section 9-1020.6(a) of the Development Title and parking landscaping 
requirements contained in Section 9-1020.5 of the Development Title. 

 
(7) Signs shall comply with the regulations for multi-family residential projects contained in Section 

9-1710.4(b)  
 
(8) Veterans supportive housing shall be served by public water, sewer, and storm drainage. 

  
(9) If during the course of construction, including any grading activity associated with said 

construction, subsurface cultural resources are uncovered anywhere within the project site, 
work shall be immediately halted in the vicinity of the finding and a qualified cultural resources 
specialist consulted for an on-site evaluation. 
 

(10) If artifacts or evidence of materials such as bone, shell, or nonnative stone are uncovered 
during construction activities, work shall immediately be halted in the vicinity of the finding and 
a qualified archaeologist consulted for an on-site evaluation. Said evaluation may entail an 
archaeological test excavation and/or mitigative data recovery. 
 

Underlying Project 
 
The underlying project that necessitated the need for this Text Amendment is Victory Gardens, a forty-nine 
(49) unit affordable housing development exclusively for homeless veterans on a 4-acre portion of a 16-
acre parcel owned by San Joaquin County Hospital (APN: 193-050-15). In addition to the residential units, 
a 4,000 square foot community center (private use for residents only) and office space is proposed. There 
is also an 800 square foot maintenance building proposed. It is anticipated that there will be two (2) full time 
employees and two (2) part time employees associated with operating the facility. The average number of 
personal vehicles associated with each unit is one (1). The proposed project will be served by the City of 
Stockton for water and sewer. Storm drainage will be retained as part of the County's stormwater system 
for the Mathews Road Complex, which includes an option for stormwater retention on the project site. 
 
If the Text Amendment is approved, pursuant to proposed Development Title Section 9-705.6(c)(1), the 
underlying project would be subject to an Improvement Plan application. Although an Improvement Plan is 
a ministerial application and does not require California Environmental Quality Act (CEQA) review, the 
proposed Text Amendment is discretionary and does require CEQA review. As a result, the underlying 
project was included in the environmental review for the Text Amendment.  
 
If HACSJ proposes future expansion of the housing development to include a cumulative number of units 
equal to or greater than fifty (50), proposed Special Use Regulation 9-705.6(c)(2) requires that the 
expansion is subject to a Site Approval application and further California Environmental Quality Act (CEQA) 
review. This gives the HACSJ flexibility to expand, while also permitting agencies the opportunity to review 
the project. 
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Basis for Development Title Text Amendment 
 
Prior to approving an application for a Text Amendment, the Planning Commission and the Board of 
Supervisors must determine that the proposed Text Amendment is consistent with the General Plan and any 
applicable Master Plan. Since the proposed Text Amendment limits the Veterans Supportive Housing to areas 
meeting a specific locational criteria, there is only one (1) possible location for this project to occur within the 
unincorporated areas of San Joaquin County, and this area has an underlying General Plan designation of 
Public (P/F). Therefore, the following is an analysis of the consistency of the proposed Development Title Text 
Amendment with the General Plan and the P/F designation. 
 
General Plan Consistency  
 
Public (P/F) (pg. 3.1-67) 
 
This designation provides for location of services and facilities that are necessary to the health and welfare 
of the community. The Public designation may be applicable to any area of the County where a public or 
quasi-public use is appropriate or where a public agency owns property. Building types vary based on use. 
 
 Allowed Uses  
 This designation provides for the following public and quasi-public uses: 
 

 Government buildings 
 Public and private schools 
 Colleges and universities 
 Libraries 
 Penal institutions 
 Hospitals 
 Public and private airports (excluding the Stockton Metropolitan Airport) 
 Water, wastewater, and drainage facilities 
 Transportation and utility facilities 
 Other compatible public, quasi-public uses 

 
As previously noted, the Veterans Supportive Housing use type is defined as “long-term, supportive 
and affordable housing for veterans and their families to assist in regaining and maintaining 
independence,” and is consistent with the intent of the P/F General Plan designation as an “other 
compatible public, quasi- public uses.” The proposed use type is inherently the provision of a 
service facility for the health and welfare of our homeless veterans population, and with the 
proposed special use regulations, can only be sited in a specific area, which is property owned by 
a public agency (the County). 
 
PUBLIC USES 
 
General Plan Goal LU-9 (pg. 3.1-69): Provide for governmental, utility, institutional, educational, cultural, 
religious, and social facilities and services that are located and designed to complement San Joaquin 
County communities and to minimize incompatibility with neighborhoods and other uses. 
 

 LU-9.1 Adequate Community Supporting Uses: The County shall encourage the development 
of a broad range of public and private community-supportive facilities and services within Urban 
Communities to provide places that serve the varied needs of the community, provide for 
community meeting places, and provide community and neighborhood landmark buildings and 
places. 
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 LU-9.2 Buffers: The County shall ensure that residential and other non-compatible uses are 
separated and buffered from major public facilities, such as landfills, airports, and wastewater 
treatment facilities using location appropriate measures (e.g., distance, screens, berms). 
 

The Veterans Supportive Housing use type is intended to provide housing for veterans and their 
families. Since San Joaquin County has a need for affordable housing for homeless veterans, this 
would be a community-supportive use. Based on the proposed locational critieria, it would also be 
advantageously sited near other services utilized by veterans, such as the Veterans Affairs Office, 
the County hospital, and transit, but away from other non-compatible uses, such as existing 
landfills, airports, and wastewater treatment facilities within San Joaquin County. 
 
Cultural Resources 
 
On March 29, 2019, the Community Development Department received notification from Katherine Perez 
of the Northern Valley Yokuts tribe that the project site may contain sensitive cultural resources. The letter 
requested a site record search be conducted through the Central California Information Center, as well as 
through the Native American Heritage Commission, and that a site visit be conducted. The letter constituted 
a request for a Tribal Consultation pursuant to AB52, which requires that public agencies consult with tribes 
about proposed projects to avoid potential significant impacts on cultural tribal resources. 
 
On June 5, 2019, a site visit was conducted with Katherine Perez and another member of the Northern 
Valley Yokuts tribe, as well as two (2) consultants retained by the Housing Authority of San Joaquin County, 
and County staff. During the site visit, potential mitigation measures were discussed, and follow up emails 
resulted in mitigation language to reduce any potentially significant impacts to less than significant. As a 
result of the visit and tribal consultation, the environmental documentation was revised to include updated 
language for the Tribal Cultural Resources section. Special Use Regulations (c)(9) and (c)(10), which 
address encountering potential resources, were also added to the proposed Text Amendment language to 
ensure that existing State regulations are complied with during the process for construction of the underlying 
project and any potential future expansions. 
 
San Joaquin County of Governments 
 
San Joaquin Council of Governments has determined that the underlying project is subject to the San 
Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP).  Participation in the 
SJMSCP satisfies requirements of both the State and Federal Endangered Species Acts and ensures that 
the potential impacts to habitat land and species are mitigated below a level of significance in compliance 
with CEQA.  If the Development Title Text Amendment is approved, the underlying project will require 
issuance of a building permit and an approved Improvement Plan.  The SJMSCP is a fee based plan that 
requires participation/payment prior to issuance of a building permit. The applicant has stated that the 
project will participate in the SJMSCP to comply with CEQA. The fee will be collected prior to issuance of 
any building permit.  
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Recommendations  

 
Action 
 
It is recommended that the Planning Commission: 
 
1. Approve the revised Mitigated Negative Declaration; and 

 
2. Forward Development Title Text Amendment No. PA-1800327 to the Board of Supervisors with a 

recommendation for approval based on the ability to make the required Basis for Development 
Title Text Amendment. 

 
Basis for Development Title Text Amendment 
 
Prior to approving an application for a Text Amendment, the Planning Commission and the Board of 
Supervisors shall determine that the proposed Text Amendment is consistent with the General Plan and any 
applicable Master Plan. 
 

 This determination can be made because the proposed addition to the Development Title 
does not conflict with any of the goals, objectives, policies or implementation measures of 
the General Plan or any applicable Master Plan. Specifically, the proposed Development Title 
Text Amendment is consistent with the policies, goals, and objectives contained in the 
General Plan regarding Public (P/F) General Plan designations. The addition of the new use 
type Veterans Supportive Housing in the P-F zone subject to an approved Improvement Plan 
or Site Approval application with special use regulations will not require a change to the 
General Plan designation or zone classification.  
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DRAFT 
THE COUNTY OF SAN JOAQUIN, 

STATE OF CALIFORNIA 
 

ORDINANCE NO.  
 

AN ORDINANCE AMENDING TITLE 9 OF THE ORDINANCE CODE OF THE COUNTY OF SAN 
JOAQUIN RELATING TO SECTION 9-115.150 (ARTICLE 1. RESIDENTIAL USE TYPES), TABLE 9-

305.2 (USES IN RESIDENTIAL ZONES), TABLE 9-405.2 (USES IN COMMERCIAL ZONES), TABLE 9-
505.2 (USES IN INDUSTRIAL ZONES), TABLE 9-605.2 (USES IN AGRICULTURAL ZONES), TABLE -
705.2 (USES IN OTHER ZONES), SECTION 9-705.6 (SPECIAL USE REGULATIONS IN THE PUBLIC 

FACILITIES ZONE), AND TABLE 9-1015.3(a) (PARKING SPACE REQUIREMENTS, RESIDENTIAL) OF 
THE DEVELOPMENT TITLE 

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

 
SECTION 1. Section 9-115.150, Chapter 9-115, Division 1, Title 9 of the San Joaquin County Ordinance 
Code is hereby amended to add the Sections and Tables as follows: 
 
Section 9-115.150 
 
Veterans Supportive Housing. “Veterans supportive housing” means long –term, supportive and 
affordable housing for veterans and their families to assist in regaining or maintaining independence.  This 
use type has specific locational criteria and development requirements in the Public Facilities (P-F) zone.  
 
SECTION 2.  Table 9-305.2, Chapter 9-305, Division 3, Title 9 of the San Joaquin County Ordinance Code 
is hereby amended to add the Table as follows: 

 
CHAPTER 9-305 

RESIDENTIAL ZONES: USE REGULATIONS 
 

Table 9-305.2 Uses in Residential Zones 
 

Residential Use Types Residential Zones 

 R-R R-VL R-L R-M R-MH R-H 
Veterans Supportive Housing - - - - - - 

 
 
SECTION 3. Table 405.2, Chapter 9-405, Division 4, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to add the Table as follows: 
 

CHAPTER 9-405 
COMMERCIAL ZONES: USE REGULATIONS 

 
Table 9-405.2 Uses in Commercial Zones 

 
Residential Use Types Commercial Zones 

 C-L C-N C-C C-O C-G C-FS C-RS C-R C-X 
 

Veterans Supportive Housing - - - - - - - - - 
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SECTION 4. Table 505.2, Chapter 9-505, Division 5, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to add the sections follows: 

 
CHAPTER 9-505 

INDUSTRIAL ZONES: USE REGULATIONS 
 

Table 9-505.2 Uses in Industrial Zones 
 

Residential Use Types Industrial Zones 

 I-W I-P 
 

I-L 
 

I-G I-T 
 

Veterans Supportive Housing - - - - - 

 
 
 

SECTION 5. Table 605.2, Chapter 9-605, Division 6, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to add the Table as follows: 
 

CHAPTER 9-605 
AGRICULTURAL ZONES: USE REGULATIONS 

 
Table 9-605.2 Uses in Agricultural Zones 

 
Residential Use Types Agricultural Zones 

 AG AL 
 

AU 
 

ARM 

Veterans Supportive Housing - - - - 

 
 
 
SECTION 6. Table 705.2, Chapter 9-705, Division 7, Title 9 of the San Joaquin County Ordinance Code is 
hereby amended to add the Table as follows: 
 

CHAPTER 9-705 
OTHER ZONES: USE REGULATIONS 

 
Table 9-705.2 Uses in Other Zones 

 
Residential Use Types Other Zones 

 P-F 
 

M-X 
 

AP-X 

Veterans Supportive Housing* PI - - 
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SECTION 7. Section 9-705.6, Chapter 705, Division 7, Title 9 of the San Joaquin County Ordinance Code 
is hereby amended to add the Section as follows: 
 
Section 9-705.6 SPECIAL USE REGULATIONS IN THE PUBLIC FACILITIES ZONE 
 
(c)  Veterans Supportive Housing. Veterans supportive housing may be permitted in the P-F zone  

 subject to the following requirements: 
 
(1) An Improvement Plan shall be required for projects where the total number of cumulative units 

for veterans supportive housing is equal to or less than forty-nine (49). 
 

(2) A Site Approval shall be required for projects where the total number of cumulative units for 
veterans supportive housing is equal to or greater than fifty (50). 

 
(3) Development shall occur on parcels located within one half (1/2) mile of a State or Federal 

Interstate. 
 

(4) Development shall occur on parcels with primary frontage on a Minor Arterial or higher 
classification roadway. 

 
(5) Development shall occur on parcels located within one quarter (1/4) mile of a County owned 

hospital. 
 
(6) Development shall comply with multi-family residential project landscaping requirements 

contained in Section 9-1020.6(a) of the Development Title and parking landscaping 
requirements contained in Section 9-1020.5 of the Development Title. 

 
(7) Signs shall comply with the regulations for multi-family residential projects contained in Section 

9-1710.4(b)  
 

(8) Veterans supportive housing shall be served by public water, sewer, and storm drainage. 
 

(9) If during the course of construction, including any grading activity associated with said 
construction, subsurface cultural resources are uncovered anywhere within the project site, 
work shall be immediately halted in the vicinity of the finding and a qualified cultural resources 
specialist consulted for an on-site evaluation. 
 

(10) If artifacts or evidence of materials such as bone, shell, or nonnative stone are uncovered 
during construction activities, work shall immediately be halted in the vicinity of the finding and 
a qualified archaeologist consulted for an on-site evaluation. Said evaluation may entail an 
archaeological test excavation and/or mitigative data recovery. 
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SECTION 6. Table 9-1015.3(a), Chapter 9-1015, Division 10, Title 9 of the San Joaquin County Ordinance 
Code is hereby amended to add the Table as follows: 

 
CHAPTER 9-1015 

PARKING AND LOADING 
 

Table 9-1015.3(a) Parking Space Requirements, Residential 
 

Residential Use Types Spaces Require 
 

   

Veterans Supportive Housing 1.5 spaces/dwelling unit 

 
 

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:  

 
        

                                                          _______________________ 
 MIGUEL A. VILLAPUDUA 
 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:      __________________ 
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