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Planning Commission Staff Report 
Item # 1, April 18, 2024 

San Joaquin County General Plan and  
Housing Element 

Annual Progress Reports for 2023 
Prepared by: Megan Aguirre 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  San Joaquin County  
 
Project Site Information 
Project Location: Countywide 
 

 
Project Description 
 
This is a presentation of the San Joaquin County General Plan and Housing Element Annual Progress Reports 
for calendar year 2023. 
 
Recommendation 
 
1. Accept the General Plan Annual Progress Report for 2023. 

 
2. Forward the General Plan Annual Progress Report for 2023 to the Board of Supervisors with a 

recommendation to also accept the report. 
 

3. Accept the Housing Element Annual Progress Report for 2023. 
 

4. Forward the Housing Element Annual Progress Report for 2023 to the Board of Supervisors with a 
recommendation to also accept the report. 

  

Community Development Department 
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NOTIFICATION & RESPONSES 
 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: April 8, 2024. 
 
  



Planning Commission Staff Report, 2023 General Plan & Housing Element APR’s  4 
 

This page intentionally left blank. 

  



Planning Commission Staff Report, 2023 General Plan & Housing Element APR’s  5 
 

ANALYSIS 
 
Background 
 
In 2016, the Board of Supervisors approved the County’s 2035 General Plan, which includes a number of 
goals that are to be implemented through policies and programs administered by the various County 
departments. Pursuant to California’s Planning and Zoning Law, the County shall prepare an annual review 
of the County’s General Plan to the Board of Supervisors, the State Department of Housing and Community 
Development (HCD), and the Governor’s Office of Planning and Research (OPR) by April 1st of each year.1 
The annual review, or Annual Progress Report (APR), will report on the status of each specific 
implementation program in the General Plan and take into account the availability of new implementation 
tools, changes in funding sources, and feedback from Plan monitoring activities, as applicable.  
 
The General Plan is comprised of several elements, one of which is the Housing Element. State law also 
requires that an APR be prepared for the Housing Element for submittal to the Board of Supervisors, HCD, 
and OPR by April 1st of each year. The report contains data that creates a snapshot of housing unit 
production across various affordability levels, a listing of development applications received, and provides 
an update on housing program implementation. The purpose of the APR is to provide a status of the 
progress made towards  implementing the Housing Element’s programs for meeting the County’s share of 
the Regional Housing Needs Allocation (RHNA). 
 
As such, County staff has prepared both a General Plan Annual Progress Report and a Housing Element 
Annual Progress Report for 2023.  
 
 
2035 General Plan 
 
The 2035 General Plan is divided into two volumes. Volume 1 – General Plan Policy Document, is 
comprised of four parts (Part 1. Introduction, Part 2. Overview of San Joaquin County, Part 3. Goals and 
Policies, and Part 4. Administration and Implementation), while Volume 2, the 2035 General Plan 
Background Report, contains detailed descriptions of a wide range of topics to provide decision-makers, 
the public, and local agencies with context for making policy decisions. 
 
General Plan Annual Progress Report (GP APR) 
 
The General Plan is required to address several topics, referred to as “elements”, to the extent that each is 
locally relevant. These elements include land use, circulation, housing, open space, conservation, safety, 
noise, environmental justice, and air quality2. Based on these elements, the General Plan contains 
Countywide goals, policies, and programs in Part 3, with the procedures for carrying them out identified in 
Part 4.   
 
As noted above, the State requires a GP APR to summarize the status of each policy and program 
contained in Part 4. Additionally, the GP APR also may identify where additional implementation/progress 
is needed or discuss new State requirements that need to be included in the next General Plan update. 
The format of the GP APR is left up to the jurisdiction, and in this case, staff has utilized the tables already 
contained in Part 4 to provide status updates for each policy or program (See Attachment A.) 
 
Housing Element 
 
In 2015, the Board of Supervisors adopted the 5th cycle (2015-2023) Housing Element, and in 2016, the 
County received certification by HCD. As one of the mandated elements of the County’s General Plan, the 
Housing Element includes information related to the County’s existing housing needs; an analysis of the 
County’s population and employment trends; household characteristics; an inventory of land suitable for 
residential development; and goals, policies, and programs intended to meet the identified housing needs 
and State-mandated requirements. While the Housing Element is part of the General Plan, it is on a different 

 
1 Government Code Sections 65300 and 65400. 
2 Government Code Section 65302 and 65302.1. 
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timeline for updates than the General Plan, and thus, is adopted separately from the General Plan. The 
Community Development Department is currently working with a consultant on the 6th cycle Housing 
Element update that covers the planning period from December 2023 through December 2031, and 
anticipates finalizing the document later this year. 
 
As part of the County’s Housing Element, the County is required to accommodate a share of the RHNA, as 
designated by HCD and managed by the San Joaquin Council of Governments (SJCOG). The RHNA 
process allocates the State’s future housing needs to each county and city. HCD identifies housing needs 
for each region of the State in response to projected population and household growth, and mandates that 
each Council of Governments (COG) distribute the RHNA to each jurisdiction within the COG’s region. The 
following table represents the County’s share of the RHNA in all income categories for the Housing Element 
time horizon from 2015 through 2023. 
 

TABLE 7-52 
REGIONAL HOUSING NEEDS ALLOCATION 

Unincorporated San Joaquin 
County January 1, 2014 to 

December 31, 2023 
 Extremely 

Low 
Very 
Low 

 
Low 

 
Moderate 

Above 
Moderate 

 
TOTAL 

RHNA 1,257 1,239 1,727 1,724 4,220 10,167 
Percent of Total 12% 12% 17% 17% 42% 100% 

 
Each income category is defined as a percentage of the Area Median Income (AMI) as established by HCD. 
The income categories are then used to calculate housing affordability for rental and owner-occupied 
housing. Each income category is defined as follows: 
 

 Acutely Low Income households have a combined income at or lower than 0-15 percent of AMI 
 Extremely Low Income households have a combined income between 15-30 percent of AMI. 
 Very Low Income households have a combined income between 30 and 50 percent of AMI. 
 Low Income households have a combined income between 50 and 80 percent of AMI. 
 Moderate Income households have a combined income between 80 and 120 percent of AMI. 
 Above Moderate Income households have a combined income between 120 and 150 percent of 

AMI. 
 
The State Income Limits for 2023 published by HCD are as follows: 

 
Housing Element Annual Progress Report (HE APR) 
 
Unlike the GP APR, which is less prescribed, HCD requires the HE APR to be completed on forms provided 
by HCD. The forms require the following information: 
 

 A list and number of housing development applications submitted in the reporting year. 
 A list and number of housing units that have been entitled, issued building permits, or completed. 
 Progress in meeting the County’s share of the RHNA. 
 A list of sites identified or rezoned to accommodate any shortfall in housing need. 

San 
Joaquin 
County 

Income 
Category 

Number of Persons in Household 
1 2 3 4 5 6 7 8 

Acutely 
Low 

10,550 12,050 13,550 15,050 16,250 17,450 18,650 19,850 

Extremely 
Low 

18,450 21,050 24,860 30,000 35,140 40,280 45,420 50,560 

Very Low 30,700 35,100 39,500 43,850 47,400 50,900 54,400 57,900 
Low 49,100 56,100 63,100 70,100 75,750 81,350 86,950 92,550 

Median 70,200 80,250 90,250 100,300 108,300 116,350 124,350 132,400 
Moderate 84,420 96,300 108,300 120,350 130,000 139,600 149,250 158,850 
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 Status of the Housing Element program implementation. 
 
Staff has prepared the 2023 HE APR, and submitted it to HCD and OPR on March 27, 2024, to meet the 
submission deadline of April 1, 2024. The APR contains very large tables that are not suitable for printing 
and are best viewed electronically. Therefore, a partial representation of the HE APR is included as 
Attachment B, and the complete 2023 HE APR can be found at the Community Development Department’s 
webpage at: 
 
https://www.sjgov.org/commdev/cgi-
bin/cdyn.exe/file/Planning/Draft%20Documents%20for%20CDD%20Projects/2023%20Housing%20Elem
ent%20Annual%20Progress%20Report.pdf 
 
Attachment B includes Table B, which shows the new residential development in unincorporated San 
Joaquin County by affordability level since 2015. The number of units per year have fluctuated, with the 
lower numbers of new development from 2015 to 2017 reflecting a slow recovery coming out of the Great 
Recession that started in 2008 to 2009. The numbers for 2018 and 2019 show an increase based on the 
recovering economy, but because of the COVID-19 pandemic, residential units for 2020 dropped 
dramatically and were not as high as expected. The number of units in 2021 showed a steady increase in 
activity again similar to 2018 and 2019, while 2022 and 2023 reflected somewhat lower numbers more 
similar to 2015 to 2017.  
 
Even with higher numbers for several of the planning years, it may be difficult to achieve the unattainably 
high RHNA numbers designated for San Joaquin County. The unincorporated San Joaquin County is 
primarily rural and agricultural. To preserve and maintain agricultural lands and open space, the policies of 
the General Plan direct any urban development to the cities, city fringe areas, or urban communities that 
have full public services (sewer, water, and storm drainage) that can sustain that level of growth. Because 
of this, there is very limited development in the unincorporated County, outside of Mountain House. Thus, 
reaching the allocated RHNA numbers may be difficult to achieve. 
 
Efforts Toward Achieving the RHNA 
 
The San Joaquin County Community Development Department has been making a concerted effort to 
achieve the RHNA numbers. The following are programs recently implemented or proposed for 
implementation to help streamline the application process and accelerate housing production and aid in 
attaining the allocated RHNA: 
 

 SB 2 Planning Grant ($310,000): This is a grant from HCD for jurisdictions to implement projects 
that streamline housing approvals and expedite housing production. Projects that utilized  these 
grant funds include: 

o Lobby and counter area improvements  
 To streamline physical and permit processing. 

o E-Plan Check software  
 To expedite the plan check process. 

o Development Title Update 
 To include new Accessory Dwelling Unit (ADU) and Junior Accessory Dwelling 

Unit (JADU) standards for a streamlined review process and create an associated 
Accessory Dwelling Design Manual with a number of pre-approved plans to reduce 
the costs associated with building a new ADU 

 To allow multi-unit residential above commercial uses in all commercial zones 
 

 Local Early Action Planning (LEAP) Grant ($500,000): This is a one-time grant provided to 
jurisdictions to update their planning documents and implement process improvements to facilitate 
the acceleration of housing production, much like the SB 2 Planning Grant. Projects proposed with 
these grant funds are currently underway or recently completed and include: 

o Fire Flow Study  
 To evaluate the County’s special districts lacking adequate fire flow to support new 

home construction, and identify which districts would be good candidates for 
improvements that allow the districts to provide the required fire flow. 

o CSA 12 Water Line Extension in Thornton 
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 To plan for and design an extension of the district’s water main to allow for 
subdivision and development of additional residentially-zoned properties within the 
district. 

 
 Camino Software: Implementation of this software has allowed customers to virtually obtain 

answers to their development and permitting questions before submitting their applications. 
Applicants can receive a customized guide containing information about project feasibility, timeline, 
fees, and process for successful project completion. 

 
 Mountain House Affordable Housing Trust Fund: Fees are collected from Mountain House 

developers on every building permit and deposited into the Affordable Housing Trust to provide 
affordable housing to low-income households within the Mountain House community. Staff expects 
that an affordable housing project will begin within the next few years once Mountain House 
incorporates and the funds are transferred to the new city. 
 

 REAP 1.0 ($304,623): This grant provides funding for regional governments and entities for 
planning activities that accelerate housing and facilitate compliance of 6th cycle Regional Housing 
Needs Allocation. As such, the County has been using the funds for: 

o Updating and implementing the Housing Element  
o Hiring additional Plan Check Staff and streamlining residential permit issuance 
o Supplementing existing projects identified as eligible projects under SB-2/LEAP 

 
 REAP 2.0 (Up to $1,105,464): This grant supports transformative planning and implementation 

activities to accelerate infill and affordable developments, Vehicle Miles Traveled (VMT) reductions, 
and affirmatively furthering fair housing. County staff is currently preparing an application for a 
program to remove uninhabitable residential structures and streamline the process for new 
residential construction. Although the San Joaquin Council of Governments, who manages the 
County’s allocation, initially estimated a grant amount of $1,105,464 was allocated to the County, 
the State has since indicated that the funding amount is contingent upon approval of the State’s 
budget and the Governor is proposing a 50% reduction. This would result in a total grant amount 
of $552,732. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 
1. Accept the General Plan Report for 2023. 

 
2. Forward the General Plan Report for 2023 to the Board of Supervisors with a recommendation to also 

accept the report. 
 

3. Accept the Housing Element Annual Progress Report for 2023. 
 

4. Forward the Housing Element Annual Progress Report for 2023 to the Board of Supervisors with a 
recommendation to also accept the report. 
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Attachment A 
2023 San Joaquin County General Plan 

Annual Progress Report 
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Attachment B 
2023 San Joaquin County Housing Element 

Annual Progress Report 
(Table B, only) 
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Planning Commission Staff Report 
Item # 2, April 18, 2024 

Text Amendment No. PA-2400074 
Mountain House Sign Ordinance 
Prepared by: John B. Anderson 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  San Joaquin County  
 
Project Site Information 
Project Location: Within the established Mountain House boundaries, as amended over time 
 
Parcel Number (APN): N/A Community: Mountain House 
General Plan Designation: Various Water Supply: Public (MHCSD) 
Master Plan Designation: Various Sewage Disposal: Public (MHCSD) 
Specific Plan Designation: Various Storm Drainage: Public (MHCSD) 
Zoning Designation: Various 100-Year Flood: Yes (X) 
Project Size: N/A Williamson Act: No 
Parcel Size: N/A Supervisorial District: 5 
 
Environmental Review Information 
CEQA Determination: Exempt per CEQA Guidelines section 15061(b)(3) 
 

 
Project Description 
 
This project consists of a proposed Sign Ordinance to apply to existing and future / new development within 
the boundaries of the Mountain House community.  The proposed Sign Ordinance addresses general 
requirements, a variety of sign types, sign standards, and a required building permit process.  There is currently 
no Sign Ordinance that applies specifically to Mountain House.  This proposed Sign Ordinance would be 
included within the County of San Joaquin 1992 Development Title, Appendix 1, which is the applicable County 
Code for all of Mountain House. 
 
Recommendation 
 
1. Forward a recommendation to the Board of Supervisors to adopt the proposed Mountain House Sign Code. 
  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 
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ANALYSIS 
 
Background 
 
Mountain House is a 4,784-acre Master Plan Community located in western San Joaquin County. The 
Mountain House Master Plan was approved in 1994 after certification of Final Environmental Impact Report 
(State Clearinghouse No. 90020776) for the Mountain House Master Plan and Specific Plan I. 
 
Subsequently, Specific Plan II was approved in 2004 to implement the goals and objectives of the Master 
Plan for Neighborhoods C, D, H, I, J, K, L and the Town Center. An Initial Study and Mitigated Negative 
Declaration were approved prior to adoption of Specific Plan II. 
 
MHSP I was approved in 1994 and was under construction when a 2005 EIR was prepared for MHSP III. 
MHSP II was adopted in 2005 and was under environmental review separately when the 2005 EIR was 
prepared for MHSP III. 
 
The County utilizes the 1992 Development Title (Title 9), Appendix 1, to regulate development project 
design in Mountain House. Development in the southern portion (generally south of Grant Line Road) of 
the community is regulated by Mountain House Specific Plan III. These regulatory documents do not contain 
any regulatory related to signage. 
 
Sign Ordinance 
 
The proposed Sign Ordinance, shown in Attachment A, would apply to existing and future / new 
development within the boundaries of the Mountain House community when new signage is proposed. The 
proposed Sign Ordinance addresses general requirements, a variety of sign types, sign standards, and a 
required building permit process. The proposed Sign Ordinance would be added to the County of San 
Joaquin 1992 Development Title, Appendix 1, which is the applicable County Code for Mountain House. 
 
Staff believes that it is important to establish the Sign Ordinance for the community of Mountain House, as 
it would fill a specific need. Mountain House Community Services District staff have participated in review 
and comment of the draft document, and they are supportive of the proposed Sign Ordinance as indicated 
in their letter of support dated March 18, 2024 (Attachment B). 
 
The following content, by Section number, is included in the proposed Sign Ordinance: 
9-1700.1M      Purpose of Chapter 
9-1700.2M      Definitions 
9-1700.3M      Prohibited and Exempt Signs 
9-1700.4M      Building Permit Required 
9-1700.5M      Master Sign Program 
9-1700.6M      Temporary Signs 
9-1700.7M      General Requirements 
9-1700.8M      Standards for On-Premises Signs 
9-1700.9M      Standards for Permitted Off-Premises Signs 
9-1700.10M Readerboard and Electronic Signs 
9-1700.11M    Nonconforming Signs 
 
As can be inferred by the variety of subject matter contained in the proposed Sign Ordinance, sign 
regulations are important to the design and character of a given community. This is particularly true for a 
new community like Mountain House, where quality design standards have been implemented and can be 
supported over time with appropriate sign criteria. 
 
There is a general lack of guidance related to signage in Mountain House, as the applicable Development 
Title does not address the topic, and the Commercial, Office and Industrial Design Manual only contains 
very limited content. The County has a new Development Code, but it does not apply to Mountain House. 
The new City of Mountain House (as of July 1, 2024) would benefit from having this Sign Ordinance adopted 
as soon as possible, which would help with review of proposed new signs and sign programs following the 
County’s work in establishing sign packages for Mustang Square and the Safeway Center. 
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Consistency with Adopted General Plan, Mountain House Master Plan and Specific Plans 
 
The proposed Mountain House Sign Ordinance was reviewed for consistency with the General Plan, 
Mountain House Master Plan, all three Mountain House Specific Plans, and the Mountain House Design 
Manuals. Based on staff’s review, the proposed Sign Ordinance is generally supportive of Mountain House 
Master Plan policies and Specific Plans provisions. Similarly, the proposed Sign Ordinance is consistent 
with the Mountain House Design Manuals. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. It is recommended that the Planning Commission forward a recommendation to the Board of 
Supervisors to adopt the Mountain House Sign Ordinance. 

 
 
Attachments 
 
Attachment A Proposed Mountain House Sign Ordinance 
Attachment B Letter of Support from Mountain House Community Services District staff 
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Planning Commission Staff Report 
Item # 3, April 18, 2024 

Development Agreement Amendment No. PA-2300058 
Prepared by: John B. Anderson 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  Mountain House Developers, LLC, represented by Dave Sargent and    

George Djan 
 
Project Site Information 
Project Location: The project site is located primarily north of the Byron Highway, but the 

application does include a few scattered properties in the Town Center 
and along Grant Line Road. Neighborhoods C, D, H, I J, K, and L of the 
Mountain House Specific Plan I and II areas. APN’s: 209-040-09; 209-170-
03 & 04; 209-450-40 & 41; 254-550-07, 08, 11, 12, 15, 16, 18, 19, 20, 23, 
24, 27 & 28; 256-270-68, 256-510-02 & 03; 258-020-03, 06, 07, 08, 11, 
17, 18, 20, 31 to 36 & 38; 258-030-05 & 13 to 36; 262-020-04; 262-190-
21, 22, 23, 24; and 262-240-56. 

 
Community: Mountain House Supervisorial District: 5 
 
Environmental Review Information 
 
CEQA Determination: The project as described is exempt from the California Environmental 

Quality Act (CEQA) pursuant to Section 15061(b)(3), and a Notice of 
Exemption will be filed if the project is approved. 

 

 
Project Description 
 
The proposed Amendment to the Shea Mountain House, LLC Development Agreement would serve to extend 
the life of the 3 approved Major Subdivision Maps PA-0600327 (NBH I and J), PA-1000267 (NBH K) and PA-
1000266 (NBH L) (SU’s) and future subdivisions of the remaining subject property to be consistent with the 
terms of the existing Subsequent Development Agreement. 
 
Recommendation 
 
It is recommended that the Planning Commission: 
 
1. Forward the proposed First Amendment to the Subsequent Development Agreement Application No. PA-

2300058 to the Board of Supervisors with a recommendation for approval based on the ability to make the 
required Basis for Development Agreement Findings as stipulated in Section 9-1305.6 of the County 
Development Code (Attachment E, Findings). 

  

Community Development Department 
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ANALYSIS 
 
Background 
 
On December 10, 1994 the County and Trimark Communities (“Trimark”) entered into a Development 
Agreement, recorded in the Official Records of the County of San Joaquin on December 20, 1994, as 
Instrument No. 94136021 (the “1994 Development Agreement (DA)”).  The 1994 DA was subsequently 
amended several times. 
 
On October 17, 2000, the 1994 DA and its subsequent amendments were superseded by an Amended and 
Restated Master Plan Development Agreement (the “Master Plan DA”) A-00-924-A by and between the 
County of San Joaquin and Trimark, adopted by Ordinance No. 4091 and recorded in the Official Records 
of the County of San Joaquin on December 27, 2000, as Instrument No. 00153355 governing the 
development of certain property within the Mountain House Community. 
 
On February 8, 2005, the County adopted General Plan, Master Plan and Development Title amendments 
and Specific Plan II governing the development of approximately 2,440 acres of the Community by 
Resolution No.R-05-82, R-05-83, R-05-84, and Ordinance No. 4242 and 4244 of the Board of Supervisors, 
and approved a Subsequent Development Agreement by Ordinance No. 4243, recorded in the Official 
Records of the County of San Joaquin on February 22, 2005, as Instrument No 2005-042179 (the 
“Subsequent DA”). 

In 2005 and 2007 Mountain House Developers, LLC (MHD, previously known as Shea Mountain House, 
LLC) acquired from Trimark lands subject to Specific Plan II, the Master Plan DA and the Subsequent DA, 
and in connection therewith the Master Plan DA and the Subsequent DA were assigned to MHD and the 
rights and obligation under the Master Plan DA and the Subsequent DA were assumed by MHD with respect 
to the lands MHD acquired from Trimark. 

The Specific Plan II Property has been granted several entitlement approvals, including: (i) Tentative 
Subdivision Map for Neighborhoods I and J (PA-0600327) approved September 11, 2007, and 
subsequently extended with an expiration date of September 11, 2025 (the “I and J Tentative Map”); and 
(ii) Tentative Subdivision Map for Neighborhoods K and L (PA-1000266 and PA-1000267) approved 
December 1, 2011, and subsequently extended with an expiration date of December 11, 2029 (the “K and 
L Tentative Map”).   

The Subsequent DA, as amended, will expire on February 8, 2035, unless extended.  The Community 
Development Director is authorized to and, upon written request of Developer, shall permit reasonable 
extensions of the Term not to exceed five (5) years each, and not to exceed fifteen (15) years in the 
aggregate for all such extensions, if the Community Development Director determines, with respect to each 
five (5) year extension, that (1) Developer is not in default under the Subsequent DA, and (2) Developer is 
participating in Financing Mechanisms then applicable to the Property to provide regional or local 
Infrastructure and Exactions in connection with the development of the Community and is not in default or 
delinquent in its obligations thereunder.  

Since approval of the Subsequent DA, MHD has completed construction of and dedicated to the Mountain 
House Community Services District (the “MHCSD”) the following community facilities: the Water Treatment 
Plant (including the 15 MGD Expansion); Neighborhood Parks for Neighborhoods C, D and H; the MHCSD 
Library; the MHCSD Town Hall; the MHCSD Corporation Yard Phase I (fee payment); the North of Byron 
Water Storage Tank; the Central Flyover; and segments of arterial roadways including Great Valley 
Parkway, Central Parkway, Main Street and Mustang Boulevard, Mountain House Parkway, Byron Road 
and Grant Line Road.  MHD has partially completed and dedicated the Wastewater Treatment Plan Phase 
2 expansion, and continues to construct this facility.  MHD has obtained conceptual design approval for the 
Central Park Phase 2, the Old River Regional Park and the Mountain House Creek Park Phase 2, and has 
an approved design and is in the process of obtaining building permits for Fire Station (2).  Evidence of the 
construction of various improvements and summary of Development History may be found in Attachment  
C. 
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Proposed Amendment to the Subsequent Development Agreement 
 
The proposed Amendment is focused on one (1) primary issue. This Amendment would further extend the 
life of the three (3) tentative maps referenced above and any new maps to be filed within the boundaries of 
the property identified in the Amendment to be consistent with the expiration date of the Subsequent DA, 
which is defined in Section 2.2.2 of that Agreement. Accordingly, the proposed Amendment extends the life 
of the Tentative Maps covered by the Subsequent DA to February 8, 2035.  
 
The exception to this Amendment is that MHD only controls a portion of the properties covered by the 
Subsequent DA.  This matter has been reviewed by County Counsel’s office and the County is in 
concurrence with the approach as long as the Amendment stipulates the facts.  Attachment B to this staff 
report complies with the stipulations as articulated by the County.  The illustration below is to be known as 
Exhibit A-1 to the suggested DA Amendment and illustrates the properties to be subject to this action. 
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Development Agreement Review and Evidence of Compliance 
 
As part of this Amendment process, Planning Staff has asked the Owner to report on the status of the 
Development Agreement. The complete analysis of Development Agreement compliance is provided in 
Attachment D of this Staff report. 
 
 
Notice of Exemption 
 
The California Environmental Quality Act (CEQA) Guidelines Section 15061(b)(3) states that a project is 
exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects that 
have the potential for causing a significant effect on the environment, where it can be seen with certainty 
that there is no possibility that the activity is not subject to CEQA. The Community Development Department 
has determined that the proposed Text Amendment has no possibility of causing a direct or indirect physical 
change in the environment, much less a significant effect on the environment.  Accordingly, the proposed 
Amendment will not have a significant impact on the environment and therefore, Staff is of the opinion that 
this project is exempt from CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Forward the Proposed Ordinance approving the Amendment to the Subsequent Development 
Agreement Application No. PA-2300058 to the Board of Supervisors with a recommendation for 
approval based on the ability to make the required Basis for Development Agreement Findings as 
stipulated in Section 9-1305.6 of the County Development Code (Attachment E, Findings). 

 
 
Attachments: 
 
Attachment A – Environmental Review. 
Attachment B – Proposed Ordinance for the First Amendment to the Subsequent Amendment. 
Attachment C – Development Status Summary. 
Attachment D – Evidence of Development Agreement Compliance. 
Attachment E – Development Agreement Findings. 
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FINDINGS 
 
Basis for Approving the Development Agreement Amendment (PA-2300058) 
 
1. The proposed amendment is consistent with the General Plan and any applicable Master Plan, Public 

Financing Plan, Specific Plan, and Special Purpose Plan for the area. 
 

 The proposed First Amendment to the Subsequent Development Agreement is narrowly 
tailored, only extending the life of the Tentative Map. The proposed Amendment is pursuant to 
Section 2.2.2 of the Subsequent Development Agreement, which remains substantively 
unchanged. The proposed amendment does not change the General Plan, or the applicable 
Mountain House Master Plan and Specific Plan I & II.  The intensity and density remain the 
same and comply with Specific Plan I & II.   

 
2. The proposed amendment complies with all provisions of the Mountain House Development Title. 

 
 The original project entitlements were approved consistent with Mountain House Development 

Title and the proposed amendments do not change compliance with that Title. The 
amendments are considered minor and will memorialize improvements completed in the 
Community and serve to update the development obligations for the project. 

 
3. The proposed amendment has been reviewed in compliance with the requirements of the California 

Environmental Quality Act. 
 

 California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a 
project is exempt from CEQA if the activity is covered by the general rule that CEQA applies 
only to projects that have the potential for causing a significant effect on the environment.  
Where it can be seen with certainty that there is no possibility that the activity in question may 
have a significant effect on the environment, the activity is not subject to CEQA. The 
Community Development Department has determined that the proposed Second Amendment 
to the Development Agreement has no possibility of causing a direct or indirect physical change 
in the environment, much less a significant effect on the environment. Accordingly, the 
Amendment is exempt from CEQA. 
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Planning Commission Staff Report 
Item # 4, April 18, 2024 

General Plan Text Amendment No. PA-2400093  

& General Plan Map Amendment No. PA-2400094  
Prepared by: Stephanie Stowers 

 

PROJECT SUMMARY 
 
Applicant Information 
Project Applicant:  San Joaquin County Community Development Department  
 
Project Site Information 
Project Location: Countywide 
Supervisorial District:  All 
 
Environmental Review Information 
CEQA Determination: Notice of Exemption (Attachment A, Environmental Document) 
 

 
Project Description 
 
This project is comprised of 2 applications that proposes to amend 4 sections of the 2035 General Plan and 
the General Plan designation of 1 parcel, as follows: 
 
1. General Plan Text Amendment No. PA-2400093 to revise 4 sections of the General Plan, including.  

 
 Amend Chapter 3.2 Public Facilities and Services Element, Table IS-1 Water System, Table IS-2 

Wastewater Treatment, and Table IS-3 Stormwater Drainage Supply to provide flexibility and 
clarification for private services in the C/R (Commercial Recreation) designation and I-W 
(Warehouse Industrial) zone.  
 

 Amend Chapter 3.1 Community Development Element, Goal LU-7.16 Williamson Act Contracts 
Parcel Size to reduce the required acreage for new Williamson Act contracts.  

 
2. General Plan Map Amendment No. PA-2400094 to change the General Plan designation of APN: 179-

160-21 from AU/R (Agriculture-Urban Reserve) to I/W (Warehouse Industrial) for consistency with the 
zoning map. 

 
Recommendation 
 
1. Forward the Findings for General Plan Text Amendment No. PA-2400093 (Attachment C) to the Board of 

Supervisors with a recommendation to approve. 
 

2. Forward with Findings for General Plan Map Amendment No. PA-2400094 (Attachment C) to the Board of 
Supervisors with a recommendation to approve. 
 

3. Forward General Plan Text Amendment No. PA-2400093 and General Plan Map Amendment No. PA-
2400094 to the Board of Supervisors with a recommendation to approve. 

  

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 



Planning Commission Staff Report, PA-2400093 & PA-2400094 Development Title Text Amendment 2 
 

This page intentionally left blank. 
  



Planning Commission Staff Report, PA-2400093 & PA-2400094 Development Title Text Amendment 3 
 

NOTIFICATION & RESPONSES 
 

 
Public Hearing Notices 
Legal ad for the public hearing published in the Stockton Record: April 8, 2024 
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ANALYSIS 
 
Background 
 
On December 13, 2016, the Board of Supervisors adopted a comprehensive update of the San Joaquin 
County General Plan to guide the physical development of the County. California Planning and Zoning Law 
requires that the adopted zoning ordinances shall be consistent with the objectives, policies, general land 
uses, and programs specified in the current General Plan. As a result, on November 29, 2022, the Board 
of Supervisors adopted a comprehensive update to the Development Title (Title 9), which became effective 
on December 29, 2022. Alongside the comprehensive Development Title update, the General Plan was 
updated for consistency between documents and the zoning maps for the San Joaquin County were 
updated. 
 
Text Amendment 
 
Williamson Act 
 
With the 2022 update, the minimum acreage for new Williamson Act contracts was updated in the General 
Plan. The Williamson Act was established in 1964 and is a contract between a private landowner and the 
County that enforces and restricts land to agricultural or open space uses. In return, parcels under contract 
are assessed for property tax purposes at a rate consistent with their actual use, rather than their potential 
market value. The minimum size for contracts for land classified as prime farmland was increased from 20 
acres to 40 acres, and the minimum size for contracts for non-prime farmland increased from 40 acres to 
80 acres. 
 
At the time, this change was intended to help balance the discrepancy between the reduction in property 
tax revenue received by the County and the limited subvention funds provided by the State intended to 
offset the loss in revenue. By limiting the properties eligible for Williamson Act contract this policy change 
limited the number of parcels paying reduced property taxes. However, in practice, this limitation has 
created barriers causing undue burden on agricultural property owners in San Joaquin County. Pursuant 
to General Plan Policy LU-7.11 (Pg. 3.1-61), the County shall support regulatory, incentive-based, and 
financial mechanisms for the preservation of agricultural lands. The Williamson Act is a financial mechanism 
that supports the preservation of agricultural land and, thusly, should be supported by the County. As a 
result, Community Development Department staff is recommending the minimum size for Williamson Act 
contracts be reduced back to the previous limitations as follows: 
 

LU-7.16 Williamson Act Contracts Parcel Size 
 
The County shall limit parcels eligible for Williamson Act contracts to those 40 20 or more 
acres in size in the case of prime land or 80 40 or more acres in the case of nonprime land. 
Prime land for the purpose of this policy includes Productive Farmland and land classified 
as Farmland of Local Importance. 

 
Service Requirements 
 
When the General Plan was updated in 2016, the infrastructure and services requirements were amended 
to require that new development have services that met all proposed and future demand. As a result, the 
General Plan policies required most development be served by public water, wastewater, and stormwater 
drainage facilities, and provisions allowing for on-site services were restricted. On-site services were only 
permitted for development in urban and rural communities defined by the General Plan with parcels over 2 
acres in size and some limited industrial uses outside of communities.  
 
Although the requirement for connection to public services is appropriate for most development, since 2016, 
staff has found that greater flexibility may be beneficial, primarily for development and/or expansion of 
facilities located in rural areas where public services may never be available, like Commercial Recreation 
areas. The Commercial Recreation designation and zone are intended for recreation-oriented commercial 
uses, like marinas, golf courses, and other large-scale recreational facilities that are often located in rural 
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areas, far from urbanized development with available public services. As a result, the requirement for public 
services hinders development and creation of Commercial Recreation areas.  
 
Additionally, with the Development Title update in 2022, staff also processed minor amendments to the 
General Plan. One change included in these amendments created the Warehouse Industrial (I/W) General 
Plan designation to align with the Warehouse Industrial zone (I-W), and allowed for development of dry 
uses without services in this designation. Previously, I-W zoning was combined with the Limited Industrial 
(I/L) General Plan designation, which allowed for development with on-site wastewater treatment if water 
and stormwater services were provided. This provision was removed in error, which impacted the 
development of existing I-W properties by further restricting development, or requiring a General Plan Map 
Amendment to develop. 
 
As a result, the Community Development Department proposes updating the service requirements to allow 
for development in Commercial Recreation and Warehouse Industrial areas as follows: 
 

WATER SYSTEM 
General Plan Area Minimum Requirements 

Commercial 
Recreational Areas 
Outside of Communities 

Public water system serving the entire planned area. If parcels are two acres 
or greater in size, with no available public water system and no groundwater 
quality issues, private individual wells may be permitted. 

 
WASTEWATER TREATMENT 

General Plan Area Minimum Requirements 

Urban Communities 

Public sewer system. Onsite wastewater treatment system may be permitted in 
Rural Residential areas, Commercial areas adjacent to Rural Residential areas, 
and in Warehouse Industrial designation or zone, if General Plan policies and 
Development Title regulations are met. 

Industrial Areas Outside 
of Communities 

Public sewer system serving entire planned area. Individual commercial 
systems may be permitted in the Truck Terminals and Warehouse Industrial 
designation or zone if General Plan policies and Development Title regulations 
are met.  

Commercial 
Recreational Areas 
Outside of Communities  

Public sewer system serving entire planned Commercial Recreation area. 
Onsite wastewater treatment system may be permitted if no public 
wastewater treatment system is available, General Plan policies and 
Development Title regulations are met, and the provisions for mandatory 
connection do not apply. 

 
STORMWATER DRAINAGE SUPPLY 

General Plan Area Minimum Requirements 

Commercial Recreation 
Areas Outside of 
Communities 

Public drainage system serving the entire planned Commercial Recreation 
area. On-site drainage may be permitted if parcels are two acres or greater in 
size. 

 
These revisions will allow for the logical development of Commercial Recreation and Warehouse Industrial 
uses, while continuing to direct most new development to urban and rural communities defined by the 
General Plan. Additional minor edits are also proposed for consistency; however, the intent of all other 
policies regarding services remains the same.  
 
Map Amendment 
 
The subject parcel (APN: 179-160-21) is currently designated A/UR (Agriculture-Urban Reserve) and is 
zoned I-W (Warehouse Industrial). The site has been historically developed as a truck terminal, with the 
use pre-dating Community Development Department land use records. With the comprehensive General 
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Plan, Development Title, and Zoning map update in 1992, the parcel, which was historically zoned M-1 
(Limited Manufacturing), was designated as A/G (General Agriculture) and zoned AG-40 (General 
Agriculture-40 acre minimum).  
 
Community Development Department staff has reviewed the 1992 comprehensive update and determined 
that this change was in error. As a result, with the 2022 Development Title and Zoning map update, this 
parcel was rezoned to I-W for consistency with the historical and existing uses on site. The I-W zone was 
determined to be the most similar zone to M-1 and aligns with the zoning of neighboring parcels to the 
north. The proposed Map Amendment will provide consistency between the General Plan designation and 
zone, and resolve the inconsistencies created in error by the Community Development Department in 1992.  
 
Notice of Exemption 
 
California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project is exempt 
from CEQA if the activity is covered by the general rule that CEQA applies only to projects that have the 
potential for causing a significant effect on the environment. Where it can be seen with certainty that there 
is no possibility that the activity in question may have a significant effect on the environment, the activity is 
not subject to CEQA. The Community Development Department has determined that the proposed General 
Plan Text and Map Amendments have no possibility of causing a direct or indirect physical change in the 
environment, much less a significant effect on the environment. Accordingly, the General Plan Text and 
Map Amendments are exempt from CEQA. 
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RECOMMENDATION 
 
It is recommended that the Planning Commission: 
 

1. Forward the Findings for General Plan Text Amendment No. PA-2400093 (Attachment C) to the Board 
of Supervisors with a recommendation for approval. 

 
2. Forward with Findings for General Plan Map Amendment No. PA-2400094 (Attachment C) to the 

Board of Supervisors with a recommendation for approval. 
 

3. Forward General Plan Text Amendment No. PA-2400093 and General Plan Map Amendment No. PA-
2400094 to the Board of Supervisors with a recommendation to approve. 

 
Attachments: 

Attachment A – Environmental Review 
Attachment B – Draft Ordinance 
Attachment C – Findings 
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN JOAQUIN, 
STATE OF CALIFORNIA 

 
ORDINANCE NO.  

 
An Ordinance to Amend Various Sections of the 2035 General Plan of the County of San Joaquin 

Relative to General Plan Text Amendment No. PA-2400093 and Amend the General Plan Designation 
of . 

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

 
Section 1. Chapter 3.1 Community Development Element, Goal LU-7.16 Williamson Act 

Contracts Parcel Size, page 3.1-61, of Policy Document Part 3: Goals and Policies of the San Joaquin 
County 2035 General Plan is hereby amended as follows: 
 
LU-7.16 Williamson Act Contracts Parcel Size 
 
The County shall limit parcels eligible for Williamson Act contracts to those 40 20 or more acres in size in 
the case of prime land or 80 40 or more acres in the case of nonprime land. Prime land for the purpose of 
this policy is considered as Productive Farmland and land classified as Farmland of Local Importance. 
 

Section 2. Chapter 3.2 Public Facilities and Services Element, Table IS-1 Water System, page 3.2-
37, of Policy Document Part 3: Goals and Policies of the San Joaquin County 2035 General Plan is hereby 
amended as follows: 
  

TABLE IS-1 
WATER SYSTEM 

General Plan Area Minimum Requirements 

Urban Communities 

Public water system. For areas designated Rural Residential or Warehouse 
Industrial, if parcels are two acres or greater in size, with no available public 
water system and no groundwater quality issues, private individual wells may 
be permitted if parcels are two acres or greater, no public water system 
exists, and there are no groundwater quality issues. 

Rural Communities 
Public water system. If parcels are two acres or greater and no public water 
system exists, private individual wells may be permitted if there are no 
groundwater quality issues. 

Freeway Service Areas 
Outside of Communities Public water system serving at least each side of the freeway.  

Industrial Areas Outside 
of Communities 

Public water system serving the entire planned areas. Individual wells may be 
permitted in the Truck Terminals and Warehouse Industrial designations. 

Commercial 
Recreational Areas 
Outside of Communities   

Public water system serving the entire planned area. If parcels are two acres 
or greater in size, with no available public water system and no groundwater 
quality issues, private individual wells may be permitted. 
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Agricultural Areas Individual water wells if there are no groundwater quality issues. 

 
Section 3. Chapter 3.2 Public Facilities and Services Element, Table IS-2 Water System, page 3.2-

39, of Policy Document Part 3: Goals and Policies of the San Joaquin County 2035 General Plan is hereby 
amended as follows: 
 

TABLE IS-2 
WASTEWATER TREATMENT 

General Plan Area Minimum Standards 

Urban Communities 

Public sewer system. Onsite wastewater treatment system may be permitted 
in Rural Residential areas, Commercial areas adjacent to Rural Residential 
areas, and in Warehouse Industrial designation or zone, if General Plan 
policies and Development Title regulations are met. 

Rural Communities Onsite wastewater treatment system. 

Freeway Service Areas 
Outside of 
Communities 

Public sewer system for at least each side of the freeway.  

Industrial Areas Outside 
of Communities 

Public sewer system serving entire planned area. Individual commercial 
systems may be permitted in the Truck Terminals and Warehouse Industrial 
designation or zone, if General Plan policies and Development Title 
regulations are met.  

Commercial 
Recreational Areas 
Outside of 
Communities 

Public sewer system serving entire planned Commercial Recreation area. 
Onsite wastewater treatment system may be permitted if no public 
wastewater treatment system is available, General Plan policies and 
Development Title regulations are met, and the provisions for mandatory 
connection do not apply. 

Agricultural Areas Individual or commercial onsite wastewater treatment system 
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Section 4. Chapter 3.2 Public Facilities and Services Element, Table IS-3 Water System, 
page 3.2-41, of Policy Document Part 3: Goals and Policies of the San Joaquin County 2035 
General Plan is hereby amended as follows: 
 

TABLE IS-3 
STORMWATER DRAINAGE SUPPLY 

General Plan Area Minimum Standards 

Urban Communities 

Public drainage system, with terminal drainage unless a Master 
Drainage/Special Purpose Plan permits retention ponds. On-site drainage 
may be permitted in Rural Residential and Warhouse Industrial designations 
if parcels are two acres or more or greater in size. 

Rural Communities Public drainage system. On-site drainage may be permitted if parcels are 
two acres or more. 

Freeway Service Areas 
Outside of Communities Public drainage system serving at least each side of the freeway.  

Industrial Areas Outside 

of Communities 

Public drainage system serving the entire planned area. On-site drainage 
may be permitted in the Truck Terminals and Warehouse Industrial 
designations. 

Commercial Recreation 
Areas Outside of 
Communities 

Public drainage system serving the entire planned Commercial Recreation 
area. On-site drainage may be permitted if parcels are two acres or greater 
in size. 

Agricultural Areas On-site drainage. 
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Section 5. The General Plan Map of the San Joaquin County, as amended, is hereby further 
amended by redesignating property from A/UR (Agriculture-Urban Reserve) to I/W (Warehouse 
Industrial) as shown on Exhibit A, attached hereto and made a part of this Ordinance. 
 

Section 6. This Ordinance shall take effect and be in force thirty (30) days after its 
adoption, and prior to the expiration of fifteen (15) days from the passage thereof, shall be 
published once (1) in the Stockton Record, a newspaper of general circulation published in the 
County of San Joaquin, State of California, with the names of the members of the Board of 
Supervisors voting for and against the same. 

 
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 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:      __________________ 
     Deputy Clerk 
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Exhibit A 
 

APN: 179-160-21  
 

Existing General Plan Designation: A/UR (Agriculture-Urban Reserve) 
Proposed General Plan Designation: I/W (Warehouse Industrial)  
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Attachment C 
Findings 

Community Development Department 
Planning ∙ Building ∙ Code Enforcement ∙ Fire Prevention ∙ GIS 
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Findings 
 
General Plan Text Amendment (PA-2400093) 
 
1. The proposed amendment will contribute to the public health, safety, and general welfare or will be a 

benefit to the public. 
 
 The Development Title Text Amendments are a benefit to the public because the amendments are 

proposed to provide more flexibility and development opportunities in San Joaquin County. 
 

2. The proposed amendment is consistent with the General Plan goals, unless the goals themselves are 
proposed to be amended. 
 
 The proposed amendments are consistent with the General Plan goals, including Goal LU-7 that 

prioritizes long-term preservation of farmland, and Goals LU-4, LU-6 and LU-8 that promote 
responsible utilization of on-site services. 
 

3. The proposed amendment retains the internal consistency of the General Plan and is consistent with 
other adopted plans, unless a concurrent amendment to those plans is also proposed and will result in 
consistency.  
 
 The proposed amendments will impact General Plan 2035 Chapters 3.1 and 3.2. These changes 

maintain and improve internal consistency throughout the General Plan. 
 
4. The proposed amendment has been reviewed in compliance with the requirements of the California 

Environmental Quality Act. 
 
 California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project 

is exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects 
that have the potential for causing a significant effect on the environment. Where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant effect 
on the environment, the activity is not subject to CEQA. The Community Development Department 
has determined that the proposed Text Amendment has no possibility of causing a direct or indirect 
physical change in the environment, much less a significant effect on the environment. Accordingly, 
the Text Amendment is exempt from CEQA. 

 
General Plan Map Amendment (PA-2400094) 
 
1. The proposed amendment will contribute to the public health, safety, and general welfare or will be a 

benefit to the public. 
 
 The proposed amendment will benefit the public by resolving an error in the zoning designation 

created by Community Development Department staff without reason in 1992. The map 
amendment will result in a parcel with consistent General Plan designation, zoning, and use. 

 
2. The proposed amendment is consistent with the General Plan goals, unless the goals themselves are 

proposed to be amended. 
 
 The proposed map amendment will align the General Plan designation with the zone thus creating 

consistency with the General Plan and applicable policies. 
 
3. The proposed amendment retains the internal consistency of the General Plan and is consistent with 

other adopted plans, unless a concurrent amendment to those plans is also proposed and will result in 
consistency.  
 
 The map amendment will retain internal consistency with the General Plan and is consistent with 

all other adopted plans.  
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4. The proposed amendment has been reviewed in compliance with the requirements of the California 
Environmental Quality Act. 
 
 California Environmental Quality Act (CEQA) Guidelines Section 15061 (b)(3) states that a project 

is exempt from CEQA if the activity is covered by the general rule that CEQA applies only to projects 
that have the potential for causing a significant effect on the environment. Where it can be seen 
with certainty that there is no possibility that the activity in question may have a significant effect 
on the environment, the activity is not subject to CEQA. The Community Development Department 
has determined that the proposed Map has no possibility of causing a direct or indirect physical 
change in the environment, much less a significant effect on the environment. Accordingly, the Map 
Amendment is exempt from CEQA. 
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