SANSJOAQUIN Community Development Department

—COUNTY—— Planning - Building - Code Enforcement - Fire Prevention
Greatness grows here.

Planning Commission Staff Report
Item # 1, May 15, 2025
Revisions of Approved Actions No. PA-2400530
Prepared by: Jessica Leal

PROJECT SUMMARY
Applicant Information
Property Owner: LGl Homes California LLC
Project Applicant: Jonathan Liesch
Project Site Information
Project Address: 1088 S. Del Mar Avenue, Stockton
Project Location: On the northeast corner of South Del Mar Avenue and East Main Street,
Stockton

159-430-10, 11,
12,13, 14,15,

159-440-28, 29, Private (California

Parcel Number (APN): 30, 31, and 159- Water Supply: Water Service)
440-53, 54, 55,
56, 57, 58, 59
. I . . Public (East Stockton
General Plan Designation: R/L Sewage Disposal: Sanitary Sewer Project)
. . L . . Public (CSA 41-
Zoning Designation: R-L Storm Drainage: Eaglecrest)
Project Size: 19.9 acres 100-Year Flood: No
Parcel Size: 19.9 acres Williamson Act: No
Community: Stockton Supervisorial District: 1
Environmental Review Information
CEQA Determination: Exempt pursuant to Sections 15302(c) and 15061 (b)(3) (Attachment C)

Project Description

Revisions of Approved Actions to modify Condition of Approval No. 2.i. of Major Subdivision No. PA-
0500469 regarding the location of utilities. The current Condition calls for all utilities set to supply power to
the subdivision, except those with a power transmission of 35 KV or greater, to be located underground.
The Applicant is requesting this Condition be changed to include an additional exception for the above-
ground utilities that supply power for the existing residents on the west side of Del Mar Avenue. If approved,
the utilities that supply power for the subdivision will be located underground, and those supplying power
to the existing residents on Del Mar Avenue will remain above ground.

Recommendation

It is recommended that the Planning Commission:
1. Adopt the Findings for the Revisions of Approved Action (Attachment D); and

2. Approve Revisions of Approved Actions No. PA-2400530 with the attached Conditions of Approval

1810 E Hazelton Avenue | Stockton, California 95205 | (209)468-3121 | www.sjgov.org/commdev



(Attachment E).
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NOTIFICATION & RESPONSES

Public Hearing Notices

(See Attachment B, Response Letters)

Legal ad for the public hearing published in the Stockton Record: May 1, 2025.
Number of Public Hearing notices: 102

Date of Public Hearing notice mailing: May 1, 2025.

Referrals and Responses

e Project Referral with Environmental

¢ OPR State Clearinghouse #:

Determination Date: March 13, 2025 2017042030
Response Response
Agency Referrals Date - Agency Referrals Date -
Referral Referral
County Departments Local Agencies
Assessor East Stockton Rural Fire District
Community Development Stockton East Water District
Building Division Central SJ Water Conservation
Fire Prevention Bureau gljtgcg p 031812095
Public Works 03/24/2025 LTI :
: San Joaquin Air Pollution Control
Environmental Health 04/07/2025 District
Sheriff Communications Director Stockton Unified School District
Supervisor: District 1 Miscellaneous
Mosquito Abatement Buena Vista Rancheria
State Agencies United Auburn Indian Community
CA Native American Heritage North Valley Yokuts Tribe
Commission P.G.&E. 04/23/2025

CA Tribal TANF Partnership

CA Valley Miwok Tribe

Precissi Flying Service

CA Water Service

Sierra Club

CA Fish & Wildlife, Region: 2

Federal Agencies

US Fish & Wildlife

F.EMA.
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ANALYSIS

Background

On April 5, 2007, the Planning Commission approved Major Subdivision No. PA-0500469 (Ligurian Village
Unit No. 3) to subdivide six existing parcels totaling 19.9 acres into 114 residential lots. The original
expiration date was April 14, 2010.

Due to a weak economy and the housing crisis, many developers were not recording final maps and
investing in infrastructure improvements after the downturn in 2008. Therefore, after the project was
approved, the State of California granted several automatic time extensions for approved subdivisions to
allow developers additional time to complete the required improvements and record the necessary maps.
As a result, the project expiration date was extended through April 13, 2017.

On December 15, 2016, the applicant filed a six-year Time Extension application. On May 18, 2017, the
Planning Commission approved the six-year Time Extension, further extending the expiration date to April
17, 2023. On May 24, 2022, the Board of Supervisors approved the Final Map (Attachment A), which was
subsequently recorded on June 20, 2022.

Revisions of Approved Actions

The approved map is bounded by both developed and undeveloped residential lots on all sides, as well as
a community park. To provide service to the new residential lots, the project includes connecting to existing
public utilities located along Del Mar Avenue on the west side of the subdivision. These connections entail
removing and replacing existing above-ground powerlines that serve developed residential lots.

When the subdivision was approved in 2007, the Department of Public Works included Condition of
Approval No. 2.i. to address the location of utilities and ensure that the project met the 1992 Development
Title standards in place at that time. The approved condition states that:

2.i. "All utilities shall be underground power transmission facilities of 35 KV or greater. Public utility
easements shall be provided along the road frontage of the subdivision and as required by the
public utility companies. (Development Title Section 9-1155.2)."

In addition to requiring underground powerlines for the new residential lots, this condition also requires
undergrounding of any existing above-ground powerlines replaced in conjunction with the subdivision.

Implementing this condition would require undergrounding utilities on existing developed residential
properties that are not part of the subdivision. When the applicant, LGl Homes, contacted property owners
on Del Mar Avenue seeking permission to enter their property to underground their overhead utility
connects, several expressed opposition to relocating their existing utility service underground.

As a result, the applicant proposes to allow the existing utility poles to be replaced and relocated above-
ground within the public utility easement established by the subdivision along the east side of Del Mar
Avenue. This request is consistent with Chapter 9-609 of the Development Title, which requires the
development project to be served by underground services. The subdivision will be served by underground
utilities, while the existing properties on the west side of Del Mar Avenue will continue to be served by
overhead services. The applicant has indicated that this will ensure that the development of the subdivision
does not place an undue burden on the neighboring property owners.

The applicant met with the Department of Public Works staff to discuss their proposal, and on December
12, 2024, submitted a Revisions of Approved Actions to modify Condition of Approval No. 2.i. to read as
follows:

2.i. "All utilities shall be underground except on Del Mar Avenue to supply power to existing parcels
that are not a part of this subdivision or power transmission facilities of 35 KV or greater. Public
utility easements shall be provided along the road frontage of the subdivision and as required
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by the public utility companies. (Development Title Section 9-609.020)."

The Department of Public Works reviewed the proposed revision to Condition of Approval 2.i. and, on March
24, 2025, submitted revised conditions incorporating the changes.

Findings

Prior to approving an application for Revisions of Approved Actions, the Planning Commission must make
the following findings for amendments to conditions of a Tentative Map of an approved Major Subdivision
application:

(1) There are changes in circumstances that make any or all of the conditions of the Tentative Map,
no longer appropriate or necessary; and

(2) The revised conditions of the Tentative Map conform to the provisions of Chapter 9-503.

As discussed above, the current inflexibility of the approved condition is no longer appropriate given the
circumstances surrounding the replacement of existing above-ground utility service. Additionally, in
conformance with Chapter 9-503, the Department of Public Works has reviewed and incorporated the
proposed revised condition. As a result, the Community Development Department recommends approval
of this Revisions of Approved Actions request.

CEQA Exemption

This application is for a Revisions of Approved Actions for a previously approved Major Subdivision to allow
the replacement of existing above-ground power poles to remain above-ground. The project does not
include the construction of any additional infrastructure not already anticipated with the original project.
Pursuant to CEQA Guidelines Section 15061 (b)(3), which 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.
Additionally, pursuant to CEQA Guidelines Section 15302 (c), the project is exempt from CEQA because
the activity consists of the replacement or reconstruction of existing utility systems and/or facilities involving
negligible or no expansion of capacity. As a result, the Community Development Department has
determined that the proposed Revisions of Approved Actions will not cause a significant effect on the
environment.
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RECOMMENDATION

Action
It is recommended that the Planning Commission:
1. Adopt the Findings for the Revisions of Approved Actions (Attachment D); and

2. Approve Revisions of Approved Actions No. PA-2400530 with the attached Revised Conditions of
Approval (Attachment E).

Attachments:

Attachment A: Final Map PA-0500469
Attachment B: Agency Response Letters
Attachment C: Environmental Document
Attachment D: Findings

Attachment E: Revised Conditions of Approval
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SANSJOAQUIN Community Development Department

—COUNTY— Planning - Building - Code Enforcement - Fire Prevention
Greatness grows here.

Attachment A
Final Map

(Sheets 4 of 5 & 5 of 5)
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=2 SANSJOAQUIN Community Development Department

COUNTY

Greatness grows here.

Planning - Building - Code Enforcement - Fire Prevention

Attachment B

Agency Response
Letters
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Department of Public Works

Fritz Buchman, Director

SIOAUN  Sel%.

N L
— COUNTY— A

Alex Chetley, Deputy Director - Development

Sax foaguis County
y Kristi Rhea, Deputy Director - Administration
David Tolliver, Deputy Director - Operations
Najee Zarif, Deputy Director - Engineering
March 24, 2025
MEMORANDUM
TO: Community Development Department
CONTACT PERSON: Jessica Leal SK

FROM: Shayan Rehman, Engineering Services Manager
Development Services Division

SUBJECT: PA-2400530 (MISC); A Revision of Approved Action application to madify Condition of
Approval No. 2.i. regarding the location of utilities to read as follows: "All utilities shall
be underground, except on Del Mar Avenue to supply power to existing parcels that
are not a part of this subdivision or power transmission facilities of 35 KV or greater.
Public utility easements shall be provided along the road frontage of the subdivision
and as required by the public utility companies. (Development Title Section 9-
609.020)"; located on the northeast corner of South Del Mar Avenue and East Main
Street, Stockton. (Supervisorial District 1)

OWNER: LG| Homes California LLC APPLICANT: Jonathan Liesch

ADDRESS: 1088 S. Del Mar Avenue, Stockton APN: 159-440-31

INFORMATION:

The site is not currently located within a Federal Emergency Management Agency Designated
Flood Hazard Area.

RECOMMENDATIONS:

1)  All improvements shall be in conformance with the current Improvement Standards and
Specifications of the County of San Joaquin. All improvement plans and specifications shall
include grading plan for each individual lot, if applicable. These improvement plans and
specifications are subject to plan check, field inspection fees and must be approved by the
County of San Joaquin Department of Public Works prior to approval of the Final Map.
(Development Title Section 9-505, Section 9-600, Section 9-608.010[c] and R-82-814)

2) A grading plan shall be submitted as a part of the improvement plans and approved prior to
approval of the Final Map. The grading plan shall contain the information listed in the
California Building Code, Appendix, Chapter 33, Section 3309, with complete drainage
details and elevations of adjacent parcels. Retaining wall details shall be submitted where

1810 East Hazelton Avenue | Stockton, California 85205 | T 209468 3000 | F 209 468 2999
E1 Follow us on Facebook @ PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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-2-

PA-2400530 (MISC)

3)

4)

>)

8)

)

8)

9)

10)

11)

12)

applicable. Grading in excess of 5,000 cubic yards shall comply with Sections 3309.3 and
3309.4 for "Engineered Grading Requirements."

If improvements referred to herein are not completed prior to approval of the Final Map, the
subdivider shall execute an agreement with the County of San Joaquin ensuring the
completion of improvements after approval of the Final Map. (Development Title Section 9-
600.020[j])

A Preliminary Solis Report is required in accordance with County Standards for the purpose
of determining the R-Value for the design of the roads. (Development Title Section 9-
505.020)

Water meters shall be installed on all water services. (Board of Supervisors Order B-91-
650)

All traffic signs and markings shall conform to the latest edition of the Manual on Uniform
Traffic Control Devices (MUTCD), and/or San Joaquin County Standards and shall be
shown on the improvement plans. (Development Title Section 9-608.010)

Cadence Street, which is stubbed for future extension, will require a temporary turnaround.
Provisions shall be made for removal of the temporary turnaround upon demand by the
County, including securing to ensure its removal. Adjacent property owners shall be given
notice of the temporary nature of the turnaround and the provisions for removal in the
future. (Development Title Section 9-608.010)

Adjustments to improvements shall be made to provide for two-way traffic and for
temporary cul-de-sacs as well as utility systems modifications to conform to County
Standards where the subdivision is to be recorded in phases.

All utilities shall be underground except on Del Mar Avenue to supply power to existing
parcels that are not a part of this subdivision or power transmission facilities of a 35 KV or
greater. Public utility easements shall be provided along the road frontage of the
subdivision and as required by the public utility companies. (Development Title Section 9-
609.020)

Liguria Way, La Spezia Way, Imperia Avenue, Savona Avenue, Cadence Street, Sarah
Street, Imperia Court, Genova Court, Savona Court, and La Spezia Court shall be
dedicated on the Final Map and improved to County Standards for a 50-foot right-of-way
local residential Street. Street Names shall be approved by the Community Development
Department prior to approval of the Improvement Plan or Final Map(Development Title
Sections 9-501.070, 9-608.010[c¢] and 9-608.060[a][2])

Dedication to result in a 42-foot-wide right-of-way from the centerline of Main Street to the
property line shall be required on the Final Map and improved on the subdivided side to
County Standards for a 50-foot-wide right-of-way local residential street. (Development Title
Section 9-608.060[a], 9-608.010[c])

Dedication to result in a 42-foot wide right-of-way from the centerline of Main Street to the
property line shall be required on the Final Map and improved on the subdivided side to
County Standards for a 84-foot right-of-way minor arterial street. (Development Title
Section 9-608.060[a], 9-608.010[c])

Planning Commission Staff Report, PA-2400530Revisions of Approved Actions
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PA-2400530 (MISC)

13) Aterminal drainage system shall be provided in accordance with the County Standards and
to provide adequate drainage for the subdivision. Hydrologic and hydraulic analyses shall
be provided and demonstrate that all property, both downstream and upstream of the
discharge, will not be subject to a higher flood level as a result of the proposed drainage.
Service shall be provided by CSA 41 (Development Title Section 9-606)

14) The project shall be served by a public water system conforming to the requirements of the
San Joaquin County Environmental Health Department and the Department of Public
Works. The system shall provide adequate domestic and fire water supply in conformance
to the requirements of the County Fire Warden and the local Fire District. Service shall be
provided by Cal Water (Development Title Section 9-602.010)

15) The project shall be served by a public sewer collection and treatment system constructed
in conformance with the requirements of Environmental Health and Public Works. Service
Shall be provided by the City of Stockton (Development Title Section 9-604.010)

16) The County has reviewed the will-serve letter obtained from the City of Stockton for
sanitary sewer service for this development application. The letter states that capacity
within the system is not reserved at this time, and the letter expires in two years. Therefore,
it is the applicant's responsibility to ensure that a current will-serve letter is on file prior to
approval of the Final Map by the County Surveyor. The applicant or the subsequent owner
of the property will be responsible to ensure that there is capacity in the system at the time
of issuance of building permits.

17) Street lighting shall be provided for the subdivision and the frontage of Main Street, Horner
Avenue, and Del Mar Avenue at the intersections of Main Street and Del Mar Avenue, Del
Mar Avenue and La Spezia \Way, Horner Avenue and Del Mar Avenue, and Liguria Way
and Del Mar Avenue. (Development Title Section 9-608.120)

18) Annexation of the development into CSA 41 for storm drainage and street lightning shall be
completed prior to approval of the improvement plans. The applicant shall pay all required
fees to process the annexation. (Development Title Section 9-600.040)

19) The property shall transfer to a zone within CSA 41 prior to approval of the Improvement
Plans to provide for the operation, maintenance, and improvement of street lighting facilities
and storm drainage. A new assessment for the zone shall be approved by the property
owners prior to approval of the Improvement Plans. The assessment for the new zone shall
be based on the cost for maintenance, operation, system improvements, and any
replacement program of facilities within CSA 41. The applicant shall pay for the cost to
process the transfer and assessment for the new zone. In addition, the applicant shall pay
for the maintenance and operation of the system from the time the facilities are accepted by
the District until the transferred area is placed on the assessment role of the District.
(Development Title Section 9-600)

20) The subdivider shall agree to pay user fees for the utility services from the time
improvements are accepted by the County until the lots are placed on the County tax rolls,
or up to an 18-month period, as the case may be. (Subdivision Map Act 66493)

Planning Commission Staff Report, PA-2400530Revisions of Approved Actions
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-4-
PA-2400530 (MISC)

21) Access rights shall be dedicated and restricted for lots 31, 46, 47, 75, 76, and 78 through
83 along the frontage of Main Street on the Final Map. (Development Title Section 9-
608.060)

22) An Offer of Dedication of ground water rights on the Final Map is required.

23) This development is subject to reapportionment under the San Joaquin Area Flood Control
Agency Assessment District No. 96-1 (Flood Protection Project). An application requesting
the reapportionment of the unpaid portion of the assessment, along with payment of the
reapportionment fee, shall be provided prior to approval of the Final Map.

24) The applicant/developer shall a fair share for the installation of a traffic signal at the
intersection of Main Street and State Route 99 northbound off-ramp prior to approval of the
Final Map. The fair share amounts to $29,500.00.

25) The applicant/developer shall pay a fair share for the widening of Del Mar Avenue at the
intersection of Main Street prior to approval of the Final Map. The fair share amounts to
$9,593.00.

26) The applicant/developer shall dedicate adequate right-of-way to provide for one left-turn
and one right-turn lane on Del Mar Avenue and shall be shown on the Final Map.

27) As required by the City of Stockton, the owners, developers, and/or successors-in-interest
shall participate in the East Main Sewer System# 6 Area of Benefit.

28) The applicant/developer shall submit a Notice of Intent to comply with the State's
construction general permit to the State \Water Resources Control Board, develop a project
Storm Water Prevention Pollution Plan, and design permanent water quality measures in
accordance with the County's Storm Water Quality Control Criteria Plan prior to any
construction.

NOTE: Any construction activity that results in the disturbance of at least one acre of soil shall
require a State NPDES construction permit.

SR:GM
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S JCOG, Inc.

555 East Weber Avenue o Stockton, CA 95202 « (209)235-0574 « Email: boyd@sjcog.org

San Joaguin County Multi-Species Habitat Conservation & Open Space Plan (SIMSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTL]J)
ADVISORY AGENCY NOTICE TO SJCOG, Inc.

To: Jessica Leal, San Joaquin County, Community Development Department

From: Laurel Boyd, SJCOG, Inc. Phone: (209) 235-0574 Email: boyd@sjcog.org
Date: March 18, 2025

Local Jurisdiction Project Title: PA-2400530 (MISC)

Assessor Parcel Number(s): 159-440-31

Local Jurisdiction Project Number: PA-2400530 (MISC)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Agricultural Habitat Land

Species Impact Findings: Findings to be determined by SIMSCP biologist.

Dear Ms. Leal:

SJCOG, Inc. has reviewed the application referral for PA-2400530 (MISC). This project consists of a Revision of Approved Action
application to modify Condition of Approval No. 2.i. regarding the location of utilities to read as follows: “All utilties shall be underground,
except on Del Mar Avenue to supply power to existing parcels that are not a part of this subdivision or power transmission facilities of 35
KV or greater. Public utility easements shall be provided along the road frontage of the subdivision and as required by the public Ltilities’
companies. (Development Title Section 9-609.020).” The project site is on the northeast corner of South Del Mar Avenue and East Main
Street, Stockton (APN/Address: 159-440-31 /1088 S. Del Mar Avenue, Stockton).

San Joaquin County is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SIJMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts and
ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental Quality
Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SIMSCP. Although participation in the SIJMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SIMSCRP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SIMSCP.

At this time, the applicant is requesting a Revision of Approved Action with no ground disturbance. Any
future ground disturbing activities {e.g. roads, curb, gutter, electrical, water, etc.) or any physical
structures that require ground disturbance on this or subsequent divided parcels will be subject to
participate in the SJMSCP before ANY ground disturbance occurs and should be resubmitted to this
agency. Current or future owners of this-or subdivided properties should be made aware of the
conditions that are placed by the SJMSCP on future development on the created parcels.

This Project is subject to the SUMSCP. This can be up to a 30-day process and it is recommended that the project
applicant contact SIMSCP staff as early as possible. It is also recommended that the project applicant obtain an information
package. http:/fwww.sicog.org

Please contact SIMSCP staff regarding completing the following steps to satisfy SUIMSCP requirements:

L] Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance

. SJMSCP Incidental Take Minimization Measures and mitigation requirement:

1.  Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the ITMMs. If ITMMs are not signed within six months, the applicant
must reapply for SIMSCP Coverage. Upon receipt of signed ITMMSs from project applicant, SICOG, Inc. staff will sign the ITMMSs. This
is the effective date of the ITMMs.

2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.

3. Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:
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2|SJCOG, Inc.

a.  Post abond for payment of the applicable STMSCP fee covering the entirety of the project acreage being covered (the bond
should be valid for no longer than a 6 month period); or
b.  Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
¢.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
d.  Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs first, the project applicant must:
a.  Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
c.  Purchase approved mitigation bank credits.

Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

L] Receive your Certificate of Payment and release the reguired permit

It should be noted that if this project has any potential impacis to waters of the United States [pursuant to Section 404 Clean Water Act],
it would require the project to seek voluntaty coverage through the unmapped process under the SUMSCP which could take up to 90
days. It may be prudent to obtain a preliminary wetlands map from a qualified consultant. If waters of the United States are confirmed on
the project site, the Corps and the Regional Water Quality Control Board (RWQCB) would have regulatory authority over those mapped
areas [pursuant to Section 404 and 4071 of the Clean Water Act respectively] and permits would be required from each of these resource
agencies prior to grading the project site.

If you have any questions, please call (209) 235-0574.
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S JCOG, Inc.
San Joaguin Connty Muiti-Species Habitat Conservation & Open Space Plan

555 East Weber Avenue o Stockton, CA 95202 « (209) 235-0600 « FAX (209) 235-0438

SJMSCP HOLD

TO: Local Jurisdiction: Community Development Department, Planning Department, Building

Department, Engineering Department, Survey Department, Transportation Department, Public

Works Department
Other:

FROM: Laurel Boyd, SJCOG, Inc.

DO NOT AUTHORIZE SITE DISTURBANCE
DO NOT ISSUE A BUILDING PERMIT
DO NOT ISSUE FOR THIS PROJECT

The landowner/developer for this site has requested coverage pursuant to the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan (SIMSCP). In accordance with that agreement, the
Applicant has agreed to:

1) SJMSCP Incidental Take Minimization Measures and mitigation requirement:

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the
project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs.
If ITMMs are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITTMMs. This is the effective date
of the ITMMs
2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.
3. Uponissuance of fully executed TTMMs and prior to any ground disturbance, the project applicant must:
a. Post a bond for payment of the applicable SIMSCP fee covering the entirety of the project acreage
being covered (the bond should be valid for no longer than a 6 month period): or
b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
¢. Dedicate land mn-lieu of fees, either as conservation easements or fee title; or
d. Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the TTMMs or issuance of a building permit, whichever occurs
first, the project applicant must:
a. Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b. Dedicate land in-lieu of fees, either as conservation easements or fee title, or
¢. Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title; PA-2400530 (MISC)
Landowner: LGl Homes California, LLC Applicant: Jonathan Liesch

Assessor Parcel #s; 159-440-31
T 'R , Section(s):

Local Jurisdiction Contact: Jessica Leal

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SJMSCP.

Agency Response Letters



SAN JUAUU|N Environmental Health Department

=== I N Jasjit Kang, REHS, Director
Gr tness qrows here. Muniappa Naidu, REHS, Assistant Director

PROGRAM COORDINATORS

Jeff Carruesco, REHS, RDI

. Willy Ng, REHS
April 7, 2025 Steven Shih, REHS
Elena Manzo, REHS

Natalia Subbotnikova. REHS

To: San Joaquin County Community Development Department
Attention: Jessica Leal

From:  Sastina Thammavongsa; (209) 616-3068 %
Environmental Health Specialist

RE:; PA-2400530 (MISC), Revised Referral, SU-2500448
1088 S. Del Mar Avenue, Stockton APN: 159-440-31

The following requirements have been identified as pertinent to this project. Other requirements
may also apply. These requirements cannot be modified.

1) The applicant shall provide written confirmation from the water providers that improvements
have been constructed or financial arrangements have been made for any improvements
required by the agency and that the agency has or will have the capacity to serve the
proposed development. Said written confirmation shall be submitted prior to the issuance of
a building permit (San Joaquin County Development Title, Section 9-602.010).

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjcehd.com
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o Pacific Gas and Electric Company
M Pacific Gas and PGEPlanReview(@pge.com
)

Electric Company

April 23, 2025

Re: Gas and Electric Transmission and Distribution

Dear Jessica Leal,

Land Management
300 Lakeside Drive
Oakland, CA 94612

Thank you for providing PG&E the opportunity to review your proposed plans for PA-2400530.
Our review indicates the proposed work and/or improvements do not appear to directly interfere
with any of PG&E’s existing facilities or land rights.

Please note, this is our preliminary review and PG&E may provide additional comments in the
future as the project progresses or if additional information is provided. If there are subsequent

modifications made to the design, we ask that the plans be resubmitted for review to the email

address listed below.

If PG&E gas and/or electric service are needed, please submit an application through PG&E’s

Your Project Portal: Sign In (yourprojects-pge.com).

As a reminder, before any digging or excavation occurs, please contact Underground Service
Alert (USA) by dialing 811 a minimum of two (2) working days prior to commencing any work.
This free and independent service will ensure that all existing underground utilities are identified

and marked on-site.

If you have any questions regarding this response, please contact me at (877) 259-8314 or

pgeplanreview(@pge.com

Sincerely,

PG&E Plan Review Team
Land Management
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SANJOAQUIN Community Development Department

COUNTY Planning - Building - Code Enforcement - Fire Prevention
Gr ss grows here.
Jennifer Jolley, Director
Eric Merlo, Assistant Director
Tim Burns, Code Enforcement Chief
Corinne King, Deputy Director of Planning
Jeff Niemeyer, Deputy Director of Building Inspection
NOTICE OF EXEMPTION
TO: Office of Planning & Research FROM:  San Joaquin County
P. O. Box 3044, Room 212 Community Development Department
Sacramento, CA 95812-3044 1810 East Hazelton Avenue

Stockton, CA 95205
County Clerk, County of San Joaquin

Project Title: Revision of Approved Action No. PA-2400530

Project Location - Specific: The project site is located on the northeast corner of South Del Mar Avenue and East Main
Street, Stockton. (APN/Address: 159-430-10 to -15, 159-440-28 to -31,159-440-53 to -58 / 1088 S Del Mar
Avenue, Stockton) (Supervisorial District: 1)

Project Location = City: Stockton
Project Location — County: San Joaquin County

Project Description: Revision of Approved Action application A Revisions of Approved Actions request to modify
Condition of Approval No. 2.i. regarding the location of utilities.to read as follows: "All utilities shall be underground,
except on Del Mar Avenue to supply power to existing parcels that are not a part of this subdivision or power
transmission facilities of 35 KV or greater. Public utility easements shall be provided along the road frontage of the
subdivision and as required by the public utility companies. {(Development Title Section 9-609.020)."

The Property is zoned R-L (Low Density Residential) and the General Plan designation is R/L {Low Density Residential).
Project Proponent(s): LGl Homes California LLC / Jonathan Liesch
Name of Public Agency Approving Project: San Jeaquin County Planning Commission

Name of Person or Agency Carrying Out Project: Jessica Leal, Assistant Planner
San Jeaquin County Community Development Department

Exemption Status:
General Exemptions. (Section 15061 (b)(3)) & Categorical Exemption. (Section 15302 (c)

Exemption Reason:

This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines section 15061(b)(3).
Section 15061(b)(3) states that “CEQA applies only to projects which 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 subjectto CEQA.” There is no possibility that this project may have
a significant effect on the environment and, therefore, the project is not subject to CEQA.

This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines section 15302 (c),
which applies to replacement or reconstruction of existing structures and facilities where the new structure
will be located on the same site as the structure replaced and will have substantially the same purpose and
capacity as the structure replaced, including but not limited to:

(a) Replacement or reconstruction of existing schools and hospitals to provide earthquake resistant structures
which do not increase capacity more than 50 percent;

(b) Replacement of a commercial structure with a new structure of substantially the same size, purpose, and
capacity.

(c) Replacement or reconstruction of existing utility systems and/or facilities involving negligible or no
expansion of capacity.

Authonity cited: Sectiorns 21083 and 21110, Public Resources Code.
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.
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(d) Conversion of overhead electric utility distribution system facilities to underground including connection to
existing overhead electric utility distribution lines where the surface is restered to the condition existing prior
to the undergrounding.

Lead Agency Contact Person:

Jessica Leal Phone: (209) 468-3140 Fax: (209) 468-3163 Email: jleal@sjgov.org

Signature: Date:

Name: Gerardo Altamirano Title: Deputy County Clerk
Signed by Lead Agency

Date Received for filing at OPR:

Authority cited: Sections 21083 and 21110, Public Resources Code.
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.
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SANSJOAQUIN Community Development Department

COUNTY

Greatness grows here.

Planning - Building - Code Enforcement - Fire Prevention

Attachment E
Findings
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FINDINGS

1. There are changes in circumstances that make any or all of the conditions of the Tentative Map,
Tentative Parcel Map, or the Vesting Tentative Map no longer appropriate or necessary.

Major Subdivision No. PA-0500469 includes the replacement of several above-ground
utility poles along Del Mar Avenue when connecting the new residential lots to existing
utility service. The applicant, LGl Homes California, LLC, intended to underground the
existing above-ground utility poles in conformance with Condition of Approval No. 2.i.
However, the existing residents/property owners impacted by this change voiced
opposition to undergrounding the utilities that serve them. Therefore, the applicant is
requesting that an exception be made to allow the replacement utility service for the
existing residences on Del Mar Avenue to remain above-ground. Thus, the original
Condition of Approval requiring all utilities associated with the Major Subdivision to be
placed underground is no longer appropriate and should be revised to address the
replacement of the existing utility service along Del Mar Avenue.

2. The revised conditions of the Tentative Map, Tentative Parcel Map, or the Vesting Tentative Map
conform to the provisions of Chapter 9-503.

The revised condition conforms to the provisions of Chapter 9-503 of the Development
Title, which requires that the Tentative Map conform to the standards of the Development
Title and is referred to the Department of Public Works for review and recommendations.
The applicant is proposing a revision to Department of Public Works’ Condition of
Approval No. 2.i. regarding the location of utilities. The current condition requires all
utility service to be underground except for transmission lines providing 35kv or greater
service. This would require existing above-ground service to developed residential lots
to be replaced with underground service upon connection to the subdivision. This places
an undue burden on property owners who would be required to provide new easements
potentially altering the current use of their properties. On March 13, 2025, the Community
Development Department referred the proposed change to the Department of Public
Works, and on March 24, 2025, the Department of Public Works responded with a letter
incorporating the revised condition after reviewing it for conformance with Development
Title Section 9-609.020 Utility Distribution Facilities. Development Title Section 9-609.020
states that utility distribution facilities shall comply with the following requirement:

o Location of Overhead Utilities. Overhead utility lines, when permitted in a development,
shall be in a public right-of-way or public utility easement. The Director of Public Works
shall approve the precise location of poles supporting such overhead lines.

The Department of Public Works is requiring that the replacement utility service be
located within existing public utility easements. Therefore, the revised Condition of
Approval 2.i. of the Tentative Map for Major Subdivision No. PA-0500469 conforms to
Development Title Section 9-609.020 and, therefore, also to the provisions of Chapter 9-
503.
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REVISED CONDITIONS OF APPROVAL

PA-2400530 (RAA) for PA-0500469
JONATHAN LIESCH

Revisions of Approved Actions application No. PA-2400530 for a previously approved Major
Subdivision application No. PA-0500469 was approved by the San Joaquin County Planning
Commission on May 15, 2025. The effective date of approval for the Revisions of Approved Actions
is May 25, 2025.

Major Subdivision application No. PA-0500469 was approved by the San Joaquin County Planning
Commission on April 5, 2007. The effective date of approval was April 15, 2007. Prior to the expiration
April 14, 2023, the Final Map was recorded on June 20, 2022.

Unless otherwise specified, all Conditions of Approval and Ordinance requirements shall be complied
with prior to approval of the Final Map. Those Conditions followed by a Section Number have been
identified as Ordinance requirements pertinent to this application. Ordinance requirements cannot be
modified, and other Ordinance requirements may apply.

1. COMMUNITY DEVELOPMENT DEPARTMENT (Staff Contact: [209] 468-3121)

a. TENTATIVE MAP: The Final Map shall substantially conform with the approved revised tentative map
dated October 18, 2006.

b. RIGHT TO FARM: Pursuant to San Joaquin County Code Section 6-9004(b), the following note shall
be placed on the Final Map and recorded as a separate instrument:

(1) All persons purchasing parcels within the boundaries of this approved map should be prepared to
accept the inconveniences or discomforts associated with agricultural operations or activities, such
as noise, odors, insects, dust or fumes. San Joaquin County has determined that such
inconveniencies or discomforts shall not be considered to be a nuisance.

c. LOT SIZE AND WIDTH: The following lot size and width regulations shall apply to this map:

(1) All parcels shall have a minimum lot width of fifty (50) feet, measured a distance of 20 feet back
from the front lot line. (Development Title Section 9-310.4)

(2) All corner parcels shall have a minimum lot width of sixty (60) feet, measured a distance of 20 feet
back from the front lot line. (Development Title Section 9-310.4)

(3) All parcels shall have a minimum lot area of five thousand (5,000) square feet. (Development Title
Section 9-310.3)

d. ROAD NAMES: All subdivision road names shall be submitted to the Community Development
Department for approval by the Director. Contact the Community Development Department at (209)
468-2193 for road name standards. (Development Title Section 9-1150.18)

e. NOISE MITIGATION: A six-foot-high sound wall shall be constructed along Main Street for parcels 31,
46, 47, 75, 76, and 78-83 (Environmental Noise Assessment). The wall shall be shown on the
subdivision improvement plans (Development Title Section 9-1150.10). The sound wall shall align with
the sound wall for Lot 69 of Eastbrook Estates.

f. DEMOLITION PERMIT: A demolition permit shall be obtained prior to final map approval for all existing
structures that do not meet the minimum setback requirements for the R-L zone.

g. LANDSCAPING: Landscaping shall be provided and comply with the following:

(1) Street trees are required, including along Main Street, as specified in Section 9-1020.4 of the
Development Title.
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2. DEPARTMENT OF PUBLIC WORKS (Staff Contact: Alex Chetley, [209] 468-3000)

a.

All improvements shall be in conformance with the current Improvement Standards and
Specifications of the County of San Joaquin. All improvement plans and specifications shall include a
grading plan for each individual lot, if applicable. These improvement plans and specifications are
subject to plan check and field inspection fees and must be approved by Public Works prior to
approval of the Final Map. (Development Title Section 9-1100, Resolution R-92-814)

A grading plan shall be submitted as part of the improvement plans and approved prior to approval of
the Final Map. The grading plan shall contain the information listed in the California Building Code,
Appendix, Chapter 33, Section 3309, with complete drainage details and elevations of adjacent
parcels. Retaining wall details shall be submitted where applicable. Grading in excess of 5,000 cubic
yards shall comply with Sections 3309.3 and 3309.4 for “Engineered Grading Requirements.”

If improvements referred to herein are not completed prior to approval of the Final Map, the
subdivider shall execute an agreement with the County of San Joaquin to ensure the completion of
improvements within one year after recording the Final Map. (Development Title Section-9-14006-3[j]
9-600.020(j])

A Preliminary Soils Report is required in accordance with County Standards for the purpose of
determining the R-Value for the design of the roads. (Development Title Section 9-948:2 9-505.020)

Water meters shall be installed on all water services. (Board of Supervisors Order B-91-650)

All traffic signs and markings shall conform to the Manual on Uniform Traffic Control Devices,
Caltrans Traffic Manual, and/or San Joaquin County Standards and shall be shown on the
improvement plans. (Development Title Section 9-+1450-2 9-608.010)

Cadence Street, which is stubbed for future extension, will require a temporary turnaround.
Provisions shall be made for removal of the temporary turnaround upon demand by the County
including securing to ensure its removal. Adjacent property owners shall be given notice of the
temporary nature of the turnaround and the provisions for removal in the future. (Development Title
Section 9-114506-2 9-608.010)

Adjustment to improvements shall be made to provide for two-way traffic and for temporary cul-de-
sacs as well as utility systems modification to conform to County Standards where the subdivision is
to be recorded in phases.

All utilities shall be underground except on Del Mar Avenue to supply power to existing parcels that
are not a part of this subdivision or power transmission facilities of 35 KV or greater. Public utility
easements shall be provided along the road frontage of the subdivision and as required by the public
utility companies. (Development Title Section 9-4455.2 9-609.020)

Liguria Way, La Spezia Way, Imperia Avenue, Savona Avenue, Cadence Street, Sarah Street,
Imperia Court, Savona Court, and La Spezia Court shall be dedicated on the Final Map and
improved to County Standards for a 50-foot-wide right-of-way local residential street. Street names
shall be approved by the Community Development Department prior to approval of the Improvement
Plan or Final Map. (Development Title Section 9-1450-5[b] 9-501.070, 9-608.010[c], and 9-
608.060[a][2])

Dedication to result in a 42-foot-wide right-of-way from the centerline of Del Mar Avenue and Horner
Avenue to the property line shall be required on the Final Map and improved on the subdivided side
to County Standards for a 50-foot-wide right-of-way local residential street. (Development Title
Section 9-1150:5[b] 9-608.060[a], 9-608.010[c])

Dedication to result in a 42-foot-wide right-of-way from the centerline of Main Street to the property
line shall be required on the Final Map and improved on the subdivided side to County Standards for
an 84-foot-wide right-of-way local residential street. (Development Title Section 9-44506-5{b] 9-
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608.060[a], 9-608.010[c])

m. A terminal drainage system shall be provided to meet the requirements of the County and to provide
adequate drainage for the subdivision. Hydrologic and hydraulic analyses shall be provided and
demonstrate that all property, both downstream ad upstream of the discharge, will not be subject to a
higher flood level as a result of the proposed drainage. Service shall be provided by CSA-41.
(Development Title Section 9-+135.2 9-606)

n. The project shall be served by a public water system conforming to the requirements of Public Works
and Environmental Health. The system shall provide adequate domestic and fire water supply in
conformance with the requirements of the County Fire Warden and the local fire district. Water
service shall be provided by California Water Service. (Development Title Section 9-4420.2-9-
602.010)

o. The project shall be served by a public sewer collection and treatment system constructed in
conformance with the requirements of Public Works and Environmental Health. Sanitary sewer
service shall be provided by the City of Stockton. (Development Title Section-9-1405.2 9-604.010)

p. The County has reviewed the will-serve letter obtained from the City of Stockton for sanitary sewer
service for this development application. The letter states that capacity within the system is not
reserved at this time, and the letter expires in two years. Therefore, it is the applicant’s responsibility
to ensure that a current will-serve letter is on file prior to approval of the Final Map by the County
Surveyor. Additionally, the applicant or a subsequent owner of the property will be responsible to
ensure that there is capacity in the system at the time of issuance of building permits.

g. Street lighting shall be provided for the subdivision and the frontage of Main Street, Horner Avenue,
and Del Mar Avenue and at the intersections of Main Street and Del Mar Avenue, Del Mar Avenue
and La Spezia Way, Horner Avenue and Del Mar Avenue, and Liguria Way and Del Mar Avenue.
(Development Title Section 9-+1450-14 9-608.120)

r.  Annexation of the development into CSA-41 for storm drainage and street lighting shall be completed
prior to approval of the improvement plans. The applicant shall pay all required fees to process the
annexation. (Development Title Section 9-600.040)

s. The property shall transfer to a zone within CSA-41 prior to approval of the Improvement Plans to
provide for the operation, maintenance, and improvement of street lighting facilities and storm
drainage. A new assessment for the zone shall be approved by the property owners prior to approval
of the Improvement Plans. The assessment for the new zone shall be based on the cost for
maintenance, operation, system improvements, and any replacement program of facilities within
CSA-41. The applicant shall pay for the cost to process the transfer and assessment for the new
zone. In addition, the applicant shall pay for the maintenance and operation of the system from the
time the facilities are accepted by the District until the transferred area is placed on the assessment
role of the District. (Development Title Section 9-+400.5 9-600)

t.  The subdivider shall agree to and shall pay user fees for the utility services from the time
improvements are accepted by the County until the lots are placed on the County tax rolls, or up to
an 18-month period, as the case may be. (Subdivision Map Act Section 66493)

u. Access rights shall be dedicated and restricted for Lots 31, 46, 47, 75, 76, and 78 through 83 along
the frontage of Main Street on the Final Map. (Development Title Section 9-41450-5 9-608.060)

v. An Offer of Dedication of ground water rights on the Final Map is required.

w. This development is subject to reapportionment under the San Joaquin Area Flood Control Agency
Assessment District No. 96-1 (Flood Protection Restoration Project). An application requesting the
reapportionment of the unpaid portion of the assessment, along with payment of the reapportionment
fee, shall be provided prior to approval of the Final Map.

x. The applicant/developer shall pay a fair share for the installation of a traffic signal at the intersection
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aa.

bb.

of Main Street and State Route 99 northbound off-ramp prior to approval of the Final Map. The fair
share amounts to $29,500.00.

The applicant/developer shall pay a fair share for the widening of Del Mar Avenue at the intersection
of Main Street to provide for one left-turn lane and one right-turn lane, prior to approval of the
Improvement Plans. The fair share amounts to $9,593.00.

The applicant/developer shall dedicate adequate right-of-way to provide for one left-turn land and
one right-turn lane on Del Mar Avenue and shall be shown on the Final Map.

As required by the City of Stockton, the owners, developers, and/or successors-in-interest shall
participate in the East Main Sewer System #6 Area of Benefit.

The applicant/developer shall submit a Notice of Intent to comply with the State’s construction
general permit to the State Water Resources Control Board, develop a project Storm Water
Prevention Pollution Plan, and design permanent water quality measures in accordance with the
County’s Storm Water Quality Control Criteria Plan prior to any construction.

NOTE: Any construction activity that results in the disturbance of at least one acre of soil shall require a
State NPDES construction permit.

3. ENVIRONMENTAL HEALTH DEPARTMENT (Staff Contact: Michael Escotto, [209] 468-3443)

a.

Environmental Health requires connection to an approved public water supply system. (Development
Title Section 9-1100.3) In addition, a letter from the water supplier will be required which states that
they have the capacity to serve the development and that the system meets State standards prior to
recording the final map (Development Title Section 9-1100.2).

Written confirmation is required from Public Works that improvements have been constructed or
financial arrangements have been made for any improvements for public sewer required by the

agency. In addition, written confirmation from Public Works that the agency has or will have the sewer
capacity to serve the development is also required. (Development Title Section 9-1100.3)

Environmental Health requires the applicant to open, pump, and backfill the septic tank, seepage pit,
or excavation under permit and inspection by Environmental Health. (Development Title Sections 9-
1110.3 and 9.1110.4)

Environmental Health requires that any abandoned well be destroyed under permit and inspection by
Environmental Health. (Development Title Section 9-1115.5[e])

4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Staff contact: Laurel Boyd, [209] 235-0600)

a.

The applicant shall participate in the San Joaquin County Multi-Species Habitat Conservation and
Open Space Plan (SUIMSCP) or provide alternative mitigation in an amount and kind equal to that
provided in the SUIMSCP.

5. COUNTY COUNSEL

a.

HOLD HARMLESS PROVISION: Pursuant to Section 66474.9 of the Government Code, the
subdivider shall defend, indemnify, and hold harmless the local agency or its agents, officers, and
employees from any claim, action, or proceeding against the local agency or its agents, officers, or
employees to attack, set aside, void, or annul an approval of the local agency, advisory agency, appeal
board, or legislative body concerning a subdivision, which action is brought within the time provided
for in Section 66499.37 of the Government Code.

Planning Commission Staff Report, PA-2400530 Revisions of Approved Actions 6
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Planning Commission Staff Report
Item #3, May 15, 2025
General Plan Amendment No. PA-2300242
San Joaquin County 2023-2031 Housing Element
Prepared by: Megan Aguirre

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 pursuant to Sections 15061(c)(3) (Attachment A,
Environmental Review)

Project Description

This project is a General Plan Text Amendment to update the Housing Element for the 2023-2031 housing
cycle (6™ cycle) and identify how the County will accommodate housing needs.

Recommendation

1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for General Plan Text
Amendment (Attachment C, Findings), and

2. Forward to the Board of Supervisors with a recommendation to approve General Plan Text Amendment
No. PA-2300242 for the 2023-2031 Housing Element (Attachment B).
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NOTIFICATION & RESPONSES

Public Hearing Notices

Legal ad for the public hearing published in the Stockton Record: May 5, 2025
Number of Public Hearing notices: 53

Date of Public Hearing notice mailing: May 2, 2025.

Planning Commission Staff Report, PA-2300242



This page intentionally left blank.

Planning Commission Staff Report, PA-2300242



ANALYSIS

Background

All cities and counties in California are required to adopt a comprehensive, long-term General Plan
comprised of nine mandated elements for the physical development of each jurisdiction. The Housing
Element is one of these elements and is required to address the existing and projected housing needs of
all economic segments of the community pursuant to State Housing Element law!. The Housing Element
identifies the community’s housing needs, states the community’s goals and objectives with regard to
housing production, rehabilitation, and conservation to meet those needs, and defines the policies and
programs that the community will implement to achieve the stated goals and objectives.

General Plan Text Amendment

In 2015, the Board of Supervisors approved the San Joaquin County’s current Housing Element for the
2015-2023 housing cycle (5™ cycle), which was followed by State certification in 2016. Since the State
requires the County’s Housing Element to be updated every eight years, the Community Development
Department (CDD) has been working with a consulting firm, PlaceWorks, to prepare an updated Housing
Element for the 2023-2031 housing cycle (6™ cycle).

Regional Housing Needs Assessment

An integral part of the Housing Element update process is an assignment of housing needs to each city
and county in the state, based on an evaluation of recent housing production and estimated housing needs
(including housing based on affordability levels). This process, known as the Regional Housing Needs
Assessment (RHNA), is managed by the San Joaquin Council of Governments (SJCOG) at the local level,
and SJCOG assigns an overall housing production target for each local jurisdiction. The County’s assigned
RHNA allocation is 8,808 units for the 2023-2031 housing cycle. The draft Housing Element analyzes the
County’s ability to meet its RHNA obligations, provides an analysis of housing constraints and opportunities,
and identifies potential sites for development of new housing. As identified in the draft Housing Element
update, the County has a surplus capacity of 4,395 potential housing sites.

Housing Development Challenges

Although it is estimated that the County will have surplus capacity of potential housing sites, development
of available sites is contingent on outside parties to develop those properties. In many locations, that
development is limited by physical constraints, such as lack of infrastructure or capacity for public services
(i.e. water, sewer, and storm drainage) or lack of market demand. For example, the Development Title
update approved in 2022 allows for multi-unit residential above commercial uses in all commercial zones.
However, despite this new allowance there has not been a noticeable increase in construction of multi-unit
housing in commercial zones. Most housing currently developed in unincorporated San Joaquin County
continues to be single-family residences, Accessory Dwelling Units, and farm employee housing.

Public Input

Prior to completing the draft document, stakeholder consultations were conducted from June through
August of 2023. Two public meetings, one virtual and one in person, were also held in August of 2023. After
reviewing all feedback, the draft 2023-2031 Housing Element update was completed and posted for a 30-
day public review in January of 2024.

Agency Review

Planning Commission

In February of 2024, the draft Housing Element update was presented to the Planning Commission for
review and comment. The Planning Commission discussed housing policies, current housing options, and

" Government Code Section 65580 et seq.
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limitations on the development of housing. A member of the public spoke in favor of manufactured/mobile
home parks as a potential affordable housing alternative and the Planning Commission expressed interest
in the creation of policies to allow manufactured/mobile home parks in limited agricultural areas with specific
locational criteria.

Board of Supervisors

In March of 2024, the draft Housing Element update was also presented to the Board of Supervisors for
review and comment, along with a discussion of alternative housing options based on feedback from the
Planning Commission. The Board of Supervisors discussed concerns about the affordability of housing and
directed staff to explore alternative housing, including manufactured/mobile home parks in agricultural
zones. (Manufactured/mobile home parks in agricultural zones were further explored as a separate text
amendment, Development Title Text Amendment No. PA-2400268, and later tabled due to concerns from
area cities and residents.) The Board of Supervisors also discussed the housing shortage and the lack of
available infrastructure in the unincorporated County, as well as opportunities to incentivize private
developers, such as reducing fees.

State of California Housing and Community Development

Pursuant to State law?, the County is required to submit the draft Housing Element to the State of
California’s Housing and Community Development (HCD) for a specified review process that includes an
initial 90-review period, as well as subsequent 60-day review periods if there are revisions. The draft
Housing Element update was initially submitted to HCD in March of 2024 for the initial (90-day) review
period. HCD provided comments that were addressed in an updated draft submitted in September of 2024
for a 60-day review period. After this second review, HCD commented again, and a further amended
document was submitted in January of 2025 for the final 60-day review period. On February 10, 2025, the
County received a conditional compliance letter from HCD.

Future Amendments

In addition to submitting the draft 2023-2031 Housing Element to HCD for formal review, CDD staff and
PlaceWorks met with HCD several times over the course of the process to receive input on updating the
document. One particular discussion topic was how to address the recent incorporation of Mountain House,
which became effective as of July 1, 2024, after the update was well underway. When SJCOG developed
the County’s RHNA numbers, a significant portion of the anticipated capacity in the unincorporated County
was tied to development in Mountain House. The County was directed by HCD to complete the draft 2023-
2031 Housing Element update with the original Mountain House assumptions, and then address any
necessary amendments, such as reallocation of RHNA through SJCOG and related revisions to the
Housing Element, after the adoption of the 2023-2031 Housing Element. These amendments require
coordination with the City of Mountain House, which has already been initiated.

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. CDD has determined that the proposed General Plan Text Amendment for the 2023-
2031 Housing Element update is exempt because the project involves policies, programs, and actions to
meet the County’s RHNA allocation that would not have the potential to cause a significant physical effect
on the environment.

2 Government Code Section 65585.
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RECOMMENDATION

It is recommended that the Planning Commission:

1. Forward to the Board of Supervisors with a recommendation to adopt the Findings for General Plan
Text Amendment (Attachment C, Findings), and

2. Forward to the Board of Supervisors with a recommendation to approve General Plan Text
Amendment No. PA-2300242 for the 2023-2031 Housing Element (Attachment B, Draft Ordinance).

Attachments:

Attachment A — Environmental Review
Attachment B — Draft Ordinance
Attachment C — Findings
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SANsJOAQUIN Community Development Department

COUNTY

Greatness grows here.

Planning - Building - Code Enforcement - Fire Prevention

Attachment A

Environmental Review
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Notice of Exemption Appendix E
To: Office of Planning and Research From: (Public Agency): Sa&n Joaquin County
P.O. Box 3044, Room 113 1810 East Hazelton Avenue
Sacramento, CA 95812-3044
Stockton, CA 95205
County Clerk
County of: San Joaquin County (Address)

44 N San Joaquin St #260
Stockton CA 95202

Project Title: San Joaquin County 2023-2031 Housing Element

Project Applicant: San Joaquin County

Project Location - Specific:
Unincorporarted San Joaquin County

Project Location - City: ~_N/A Project Location - County: _San Joaquin
Description of Nature, Purpose and Beneficiaries of Project:

The County of San Joaquin is preparing an update to its existing Housing Element, a State-mandated policy document that is a component of
the San Joaquin County General Plan. The overall purpose of the Housing Element Update is to identify current and projected housing needs;
show locations where housing can be built; and set goals, policies, and programs to meet the community’s housing needs. The foundation of
the Housing Element is the Regional Housing Needs Allocation, which is 8,808 housing units for San Joaquin County.

Name of Public Agency Approving Project: S@n Joaquin County
Name of Person or Agency Carrying Out Project: S@n Joaquin County

Exempt Status: (check one):
O Ministerial (Sec. 21080(b)(1); 15268);
O Declared Emergency (Sec. 21080(b)(3); 15269(a));
OO0 Emergency Project (Sec. 21080(b)(4); 15269(b)(c));
Categorical Exemption. State type and section number:
O Statutory Exemptions. State code number:

Section 15061(b)(3) - Common Sense Exemption

Reasons why project is exempt:

San Joaquin County has reviewed the proposed project pursuant to: 1) CEQA Guidelines Section 15002(k) — General Concepts, the
three-step process for deciding which document to prepare for a project subject to CEQA; and 2) CEQA Guidelines Section 15061 —
Review for Exemption, procedures for determining if a project is exempt from CEQA. Since it can be seen with certainty that the proposed
project has no potential to have a significant adverse effect on the environment, San Joaquin County has determined that the proposed
project is considered to be exempt from CEQA pursuant to CEQA Guidelines Section 15061(b)(3) - Common Sense Exemption.

Lead Agency .
Contact Person: _Megan Aguirre Area Code/Telephone/Extension: _(209) 468-3121

If filed by applicant:
1. Attach certified document of exemption finding.
2. Has a Notice of Exemption been filed by the public agency approving the project? = Yes No

Signature: Date: Title:

Signed by Lead Agency Signed by Applicant

Authority cited: Sections 21083 and 21110, Public Resources Code. Date Received for filing at OPR:
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.

Revised 2011
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HOUSING ELEMENT UPDATE CEQA EXEMPTION
SAN JOAQUIN COUNTY

1. Introduction

1.1 PURPOSE

This Technical Memorandum shall serve as an evaluation of San Joaquin County’s 2023-2031 (6th cycle)
Housing Element Update (proposed project) concerning California Environmental Quality Act (CEQA)
compliance. This Technical Memorandum was prepared to present: (1) the findings from the CEQA
compliance review, as described below; and (2) the recommendations concerning the appropriate CEQA
compliance documentation.

1.2 STATUTORY AUTHORITY AND REQUIREMENTS

Once itis determined that an activity is a project subject to CEQA, it is then determined whether the project
is exempt from CEQA. CEQA Guidelines Section 15061(b) outlines how a project may be exempt as follows:

A project is exempt from CEQA if:

1) The project is exempt by statute (see, e.g., Article 18, commencing with CEQA Guidelines Section
15260).

2) The project is exempt pursuant to a categorical exemption (see Article 19, commencing with
CEQA Guidelines Section 15300), and the application of that categorical exemption is not barred
by one of the exceptions set forth in CEQA Guidelines Section 15300.2.

3) The activity is covered by the common sense exemption that CEQA applies only to projects which
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.

4) The project will be rejected or disapproved by a public agency. (See CEQA Guidelines Section
15270(b)).

5) The project is exempt pursuant to the provisions of Article 12.5 of Chapter 3.

The proposed project would be exempt as a “common sense” exemption under CEQA Guidelines Section
15061(b)(3) because implementation of the proposed project would not have the potential to cause a
significant effect on the environment, as further discussed in Section 3, Findings Concerning CEQA
Exemption.

May 2025 Page 1



HOUSING ELEMENT UPDATE CEQA EXEMPTION
SAN JOAQUIN COUNTY

2. Project Description

2.1 REGIONAL LOCATION

San Joaquin County is in California’s Central Valley and is part of the larger Sacramento-San Joaquin River
Delta region. San Joaquin County is bordered by Sacramento County to the north, Stanislaus County to the
south, Contra Costa County to the west, and Amador County and Calaveras County to the east. Interstate 5
runs north to south along the western side through the county. Interstate 205 runs east to west across the
southwestern portion of the county. Interstate 580 runs northwest to southeast across the southwestern
portion of the county. State Highways 4, 12, 26, 33, 88, 99, 120, and 132 run throughout the county and
provide regional access throughout the county and neighboring cities. San Joaquin County is surrounded by
agricultural lands and the Sierra Nevada foothills to the east.

2.2 PROPOSED PROJECT
2.2.1 Project Background

The Housing Element is a State-mandated policy document that is a component of the San Joaquin County’s
General Plan. The overall purpose of the proposed project is to identify current and projected housing
needs; show locations where housing can be built; and set goals, policies, and programs to meet the
community’s housing needs.

The foundation of the Housing Element is the Regional Housing Needs Allocation (RHNA), which begins with
a determination of housing needs issued by the California Department of Housing and Community
Development (HCD). HCD allocates each region a Regional Determination of housing need, which includes
a total number of units split into four income categories. San Joaquin County is in the region covered by the
San Joaquin Council of Governments (SJCOG). HCD allocated SICOG a Regional Determination of 52,719
units for the 6th Cycle RHNA (2023-2031). This is the total number of units that the cities and counties in
the SJICOG region must collectively plan to accommodate. SICOG is responsible for developing a RHNA
Methodology for allocating the Regional Determination to each city and county in their region. This
methodology must specifically state objectives, including, but not limited to, promoting infill, equity, and
environmental protection; ensuring jobs-housing balance; and affirmatively furthering fair housing. Of the
52,719 units allocated to the SICOG region, 8,808 were allocated to San Joaquin County, including 1,824
very low-income units, 1,145 low-income units, 1,734 moderate-income units, and 4,105 above moderate-
income units.

2.2.2 Proposed Sites and Zoning

State law requires that the Housing Element identify adequate sites for housing by including an inventory
of land suitable for residential development, including vacant sites and sites having potential for
redevelopment, including analysis of the development capacity that can realistically be achieved for each

Page 2 PlaceWorks



HOUSING ELEMENT UPDATE CEQA EXEMPTION
SAN JOAQUIN COUNTY

site. The land use potential for all the sites in the inventory comes from the existing Land Use element of
the General Plan. The purpose of the site’s inventory is to evaluate whether there are sufficient sites with
appropriate zoning to meet the RHNA. The inventory must identify adequate sites that will be made
available through appropriate zoning and development standards and with public services and facilities
needed to facilitate and encourage the development of a variety of housing types for households of all
income levels. The development capacity of each of the identified housing sites is based on land use
designation and zoning districts currently in place in the Land Use element and the Development Title,
respectively. The proposed project does not rezone or redesignate any parcel in the County to meet RHNA.

Table 2-1, San Joaquin County’s RHNA Summary, provides a summary of the San Joaquin County’s ability to
meet their 2023-2031 RHNA. San Joaquin County’s housing inventory includes units constructed or
approved, projected manufactured, homes and projected accessory dwelling units (ADUs); capacity in the
Mountain House Specific Plan; vacant residential and commercial sites and agricultural sites for employee
housing.

As shown in Table 2-1, San Joaquin County has a surplus capacity that can accommodate an estimated 4,395
units. Figure 2-1, San Joaquin County’s Sites Inventory Map — Northwest, through Figure 2-7, San Joaquin
County’s Sites Inventory Map — Southeast, shows the location of each housing site in San Joaquin County.
The development capacity of each identified housing site is based on existing land use and zoning densities
currently designated by the County’s General Plan and Development Title.

TABLE 2-1 SAN JOAQUIN COUNTY’S RHNA SUMMARY
Vacant Employee
Remaining Mountain Vacant Commerecial Housing
2023-2031 Units House Residential Capacity (Agricultural Unit
RHNA Category Allocation Needed ! | Specific Plan Capacity (35%) Land) Surplus
Very Low 1,824 1,475
904 0 961 492 107

Low 1,145 775

Moderate 1,734 1,385 2,180 2,432 0 0 3,227
Above Moderate 4,105 3,831 4,550 125 217 0 1,061
Total 8,808 7,466 7,634 2,557 1,178 492 4,395

Source: San Joaquin 2025.
T Units constructed or approved, projected manufactured, homes and projected ADUs (see Table 7-56 in San Joaquin County’s

Housing Element)

May 2025
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Figure 2-1 San Joaquin County’s Sites Inventory Map — Northwest
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Figure 2-2

San Joaquin County’s Sites Inventory Map - Northeast
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Figure 2-3 San Joaquin County’s Sites Inventory Map - Stockton
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Figure 2-4 San Joaquin County’s Sites Inventory Map — East of Stockton
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. . ) o
Figure 2-5 San Joaquin County’s Sites Inventory Map — MH and Tracy
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Figure 2-6 San Joaquin County’s Sites Inventory Map — Ripon Manteca
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Figure 2-7 San Joaquin County’s Sites Inventory Map — Southeast
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2.2.3 Proposed Housing Element Programs

The proposed project includes 38 programs to encourage housing production and outline steps for future
housing implementation. Programs were modified to comply with State law, combined to consolidate
programs with similar intent to aid in implementation, or eliminated where the County has completed the
identified task. These programs are either informational or would not result in physical changes to the
environment, except for the programs listed below. Since CEQA requires the County to evaluate the
environmental impacts of direct and reasonably foreseeable indirect physical changes, these specific
programs are analyzed in Section 3.2, Analysis in Support of Findings.

m  Program 2-2 Manufactured/Mobile home Monitoring Program. The County will develop and implement
a monitoring program to track mobile homes and manufactured homes for approvals and affordability.
The County will use this monitoring program to track progress in development. The County will monitor
permit processing timelines on an ongoing basis and identify ways to process permits more quickly for
this home type to ensure affordability. To remove barriers to the development of affordable housing,
the County will also complete an evaluation of the permit fees and taxes that are charged as part of
mobile and manufactured home permitting and will identify whether any reductions for lower-income
households are possible. If fee revisions are determined to be possible, the County will implement these
fee revisions. The County will evaluate the production and affordability of mobile homes and
manufactured homes at least every two years during the planning period starting in December 2025. If
it is determined these units are not meeting the lower-income housing need, the County shall ensure
other housing sites are available by June 2026 to accommodate the unmet portion of the lower-income
RHNA. The County will continue to monitor every two years, taking any required action to ensure
sufficient sites are available within six months of each monitoring effort, as needed. If additional sites
must be rezoned, they will be consistent with Government Code Sections 65583(f) and 65583.2(h).
Additionally, the County will amend the Development Title to ensure compliance with Government
Code Section 65852.7, which requires cities and counties to allow mobile home parks in all residential
zoning districts, and will clarify that manufactured and mobile homes on a permanent foundation are
treated no differently than a single-family unit and are allowed in all zones where single-family
residential uses are permitted.

Because utility connection costs can represent a potential challenge to affordability for lower-income
households looking to purchase a manufactured home, the County will also identify vacant sites zoned
for single-family homes that have existing water, sewer hook-ups or well and septic systems as well as
electrical hook-ups and will create a publicly available directory of these sites, updated annually.

Additionally, to help lower land costs for potential manufactured homeowners, the County will study
the feasibility of establishing a community land trust model for developing mobile home communities
by December 2025 and will implement by June 2026 if determined to be feasible. If the community
land trust model is not determined to be feasible, the County will work with a nonprofit manufactured
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home park operator to identify and apply for funding at least once per year in order to develop a non-

profit, affordable manufactured home park community in the county.

s Program 2-3 Promote The Development Of Accessory Dwelling Units. The County will ensure

compliance with California State laws related to Accessory Dwelling Units (ADUs) and Junior Accessory

Dwelling Units (JADUs) by streamlining the approval process, providing public education, and promoting

ADU development throughout its unincorporated jurisdiction. The County shall promote ADUs as an

affordable housing option and an economic mobility opportunity through the following actions:

Amend the Development Title to be consistent with the latest State legislation related to ADUs, in
accordance with California Government Code Section 65852.2, including permitting the
development of ADUs in non-residential and mixed-use zones that permit residential uses.

Seek funding to establish an ADU incentive program that offers homeowners financial assistance
for constructing ADUs and placing a deed restriction on the unit for 10 years.

Provide guidance and educational materials for building ADUs on the County’s website, hold at
least two public meetings to present the permitting procedures and construction resources, and
educate the community on ADUs and the availability of pre-approved plans to increase housing
access and affordability. Targeted outreach will occur in Mountain House and around Tracy area,
plus Linden, Peters, Farmington, Dogtown. Additionally, the County shall present homeowner
associations with the community and neighborhood benefits of ADUs, notify them of the existence
of pre-approved plans, inform them that covenants, conditions, and restrictions (CC&Rs)
prohibiting ADUs are contrary to State law, and ask homeowner associations to encourage such
uses.

Develop and implement a monitoring program. The program will track ADU approvals and
affordability. The County will use this monitoring program to track progress in ADU development
and adjust or expand the focus of its education and outreach efforts through the 2023-2031
planning period. The County will evaluate ADU production and affordability two years into the
planning period (2025) and if it is determined these units are not meeting the lower-income
housing need, the County shall ensure other housing sites are available to accommodate the
unmet portion of the lower-income RHNA by July 2026. If additional sites must be rezoned, they
will be consistent with Government Code Sections 65583(f) and 65583.2(h).

= Program 3-5 Development Title Updates To Address Special-Needs Housing: The County will remove

barriers to housing for special-needs groups by amending the Development Title to address the

following:

Administrative and Conditional Use Permits. Remove the public hearing requirement from
administrative use permits and align published noticing requirements with the County’s current
practices.

Page 12
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e Transitional and Supportive Housing Units: Allow transitional and supportive housing as a
residential use subject only to those restrictions that apply to other residential dwellings of the
same type in the same zone and to allow supportive housing as a permitted use without
discretionary review in zones where multifamily and mixed-use developments are permitted,
including nonresidential zones permitting multifamily uses, in compliance with California
Government Code Section 65583(c)(3).

e  Emergency Shelters. Amend parking to ensure that the standards do not require more parking for
emergency shelters than other residential or commercial uses in the same zone, in compliance
with Government Code Section 65583(a)(4)(B)(ii)) (AB 2339), and that the standards do not
require more parking for emergency shelters than what is sufficient to accommodate staff working
in the shelter, and amend the definition of emergency shelters in compliance with Government
Code Government Code Section 65583(a)(4)(C), AB 2339, to include other interim interventions,
including, but not limited to, a navigation center, bridge housing, and respite or recuperative care.

e  Low-Barrier Navigation Centers. Permit low-barrier navigation centers—defined as low-barrier,
temporary, service-enriched shelters to help homeless individuals and families quickly obtain
permanent housing—by-right in zones where mixed uses are allowed or in nonresidential zones
that permit multifamily housing (Government Code Section 65662; AB 101).

e  Employee and Farmworker Housing. Revise sections of the Development Code that relate to
employee and farmworker housing to clarify that employee/farmworker housing that serves six or
fewer persons will be treated as a single-family structure and permitted in the same manner as
other single-family structures of the same type in the same zone across all zones that allow single-
family residential uses. Treat employee/farmworker housing consisting of no more than 12 units
or 36 beds as an agricultural use and permit it in the same manner as other agricultural uses in
the same zone, in compliance with the California Employee Housing Act, and allow for a
streamlined, ministerial approval process for projects on land designated as agricultural or land
that allows agricultural uses (Health and Safety Code Sections 17021.5, 17021.6, and 17021.8).

e  Residential Care Facilities. Allow residential care facilities for six or fewer persons in accordance
with Health and Safety Code Section 1568.0831 and allow residential care facilities for seven or
more persons only subject to those restrictions that apply to residential uses in the same zone, in
accordance with the County’s definition of family.

e  Density Bonus. Amend the density bonus ordinance to allow up to a 50.0 percent increase in
project density depending on the proportion of units that are dedicated as affordable, and up to
80.0 percent for projects that are completely affordable, in compliance with State law.

e Parking. Amend minimum parking requirements for studio and one-bedroom units in multifamily
buildings as well as senior units to 1 space for each dwelling unit.

May 2025 Page 13



HOUSING ELEMENT UPDATE CEQA EXEMPTION
SAN JOAQUIN COUNTY

3. Findings Concerning CEQA
Exemption

3.1 CEQA GUIDELINES SECTION 15061(B)(3): COMMON
SENSE EXEMPTION

The proposed project is exempt as a “common sense” exemption under CEQA Guidelines Section
15061(b)(3) because the project involves policies, programs, and actions to meet the County’s RHNA
allocation that would not have the potential to cause a significant physical effect on the environment. As
can be seen with certainty, there is no possibility that the proposed project would significantly affect the
environment; therefore, the project is exempt from CEQA under the common-sense exemption.

3.2 ANALYSIS IN SUPPORT OF FINDINGS

The proposed project is strictly a policy document that does not provide entitlements to any specific
development projects and would not result in any direct or indirect physical changes to the environment.
As discussed in Section 2.2.2, Proposed Sites and Zoning, the housing sites” inventory uses the County’s
existing land use and zoning densities. Therefore, no redesignations or rezones are required to meet the
County’s RHNA. However, future programs would include amendments to the County’s Development Title,
as mentioned in Programs 2-2, 2-3, and 3-5.

Program 2-2 would amend the County’s Development Title to allow mobile homes to be in all residential
zoning districts and ensure compliance with state law. Program 2-3 would amend the Development Title to
permit the development of ADUs in nonresidential and mixed-use zones that permit residential uses to
ensure compliance with State law. Program 3-5 would amend the County’s Development Title to remove
barriers to housing by updating the administrative and conditional use permits, transitional and supportive
housing, emergency shelters, low-barrier navigation centers, employee and farmworker housing,
residential care facilities, density bonus, and parking requirements. The proposed amendments to the
County’s Development Title would not result in significant environmental impacts as these development
standards and facilities would still be required to comply with the County’s General Plan and its zoning and
land use designations. These programs comply with State law and would not cause significant
environmental changes or lead to substantial new impacts. Table 3-1, Municipal Code Updates To Address
Housing and CEQA Determination, shows that each major action in Programs 2-2, 2-3, and 3-5 intends to
update policies to comply with State law and not result in environmental impact.

New development would occur on land currently designated and zoned to allow residential uses to occur
under the County’s General Plan and Zoning. In addition, subsequent amendments to the County’s land use
or zoning regulations would be subject to separate CEQA review at the time the amendments are prepared.
In addition, future by-right development would still be subject to federal, State, and local regulations
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related to land use, such as the Migratory Bird Treaty Act, wetland conservation, and construction air

quality permitting. Therefore, it can be seen with certainty that the proposed project would not significantly
affect the environment and is exempt from further CEQA analysis.

TABLE 3-1

MUNICIPAL CODE UPDATES TO ADDRESS HOUSING AND CEQA DETERMINATION

Program Actions

California State Code Sections

CEQA Determinations

Program 2-2 Manufactured/Mobile Home Monitoring Program

The County will amend the Development Title to ensure
compliance with Government Code Section 65852.7, which
requires cities and counties to allow mobile home parks in all
residential zoning districts, and will clarify that manufactured
and mobile homes on a permanent foundation are treated
no differently than a single-family unit and are allowed in all
zones where single-family residential uses are permitted.

Government Code Section 65852.7

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Program 2-3 Promote The Development Of Accessory Dwelling

Units

The County will ensure compliance with California State laws
related to Accessory Dwelling Units (ADUs) and Junior
Accessory Dwelling Units (JADUs) by streamlining the
approval process, providing public education, and promoting
ADU development throughout its unincorporated
jurisdiction. The County shall promote ADUs as an affordable
housing option and an economic mobility opportunity
through the following actions: Amend the Development Title
to be consistent with the latest State legislation related to
ADUs, in accordance with California Government Code
Section 65852.2, including permitting the development of
ADUs in non-residential and mixed-use zones that permit
residential uses.

Government Code Section 65852.2

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Program 3-5 Development Title Updates To Address Special-Needs Housing

Administrative and Conditional Use Permits. Remove the
public hearing requirement from administrative use permits
and align published noticing requirements with the County’s
current practices.

N/A

No impact as this policy
addresses methods of
compliance and would not
have any physical impact
on the environment.

Transitional and Supportive Housing Units: Allow transitional
and supportive housing as a residential use subject only to
those restrictions that apply to other residential dwellings of
the same type in the same zone and to allow supportive
housing as a permitted use without discretionary review in
zones where multifamily and mixed-use developments are
permitted, including nonresidential zones permitting
multifamily uses, in compliance with California Government
Code Section 65583(c)(3).

California Government Code Section
65583(c)(3)

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Emergency Shelters. Amend parking to ensure that the
standards do not require more parking for emergency
shelters than other residential or commercial uses in the
same zone, in compliance with Government Code Section
65583(a)(4)(B)(ii)) (AB 2339), and that the standards do not

require more parking for emergency shelters than what is

Government Code Section
65583(a)(4)(B)(ii)), 65583(a)(4)(C)
and (AB 2339)

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.
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Program Actions

California State Code Sections

CEQA Determinations

sufficient to accommodate staff working in the shelter, and
amend the definition of emergency shelters in compliance
with Government Code Government Code Section
65583(a)(4)(C), AB 2339, to include other interim
interventions, including, but not limited to, a navigation
center, bridge housing, and respite or recuperative care.

Low-Barrier Navigation Centers. Permit low-barrier
navigation centers—defined as low-barrier, temporary,
service-enriched shelters to help homeless individuals and
families quickly obtain permanent housing—by-right in zones
where mixed uses are allowed or in nonresidential zones
that permit multifamily housing (Government Code Section
65662; AB 101).

Government Code Section 65662;
and AB 101

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Employee and Farmworker Housing. Revise sections of the
Development Code that relate to employee and farmworker
housing to clarify that employee/farmworker housing that
serves six or fewer persons will be treated as a single-family
structure and permitted in the same manner as other single-
family structures of the same type in the same zone across
all zones that allow single-family residential uses. Treat
employee/farmworker housing consisting of no more than
12 units or 36 beds as an agricultural use and permit it in the
same manner as other agricultural uses in the same zone, in
compliance with the California Employee Housing Act, and
allow for a streamlined, ministerial approval process for
projects on land designated as agricultural or land that
allows agricultural uses (Health and Safety Code Sections
17021.5, 17021.6, and 17021.8).

Health and Safety Code Sections
17021.5,17021.6, and 17021.8

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Residential Care Facilities. Allow residential care facilities for
six or fewer persons in accordance with Health and Safety
Code Section 1568.0831 and allow residential care facilities
for seven or more persons only subject to those restrictions
that apply to residential uses in the same zone, in
accordance with the County’s definition of family.

Health and Safety Code Section
1568.0831

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Density Bonus. Amend the density bonus ordinance to allow
up to a 50.0 percent increase in project density depending
on the proportion of units that are dedicated as affordable,
and up to 80.0 percent for projects that are completely
affordable, in compliance with State law.

Government Code Section 65915

No impact as this policy
would be compliant with
existing State law and can
already be implemented
without a zone change.

Parking. Amend minimum parking requirements for studio
and one-bedroom units in multifamily buildings as well as
senior units to 1 space for each dwelling unit.

Government Code Section
65583(a)(4)(A)(ii).

No impact as this policy is
already required by state
law.
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BEFORE THE BOARD OF SUPERVISORS OF THE COUNTY OF SAN JOAQUIN,
STATE OF CALIFORNIA

ORDINANCE NO.

An Ordinance to Amend the 2035 General Plan of the County of San Joaquin Pursuant to
General Plan Text Amendment No. PA-2300242 for the 2023-2031 Housing Element Update.

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

Section 1. The Housing Element of the San Joaquin County 2035 General Plan is hereby
amended pursuant to General Plan Text Amendment No. PA-2300242 with the 2023-2031
Housing Element attached hereto as Exhibit A and made part of this Ordinance;

Section 2. 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:

PAUL J. CANEPA

Chairman, Board of Supervisors
County of San Joaquin

State of California

ATTEST: RACHEL DeBORD
Clerk of the Board of Supervisors
County of San Joaquin

State of California

By:

Planning Commission Staff Report, PA-2300242 General Plan Text Amendment 3
Draft Ordinance



Deputy Clerk

Planning Commission Staff Report, PA-2300242 General Plan Text Amendment
Draft Ordinance
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PART 1. BACKGROUND REPORT

71 OVERVIEW

State Housing Element law (Government Code Section 65580 et seq.) mandates that local governments must
adequately plan to meet the existing and projected housing needs of all economic segments of the community. This
San Joaquin County Housing Element Background Report provides current (2020 and 2023) information on household
characteristics, housing needs, housing supply, land inventory for new development, housing programs, constraints,
and incentives for new housing development in San Joaquin County. It also evaluates progress made since San
Joaquin County’s last Housing Element was adopted in 2015 and certified by the California Department of Housing
and Community Development (HCD) in 2016.

The Background Report of the Housing Element identifies the nature and extent of the County’s housing needs, which
in turn provides the basis for the County’s response to those needs in the Policy Document. The Background Report
also presents information on the County’s setting to provide a better understanding of its housing needs.

State Requirements

State law recognizes the vital role local governments play in the supply and affordability of housing. Each local
government in California is required to adopt a comprehensive, long-term General Plan for the physical development
of their city or county. The Housing Element is one of the nine mandated elements of the General Plan. State law
requires local government plans to address the existing and projected housing needs of all economic segments of the
community through their Housing Elements. The law acknowledges that for the private market to adequately address
housing needs and demand, local governments must adopt land use plans and regulatory systems that provide
opportunities for, and do not unduly constrain, affordable housing development. As a result, housing policy in California
rests largely on the effective implementation of local General Plans, local Housing Elements in particular.

The purpose of the Housing Element is to identify the community’s housing needs, to state the community’s goals and
objectives with regard to housing production, rehabilitation, and conservation to meet those needs, and to define the
policies and programs that the community will implement to achieve the stated goals and objectives.

State law requires cities and counties to address the needs of all income groups in their Housing Elements. The official
definition of these needs is provided by HCD for each city and county within its geographic jurisdiction. Beyond these
income-based housing needs, the Housing Element must also address special-needs groups, such as persons with
disabilities and homeless persons.

As required by State Housing Element law (Government Code Section 65583(a)), the assessment and inventory for
this element includes the following:

= Areview of the previous element’s goals, policies, programs, and objectives to ascertain the effectiveness of
each of these components, as well as the overall effectiveness of the Housing Element.
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= Analysis of population and employment trends and projections, and a quantification of the locality’s existing
and projected housing needs for all income levels. This analysis of existing and projected needs includes San
Joaquin County’s share of the regional housing need.

®  Analysis and documentation of household characteristics, including level of payment compared to ability to
pay, and housing characteristics, including overcrowding and housing stock condition.

" |nventory of land suitable for residential development, including vacant sites and sites having potential for
redevelopment, and an analysis of the relationship of zoning, public facilities, and services to these sites.

® |dentification of a zone or zones where emergency shelters are allowed as a permitted use without a
conditional use or other discretionary permit.

®  Analysis of potential and actual governmental constraints on the maintenance, improvement, or development
of housing for all income levels and for persons with disabilities, including land use controls, building codes
and their enforcement, site improvements, fees and other exactions required of developers, and local
processing and permit procedures.

®  Analysis of local efforts to remove governmental constraints.

® Analysis of potential and actual nongovernmental constraints on the maintenance, improvement, or
development of housing for all income levels, including the availability of financing, the price of land, and the
cost of construction.

®  Analysis of any special housing needs for the elderly, persons with disabilities, large families, farmworkers,
families with female heads of households, and families and persons in need of emergency shelter.

®  Analysis of opportunities for residential energy conservation.

= Analysis of “at-risk” assisted housing developments that are eligible to change from low-income housing uses
during the next 10 years.

Additionally, in 2018, California passed Assembly Bill (AB) 686 to address more subtle, discriminatory methods that
reinforce patterns of segregation that persist in California today. The new legislation requires cities and counties to
update their Housing Element to include an assessment of fair housing practices, an analysis of the relationship
between available sites and areas of high or low resources, and concrete actions in the form of programs to affirmatively
further fair housing. The purpose of this assessment and analysis is to proactively promote the replacement of
segregated living patterns with truly integrated and balanced living patterns and to transform racially and ethnically
concentrated areas of poverty into areas of opportunity.

The Background Report satisfies State requirements and provides the foundation for the goals, policies,
implementation programs, and quantified objectives. The Background Report sections draw on a broad range of
informational sources. Information on population, housing stock, and economics comes primarily from the American
Community Survey (ACS), HCD'’s pre-approved housing needs data, the California Department of Finance (DOF), and
San Joaquin County records. Information on available sites and services for housing comes from numerous public
agencies. Information on constraints on housing production and past and current housing efforts in San Joaquin County
comes from County staff, other public agencies, and several private sources.
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General Plan and Housing Element Consistency

The Housing Element is one of nine State-mandated elements that every General Plan must contain. Although the
Housing Element must follow all the requirements of the General Plan, the Housing Element has several State-
mandated requirements that distinguish it from other General Plan elements. The Housing Element is required to be
internally consistent with the other elements of the General Plan.

The Housing Element has been reviewed for consistency with the County’s other General Plan elements. The San
Joaquin County General Plan underwent a comprehensive update in December 2016. The policies and actions in this
Housing Element are consistent with the policy direction contained in other parts of the General Plan. The County will
continue to review and revise the Housing Element, as necessary for consistency, when amendments are made to the
General Plan.

Per AB 162 (Government Code Section 65302(g)(3)), upon the next revision of the Housing Element on or after January
2014, the Safety Element shall be reviewed and updated as necessary to address the risk of fire for land classified as
State Responsibility Areas, as defined in Section 4102 of the Public Resources Code (PRC), and land classified as
Very High Fire Hazard Severity Zones, as defined in Section 51177 of the PRC. Senate Bill (SB) 379 (Government
Code Section 65302(g)(4)) requires that the Safety Element be reviewed and updated as necessary to address climate
change adaptation and applicable resiliency strategies. SB 1035 (Government Code Section 65302(g)(6)) requires that
the Safety Element be reviewed and updated as needed upon each revision of the Housing Element or local hazard
mitigation plan, but not less than once every eight years. SB 99 (Government Code Section 65302(g)(5)) requires that
on or after January 1, 2020, the Safety Element includes information to identify residential developments in hazard
areas that do not have at least two evacuation routes. The County is currently working to review and update the existing
Safety Element, incorporating all State law changes, including applicable laws and any additional requirements and
General Plan guidelines from the State of California Governor's Office of Planning and Research (OPR).

Public Participation and Engagement

As part of the Housing Element update process, the County implemented the State’s public participation requirements
set forth in Section 65583(c)(6) of the California Government Code. State law requires cities and counties to take active
steps to inform, involve, and solicit input from the public, particularly groups and organizations representing the interests
of lower-income and minority households that might otherwise not participate in the process.

To meet the requirements of State law, San Joaquin County completed public outreach and encouraged community
involvement, as summarized and described herein.

= Stakeholder Consultations
®  Housing Element Introduction Community Meetings, Virtually and In-Person.
®  Board of Supervisors Study Session (pending)

®  Planning Commission and Board of Supervisors Meeting (pending)
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County staff and consultants distributed Spanish and English flyers of the kick-off Community/Stakeholder
Workshops to a mailing list of various stakeholders including local residents, housing developers, social service
providers, neighborhood associations, and the business community. Furthermore, the County noticed the
community meetings and workshops through an ad placed in the Stockton Record, via direct email and US mail
to identified stakeholders, via email notice to key County personnel and Departments, and by placement of Meeting
notices on the Community Development Department webpage.

Stakeholder Consultations

To ensure that each that each jurisdiction solicits feedback from all segments of the community, consultations were
conducted with service providers and other stakeholders who represent different socioeconomic groups. From June
through August 2022, staff consulted six stakeholders that provide services in the San Joaquin County region to obtain
input on housing needs and programs. All stakeholders provided feedback via one-on-one interviews or with email
responses. Representatives from the following organizations were interviewed:

The Housing Authority of San Joaquin County

The Building Industry Association (BIA) of the Greater Valley
Central Valley Low Income Housing Corporation

San Joaquin Fair Housing, Inc.

STAND

Visionary Home Builders of California

Request for consultation was extended to Mercy Housing, but no response was received.

In each consultation, the stakeholders were asked the following questions, with variations, depending on the type of
organization interviewed:

Opportunities and Concerns: What three top opportunities do you see for the future of housing in this
jurisdiction? What are your three top concerns for the future of housing in this jurisdiction?

Housing Preferences: What types of housing do your clients prefer? Is there adequate rental housing in this
jurisdiction? Are there opportunities for home ownership? Are there accessible rental units for seniors and
persons with disabilities?

Housing Barriers/Needs: What are the biggest barriers to finding affordable, decent housing? What are the
unmet housing needs in this jurisdiction?

Housing Conditions: How would you characterize the physical condition of housing in this jurisdiction? What
opportunities do you see to improve housing in the future?

Equity and Fair Housing: What factors limit or deny civil rights, fair housing choice, or equitable access to
opportunity? What actions can be taken to transform racially and ethnically concentrated areas of poverty into
areas of opportunity (without displacement)? What actions can be taken to make living patterns more
integrated and balanced?
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®  How has COVID affected the housing situation?
The top concerns from stakeholders were:

®  |ncreasing costs for constructing high-density projects

®  High levels of unaffordability in the count for both rental and ownership units

®  |ncreasing homelessness and a need for more coordinated entry efforts

®  The lack of affordable rental units in ‘good’ or ‘livable’ condition

®  Landlord negligence for rental units in need of repairs

® |ncreasing need for more senior housing

= Continued home flipping activity as a barrier for families hoping to become homeowners

= A need for alternative funding sources for affordable housing developers
Refer to Appendix A for consultation summaries.
Housing Element Introduction Community Meetings

On Monday, August 21, 2023, a community meeting was held to introduce the 2023-2031 Housing Element. The
community meeting was a virtual event where staff presented an overview of the Housing Element update process and
the required contents of the Housing Element. During the presentation, a live poll was conducted to gather participant
feedback on the types of housing they would like to see developed, barriers to developing housing, needs for housing
rehabilitation, and housing objectives. Approximately half of respondents identified senior housing (26 percent) and
single-family housing (26 percent) as the housing types most needed in the community, followed by apartments (19
percent). More than half of respondents indicated that their homes require major repairs, including new plumbing, new
windows, etc. Lastly, one-third (33 percent) of respondents indicated that home prices and high rents are the greatest
barrier to obtaining housing in the unincorporated county. Additionally, participants asked for clarification on the margin
of error for the 2022 Point-in-Time (PIT) count of sheltered and unsheltered people experiencing homelessness on a
single night and asked staff to explain the difference between low-income and affordable housing.

On Tuesday, August 22, 2023, an in-person community meeting was held at the San Joaquin County Administration
Building where the public was invited to attend. The presentation was similar to the virtual meeting with the exception
of the live poll. Instead, comment cards were distributed to participants. A participant who is also a housing developer
identified the lack of access to water and wastewater facilities as a constraint to developing larger subdivision
multifamily housing. From the gathered comment cards, the participants also indicated the need for more apartments
and mobile homes in the unincorporated county.

Noticing the Draft Housing Element

Per California Government Code Section 65585, the draft Housing Element was made available for public comment
for 30 days, from January 29, 2024, to February 28, 2024. Public comment was received, and an additional 10 business
days was allowed to consider and incorporate public comments into the draft revision before submitting to HCD on
February 18, 2023. The draft was made available on the County’s website.
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Public Comments Received

During the 30-day public review period, the County received comments from New Genesis Housing Development
Corporation. Comments and responses are summarized on the following page.

®  Has a final draft of San Joaquin's housing element been submitted? If so, where can | find a copy?

o The draft was released for public review on January 29, 2024.

® Has there been any discussion about adding students as a category to the 'Special Needs' population for
housing needs in San Joaquin County?

o The county has not identified a demand for student housing in the unincorporated area but is open
to reports and/or studies if they are available. However, while the County Development Code does
not specifically include student housing as a separate housing type, student housing can be
developed under Residential Housing — Multi Unit Residential.

®  Does San Joaquin's updated housing element promote or plan for increased density?

o The County is not proposing increased density as a part of this Housing Element update, but the
Draft Housing Element does discuss the opportunities for a variety of housing types at varying
densities.

" How does San Joaquin's updated housing element affect unincorporated communities, including
Woodbridge?

o The County Housing Element identifies housing opportunities where housing is more likely to be
developed, including specific communities where zoning is in place, and where infrastructure and
services are available to support new development.

Housing Element Key Findings
Existing Needs Assessment

"  From 2010 to 2023, San Joaquin County’s unincorporated population experienced an 11.0 percent growth
rate. In comparison, the County had a 15.7 percent growth rate as a whole. Within the last three years, from
2020 to 2023, the population has grown by 1.3 percent.

®  San Joaquin County’s population is as diverse as the State of California as a whole, but the unincorporated
area has a higher percentage of White (non-Hispanic) residents (63.1 percent), which is typical of most rural
areas of California.

® |n unincorporated San Joaquin County, 7.8 percent of all households earned under $35,000 in 2022,
compared to 8.3 percent of households in the county as a whole. At the other end of the income spectrum,
36.2 percent of households in the unincorporated county earned over $100,000 in 2022, while countywide,
36.2 percent earned over $100,000. The median household income in San Joaquin County in 2022 was
$86,056, which was lower than California’s median income of $91,551.

®  The most significant employment contributors in San Joaquin County included Education and Health Services
(18.2 percent), Retail Trade (10.3 percent), and Miscellaneous Store (11.9 percent).
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The DOF projects that from 2020 to 2030, San Joaquin County will have approximately 853,66 1additional
people that will need housing.

In the unincorporated San Joaquin County, overcrowding is typically more of a problem in rental units than
owner units. For example, renter-occupied households represented 35.4 percent of all households in the
unincorporated county and accounted for 59.1 percent of all overcrowded households.

The unincorporated county and the overall County have similar rates of large households, those with five or
more members (19.8 percent of households in unincorporated county, compared to 19.6 percent countywide).

More than half of all housing units in the unincorporated county (68.8 percent) were built more than 50 years
ago, and 43.8 percent were built more than 30 years ago. Countywide, rates of housing stock in similar age
brackets were 61.5 and 31.3 percent, respectively.

A two-person household classified as low-income (between 51 and 80 percent of median) with an annual
income of up to $56,100 could afford to pay $1,402 monthly gross rent (including utilities). Based on a survey
of rental units in August 2023, the average one-bedroom rental costs $1,752 a month. This is out of the
affordable prices range for a two-person household in the low-income category.

In the unincorporated county, 63.8 percent of renters are overpaying, and 36.2 percent are severely
overpaying. Of lower-income, owner-occupied households, 55.1 percent are overpaying, and 31.2 percent
are severely overpaying.

There are 536 people living with a developmental disability in the County, representing 0.4 percent of the total
population.

Of total households in unincorporated San Joaquin County, 8,943 female-headed households represented
19.6 percent of all households in the unincorporated county. Female-headed households made up a larger
percentage of the total households in San Joaquin County (5.8 percent) than in the unincorporated county
(3.9 percent).

Estimates from the 2022 PIT count suggest that 1,354 persons in San Joaquin County are experiencing
homelessness. Local estimates from service providers suggest that there are 87 residents experiencing
homelessness in the unincorporated county. As of 2023, there is a total of 1,202 beds available in emergency
shelters to assist with this identified need.

Of the 19,741 year-round and seasonal farmworkers across the county in 2017, 8,003 (40.5 percent) worked
150 days or more each year, and 59.4 percent worked less than 150 days per year. An estimated 10.7 percent
of the employed population worked in agriculture, which is higher than the countywide rate of 4.5 percent.

11.6 percent (18,243) of the total population in the unincorporated county had some type of disability in 2020,
compared to 14.6 percent (91,706) of people living in San Joaquin County as a whole.

Resource Inventory

The San Joaquin Council of Governments (SJCOG) allocated 8,808 new housing units to unincorporated San
Joaquin County for the 2023 to 2031 planning period. Of the 8,808 housing units, 5,839 units are to be
affordable to above moderate- and moderate-income households, while the lower-income new units include
1,145 very low-income units and 1,824 very low-income units.
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San Joaquin County has a development capacity of 2,969 lower-income units and 5,839 moderate-income
units on vacant and underutilized sites. All parcels assumed to meet the RHNA have access to water and
sewer or can be served by septic systems and well water and are not constrained by environmental conditions,
which makes them prime locations for infill development.

Mountain House has a capacity of 7,634 units, including 904 lower-income units; 2,180 moderate-income
units; and 4,550 above moderate-income units.

San Joaquin County has a total residential capacity (4,395) in excess of its Regional Housing Needs
Allocation (RHNA) for affordable (i.e., low and moderate) units (3,333).

San Joaquin County has sufficient holding capacity in the lower-income, moderate-income, and above
moderate-income (market-rate) housing categories to meet its RHNA based on current Zoning and General
Plan Land Use designations for the identified sites.

The lack of available water in some areas, especially during the recent drought, is a significant constraint to
the production of housing, and will dictate the location of new growth. For these reasons, the majority of new
residential development in the unincorporated area will occur in the Mountain House community, which has
constructed and/or planned adequate water service for the development of nearly 15,700 dwelling units
(including second-unit dwellings) over 20 years.

The majority of parcels included in the land inventory do not have environmental constraints (such as
landslides, biological resources, soil conditions, seismic activity, or toxic contaminants) that would significantly
affect development potential on these sites. Outside of the Mountain House specific plan boundaries, there
are site-specific environmental conditions that may require mitigation, particularly related to sites in flood or
dam inundation zones.

Potential Housing Constraints

Governmental Constraints

The County provides for a variety of housing types in the General Plan and Development Code. The County
allows residential development in nonresidential and mixed-use zones and permits densities as high as 40
units per acre.

Accessory dwelling units (ADUs) are allowed by right.

The County permits emergency shelters by right, without discretionary review in the C-G (General
Commercial) and P-F (Public Facilities) zoning districts, and in the R-M (Medium Density Residential), R-MH
(Medium-High Density Residential) and R-H (High Density Residential) with an Administrative Use Permit by
the Zoning Administrator.

The County grants exceptions to parking standards for special-needs housing (e.g., senior housing, single-
adult efficiency housing).

Typical fees will range from an average of about $20,014 for a multifamily housing unit ($22.23 per square
foot) to an average of $30,196 for a single-family home ($20.13 per square foot). In comparison, estimated
fees for a multifamily unit in Stockton are estimated at $33,028 and $61,725 for a single-family unit. Based on
these estimates, the County’s fees are lower than the nearby City of Stockton and therefore not identified as
a constraint to development.
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Nongovernmental Constraints

For housing projects that receive assistance from local or State government, the State requires the payment
of prevailing wages, which can have a significant effect on overall development costs. According to the
Comprehensive Housing Report for the San Joaquin Valley, authored by San Joaquin Valley REAP, prevailing
wage requirements were identified as a key impediment to new housing construction in the valley. The State
should consider increasing the number and range of prevailing wage exceptions for housing projects in the
valley.

During the start of 2020, interest rates dropped to a historic low and then increased in 2022. In 2023, the
increases in interest rates month-to-month were as high or higher than the year-over-year increases from
2015 to 2017. Interest rates peaked at 6.2 percent for a 30-year fixed-rate mortgage and 5.3 percent for a 15-
year fixed-rate mortgage.

In 2020, 20.1 percent of renters in unincorporated San Joaquin County spent more than 30 percent of their
gross income on housing costs compared to 14.8 percent of homeowners. The high percentage of renters
spending a disproportionate percentage of income on housing will continue to face challenges in affordable
housing.

In 2018, 20,853 households applied for conventional loans to purchase homes in San Joaquin County while
5,291 households applied for a government-insured loan through the Federal Housing Administration,
Veteran Affairs Administration, Farm Service Agency, or Rural Housing Service. In terms of conventional
home loans, White applicants had slightly higher approval rates (50.8 percent) and slightly lower denial rates
(17.7 percent) than non-White applicants approval rates (53.2 percent) and denial rates (22.7 percent). A
similar situation occurred for government-issued loans where White applicants had slightly higher approval
rates (54.1 percent) and slightly lower denial rates (14.7 percent) compared to non-White applicant approval
rates (52.1 percent) and denial rates (18.0 percent).

According to the Comprehensive Housing Report for the San Joaquin Valley authored by San Joaquin Valley
REAP, stakeholders are concerned with lacking infrastructure in areas zoned for housing because public
improvements are costly for projects. Metropolitan Planning Organization (MPO) directors also identified
constraints associated with the capacity of water and wastewater infrastructure, and portrayed infrastructure
constraints as a universal challenge in the region.

Evaluation of Housing Accomplishments

San Joaquin County was able to implement many of the program actions contained in the 2015 Housing
Element. The County’s achievements for programs that depended largely on State and federal grants
sometimes fell short of the County’s objectives and could not always meet the estimated need.

From 2015 to 2022, 4,738 housing units have received building permits. Table 7-1 summarizes the RHNA
accomplished by income group.
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Income Category 2015-2023 TotaI_ Building Percent of. RHNA
RHNA Permits Issued Accomplished
Very Low 2,496 120 5%
Low 1,727 726 42%
Moderate 1,724 1,381 80%
Above Moderate 4,220 2,511 60%
Total 10,167 4,738 47%

Source: San Joaquin County, 2023.
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7.2 EXISTING NEEDS ASSESSMENT

This section begins with a description of demographic and employment characteristics of San Joaquin County, then
discusses household characteristics, housing inventory and supply, and housing affordability. The section also
discusses the housing needs of “special” population groups, as defined in State law. The data analysis focuses mainly
on the unincorporated parts of the county, meaning the areas where San Joaquin County government has jurisdiction.
Data for the entire county is presented for comparison or when unincorporated data is not available.

Demographic and Employment Profile

The Housing Element must analyze population and employment trends to evaluate the future housing need based on
a community’s demographic profile. The purpose of this section is to establish “baseline” population and employment
characteristics for San Joaquin County. The main sources of the information are the ACS and HCD's preapproved data
package, as well as the 2020 U.S. Census. Other sources of information include the DOF; the California Employment
Development Department (EDD); the U.S. Department of Housing and Urban Development (HUD); the U.S.
Department of Agriculture (USDA); ACS; and local economic data, such as home sales prices, rents, wages, etc.

Demographics
Population

Figure 7-1 shows the long-term historic population trends for unincorporated San Joaquin County (“the unincorporated
county”). The unincorporated county experienced steady growth from 1920 to 2023. The unincorporated county grew
the fastest between 1940 and 1950 and only decreased slightly between 1970 and 1980. Within the last three years,
from 2020 to 2023, the population has grown by 1.3 percent.

FIGURE 7-1 HISTORIC POPULATION
UNINCORPORATED SAN JOAQUIN COUNTY
1920-2023
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Source: Department of Finance, 1920-2023.
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Table 7-2 show the dynamics of population growth in the unincorporated county and San Joaquin County. From 2010
to 2023, the unincorporated county had an 11.0 percent growth rate as compared to the county as a whole with 15.7
percent growth.

TABLE 7-2 POPULATION CHANGE
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2000 TO 2023
Unincorporated County San Joaquin County
2000 2010 2023 2000 2010 2023
Population 130,066 141,995 157,590 433,532 543,311 628,555
Population Growth - 11,929 15,595 - 109,779 85,244
Growth Rate - 9.2% 11.0% - 25.3% 15.7%

Source: U.S. Census 2000, 2010, and Department of Finance 2023. HCD pre-approved San Joaquin Valley (SJV)
Regional Early Action Project (REAP) report 2022.

As shown in Figure 7-2, over the past 10 years, each city in San Joaquin County has experienced an increase in
population. The majority of the county’s population growth occurred in the incorporated cities of Lathrop, Manteca,
Tracy and Ripon.

FIGURE 7-2 POPULATION GROWTH
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2010 AND 2023
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Source: Department of Finance 2010, 2023.
Age

Table 7-3 illustrates the age distribution in both the unincorporated county and San Joaquin County as a whole,
according to the 2016-2020 ACS. Overall, San Joaquin County as a whole and the unincorporated county had similar
breakdowns across all age groups. The unincorporated county had a slightly higher percentage in the 65 and older
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age group with 14.5 percent, compared to the county as a whole with 12.8 percent. The median age of San Joaquin
County residents in 2020 was 34.4.

TABLE 7-3 AGE CHARACTERISTICS
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020

Unincorporated County San Joaquin County
Age Group
Number Percentage Number Percentage
Under 5 9,288 6.0% 52,370 7.0%
5t0 17 30,672 19.9% 151,300 20.1%
18t0 24 14,209 9.2% 72,485 9.6%
25t0 34 20,080 13.0% 105,366 14.0%
35to 44 19,387 12.6% 98,160 13.1%
45 to 54 18,990 12.3% 91,877 12.2%
55 to 64 19,037 12.4% 84,108 11.2%
65+ 22,282 14.5% 95,949 12.8%
TOTAL 153,945 100.0% 751,615 100.0%

Source: U.S. Census, ACS 2016-2020, HCD pre-approved SJV REAP report 2022.

Race and Ethnicity

Table 7-4 shows the distribution of the population in 2020 by race and ethnicity. In regards to race, approximately 63.1
percent of the population in the unincorporated county identified as White followed by the two or more races category.
By comparison, 51.5 percent of the population in the county as a whole identified as White. In regards to ethnicity,
Table 7-4 also shows that the Hispanic population made up almost half of the population (43.1 percent) of the total
unincorporated county’s population, which was consistent with the county as a whole at 41.7 percent.

TABLE 7-4 POPULATION BREAKDOWN BY RACE/ETHNICITY
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020
. Unincorporated County San Joaquin County
Race/Ethnicity
Number Percentage Number Percentage
White 97,154 63.1% 387,165 51.5%
Black or African American 6,392 4.2% 53,116 7.1%
American Indian and Alaska Native 836 0.5% 4,695 0.6%
Asian 14,728 9.6% 119,446 15.9%
Native Hawaiian and Other Pacific Islander 410 0.3% 4,597 0.6%
Some other race 15,459 10.0% 76,400 10.2%
Two or more races 18,966 12.3% 106,196 14.1%
Total 153,945 100.0% 751,615 100.0%
Hispanic or Latino 66,353 43.1% 313,385 41.7%
Source: U.S. Census, ACS 2016-2020, HCD pre-approved SJV REAP report 2022.
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Income and Employment

Local demand for housing is significantly impacted by income, employment characteristics, and regional job growth.
To effectively address the housing and jobs relationship, an understanding of local salary and job profiles is needed.
This section analyzes personal income, household income, and employment characteristics for the unincorporated
county and San Joaquin County as a whole.

Household Income

Figure 7-3 shows the distribution of household incomes for the unincorporated county and San Joaquin County as of
2020, based on ACS estimates. Overall, the percentages in each income range are similar, but the unincorporated
county was slightly lower in all categories. The gap started to get larger in the higher income categories, with the
exception of the $15,000 or more, where the unincorporated areas well exceeded the county was a whole. The median
income for a household San Joaquin County in 2019 was $64,432.

FIGURE 7-3 HOUSEHOLD INCOME DISTRIBUTION
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY, 2020
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Source: ACS 5-year estimates 2016-2020 (unincorporated county)
Existing Employment

Table 7-5 shows employment by industry as of 2020 for both the unincorporated county and San Joaquin County as a
whole. Overall, San Joaquin County has a diverse economy and while no single industry dominates the county’s
economy, the most significant employment contributors in the unincorporated county included agriculture, forestry,
fishing and hunting, and mining, retail trade, and education and health services jobs. Education and Health Services is
the largest employment contributor for the unincorporated county, at 18.2 percent, and 20.5 percent countywide. Retail
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trade, which includes food stores, eating and drinking places, and miscellaneous stores, accounted for approximately
6,234 employees, representing 10.3 percent of the total employment for the unincorporated county and 37,996
employees, or 11.9 percent countywide.

TABLE 7-5 EMPLOYMENT BY INDUSTRY

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2020

Jobs by Place of Employment Unincorporated County San Joaquin County
Number | Percentage | Number Percentage
Agriculture, Forestry, Fishing and Hunting, 6,445 10.7% 14,472 4.5%
and Mining
Construction 5,852 9.7% 27,114 8.5%
Manufacturing 5,529 9.2% 30,223 9.5%
Wholesale Trade 1,683 2.8% 9,655 3.0%
Retail Trade 6,234 10.3% 37,996 11.9%
Transportation, Warehousing, and Utilities 4,111 6.8% 27,176 8.5%
Information 558 0.9% 4,015 1.3%
Financial Activities 2,837 4.7% 14,579 4.6%
Professional and Business Services 6,044 10.0% 30,877 9.7%
Educational and Health Services 10,977 18.2% 65,614 20.5%
Leisure and Hospitality 4,512 7.5% 25,917 8.1%
Other Services 2,922 4.8% 15,573 4.9%
Public Administration 2,691 4.5% 16,597 5.2%
Total 60,395 319,808

Source: U.S. Census Bureau 2016-2020, HCD pre-approved SJV REAP report 2022.

Table 7-6 shows that San Joaquin County has 345,600 people in the labor force. Data for the unincorporated county
was not available; however, data for some of the Census-Designated Places (CDPs) in the unincorporated county was
available. In 2023, San Joaquin County had an unemployment rate of 6.1 percent, which was lower when compared
to 2017, when there was an unemployment rate of 7.0 percent.
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TABLE 7-6 ANNUAL LABOR FORCE DATA

SAN JOAQUIN COUNTY AND JURISDICTIONS IN THE UNINCORPORATED COUNTY

2023
Unemployment
Labor Force Employment
Number Rate

Countywide 345,600 324,500 93.9% 21,000 6.1%
Census-Designated Places within San Joaquin County

August 3,700 3,500 94.6% 200 4.30%
Country Club 4,400 4,100 93.2% 300 6.6%
Farmington 100 100 100.0% 0 0.0%
French Camp 1,000 1,000 100.0% 0 0.0%
Garden Acres 4,600 4,200 91.3% 500 9.8%
Kennedy 1,000 900 90.0% 100 12.2%
Lincoln Village 1,300 1,200 92.3% 100 6.9%
Linden 900 800 88.9% 100 10.3%
Lockeford 1,800 1,700 94.4% 100 6.0%
Morada 1,700 1,600 94.1% 0 0.0%
Taft Mosswood 600 500 83.3% 100 10.3%

Source: California Employment Development Department, 2023.

Population and Employment Projections
Population Projections

The DOF produces official population projections by county for California. In 2020, DOF released the most recent
projections for 2010 to 2060 in 10-year increments. Table 7-7 shows the population estimates for San Joaquin County
for 2010 to 2060. The table also shows the population percentage change for each time period.

Based on Table 7-7, San Joaquin County’s population between 2010 and 2015 increased by 5.6 percent, and between
2015 to 2020, the population grew by 6.7 percent. During 2020 to 2030, population is expected to grow by 10 percent,
and from 2030 to 2040 the population growth is projected to slow down slightly with an 8.2 percent increase. Overall;
San Joaquin County is projected to increase by 220,173 people (28.4 percent) between 2020 and 2060.
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TABLE 7-7

EXISTING AND PROJECTED POPULATION

SAN JOAQUIN COUNTY

Year Population Number Change Percentage Change
2010 688,464 - -
2015 727,038 38,574 5.6%
2020 776,068 49,030 6.7%
2030 853,661 77,593 10.0%
2040 923,341 69,680 8.2%
2050 968,662 45,321 4.9%
2060 996,241 27,579 2.8%

Source: California Department of Finance, 2010-2060.

Household Characteristics and Housing Supply

The section is broken into an analysis of household characteristics and housing supply. The first section analyzes
household characteristics, such as household population, composition, size, tenure, and overcrowding. More simply
stated, it summarizes the profile of San Joaquin residents living in private households, whether they are renters or
owners, how many people live in a household, and if it is overcrowded. The second section analyzes the County’s
housing inventory and supply, including a discussion of vacant units.

Household Characteristics

The first part of this section analyzes household characteristics, including household population, tenure, and household
composition.

Household Composition

The Census divides households into two types: family and non-family. Family households are those that consist of two
or more family related persons living together. Non-family households include either persons who live alone or groups
composed of non-related individuals. As shown in Table 7-8, 76.4 percent of households in the unincorporated county
were family households, mostly consisting of married-couple families. The county as a whole had a similar breakdown
with 74.7 percent family households, and 52 percent identified as married-couple households. Female-headed
households made up 11.1 percent of households in the Unincorporated County and 15.1 percent countywide.
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TABLE 7-8 HOUSEHOLD COMPOSITION
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2020

Household Type Unincorporated County San Joaquin County
Number Percentage Number Percentage
Family Households 34,957 76.4% 172,583 74.7%
Married-Couple Family 26,484 57.9% 120,149 52.0%
Other family 8,473 18.5% 52,434 22.7%
Male-Headed Households 3,409 7.5% 17,649 7.6%
Female-Headed Households 5,064 11.1% 34,785 15.1%
Nonfamily Households 10,774 23.6% 58,509 25.3%
Householder Living Alone 8,639 18.9% 46,603 20.2%
Householder Not Living Alone 2,135 4.7% 11,906 5.2%
Total Households 45,731 100.0% 23,1092 100.0%

Sources: U.S. Census 2016-2020 ACS Data, (HCD pre-approved SJV REAP report 2022).

Group Quarters

Household population is an important measure for establishing the number of persons residing in private households.
Persons in institutional or group quarters are not included in the values for household population. In 2020, the
unincorporated county had a total household population of 45,731 and San Joaquin County had a total household
population of 231,092.

In terms of planning for the housing needs of all segments of the population, three group quarters categories hold
special interest: inmates of correctional institutions, persons staying in nursing homes, and persons in other group
quarters. According to the 2020 Census Data published by the DOF, there were 9,217 people living in group quarters
in the unincorporated county and 18,076 people in San Joaquin County as a whole.

As shown in Table 7-9, looking at the unincorporated county group quarters population, 15.8 percent of the entire
population was incarcerated. Of the unincorporated county group quarters population, institutionalized peoples made
up 78.6 percent of the population and noninstitutionalized peoples made up 21.4 percent of the population Of the
institutionalized population in the unincorporated county, 84.5 percent were in correctional facilities for adults, 7.2
percent were in juvenile faciliies, 8.2 percent were in nursing facilities/skilled-nursing facilities. Of the
noninstitutionalized population in the unincorporated county, 0.7 percent were in college/university student housing
and 99.3 percent are in other noninstitutionalized facilities.
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TABLE 7-9 PERSONS IN GROUP QUARTERS
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020
Unincorporated County San Joaquin County
Type of Group Quarters

Number | Percentage | Number | Percentage
Institutionalized population: 7,243 78.6% 9,924 54.9%
Correctional facilities for adults 6,118 84.5% 6,148 62.0%
Juvenile facilities 525 7.2% 596 6.0%
Nursing facilities/Skilled-nursing facilities 592 8.2% 3,130 31.5%
Other institutional facilities 8 0.1% 50 0.5%
Noninstitutionalized population: 1,974 21.4% 8,152 45.1%
College/University student housing 14 0.7% 2,000 24.5%
Military quarters 0 0.0% 0 0.0%
Other noninstitutional facilities 1,960 99.3% 6,152 75.5%
Total Group Quarters Population 9,217 100.0% 18,076 100.0%

Source: U.S. Census Bureau, 2020

Households by Tenure

Tenure (how many units are owner versus renter occupied) is a measure of the rates of homeownership in a jurisdiction.
Tenure for type of unit and number of bedrooms can help estimate demand for a diversity of housing types. As shown
in Table 7-10, the homeownership rate for the unincorporated county (64.6 percent) was higher than San Joaquin
County as a whole (57.7 percent) and the percentage of renter-occupied units was slightly lower in the unincorporated
county (35.4 percent) than in San Joaquin County as a whole (42.3 percent). This could be due to limited multifamily
housing stock in the unincorporated county, which typically lack infrastructure for larger developments.

TABLE 7-10 TENURE
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020

Unincorporated County San Joaquin County

Number Percentage Number Percentage
Owner-Occupied Units 29,554 64.6% 133,381 57.7%
Renter-Occupied Units 16,177 35.4% 97,711 42.3%
Total 45,731 100% 231,092 100%

Source: U.S. Census 2016-2021 ACS, HCD pre-approved SJV REAP report Taking Stock: 2022).

Table 7-11 shows tenure by persons per household for the unincorporated county and San Joaquin County as a whole.
In the unincorporated county, two-person households made up 30.0 percent of the households, followed by households
with five or more persons (19.8 percent). San Joaquin County has a similar breakdown with two-person households

and five-person households at 27.6 percent, and 19.6 percent, respectively.
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TABLE 7-11

TENURE BY PERSONS PER HOUSEHOLD

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020

Unincorporated County San Joaquin County
Number | Percentage Number ‘ Percentage

Owner-Occupied Households

1 Person 5,481 12.0% 24,428 10.6%
2 Persons 10,110 22.1% 41,637 18.0%
3 Persons 4,258 9.3% 21,029 9.1%
4 Persons 4,360 9.5% 21,447 9.3%
5 + Persons 5,345 11.7% 24,840 10.7%
TOTAL 29,554 64.6% 133,381 57.7%
Renter-Occupied Households

1 Persons 3,158 6.9% 22,175 9.6%
2 Persons 3,592 7.9% 22,162 9.6%
3 Persons 2,649 5.8% 17,253 7.5%
4 Persons 3,052 6.7% 15,640 6.8%
5 + Persons 3,726 8.1% 20,481 8.9%
TOTAL 16,177 35.4% 97,711 42.3%
All Households

1 Person 8,639 18.9% 46,603 20.2%
2 Persons 13,702 30.0% 63,799 27.6%
3 Persons 6,907 15.1% 38,282 16.6%
4 Persons 7,412 16.2% 37,087 16.0%
5 + Persons 9,071 19.8% 45,301 19.6%
TOTAL 45,731 100.0% 231,092 100.0%

Source: U.S. Census 2016-2020 ACS Data, HCD pre-approved SJV REAP report Taking Stock, 2022

Household Size

Average household size is a function of the number of household population (the group quarters population is not
counted) divided by the number of occupied housing units. Larger household sizes mean that more dwelling units with
three or more bedrooms will be needed to accommodate population growth. Household size is also an important
measure of overcrowding.

Table 7-12 shows the average household size for the unincorporated county and San Joaquin County as a whole,
which was 3.1 for both. There has been a slight increase in household size since 2000 in both the unincorporated
county and San Joaquin County as a whole.
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TABLE 7-12 AVERAGE HOUSEHOLD SIZE
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2000, 2010, AND 2022

Unincorporated County San Joaquin County
2000 2010 2022 2000 2010 2022
All Households 2.96 3.1 3.1 3.0 3.1 3.1

Source: California Department of Finance 2000, 2010, and 2022.
Overcrowded Housing

The Census defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms
and kitchens). Units with more than 1.5 persons per room are considered severely overcrowded. Overcrowding
increases health and safety concerns and stresses the condition of the housing stock and infrastructure. Overcrowding
is strongly related to household size, particularly for large households and especially very large households and the
availability of suitably sized housing. Overcrowding impacts both owners and renters; however, renters are generally
more significantly impacted.

Considering a typical home, there might be a total of five rooms (three bedrooms, living room, and dining room). If more
than five people were living in the home, it would be considered overcrowded. There is some debate about whether
units with larger households where seven people might occupy a home with six rooms should really be considered
overcrowded. Nonetheless, units with more than 1.5 persons per room are considered severely overcrowded and
should be recognized as a significant housing problem. Overcrowding in households typically results from either lack
of affordable housing (which forces more than one household to live together) and/or lack of available housing units of
adequate size.

While family size and tenure are critical determinants in overcrowding, household income also plays a strong role in
the incidence of overcrowding. As a general rule, overcrowding levels tend to decrease as income rises, especially for
renters (particularly for small and large families).

Table 7-13 compares occupants per room and overcrowding by tenure for the tenure of the unincorporated county.
When looking at tenure, 5.4 percent of owner-occupied units were overcrowded, and 14.4 percent of renter-occupied
units were overcrowded. Slightly more than 4 percent of renter-occupied units in the unincorporated county were
severely overcrowded compared to 0.7 percent of owner-occupied units.
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TABLE 7-13 OVERCROWDING
UNINCORPORATED COUNTY

2020
Unincorporated County
Persons per Room
Number Percentage
Owner Occupied 29,554 64.6%
0.50 or less 19,503 66.0%
0.51 to0 1.00 8,444 28.6%
1.01to 1.50 1,401 4.7%
1.51 or 2.00 133 0.5%
2.01 to More 73 0.2%
Renter Occupied 16,177 35.4%
0.50 or less 6,975 43.1%
0.51 to0 1.00 6,881 42.5%
1.01to 1.50 1,628 10.1%
1.51 or 2.00 649 4.0%
2.01 to More 44 0.3%
Total 45,731 100.0%
Overcrowded (1.01 or more) 3,928 8.6%
Severely Overcrowded (1.5 or more) 899 2.0%

Source: U.S. Census 2016-2020 ACS Data, HCD pre-approved SJV REAP report Taking Stock, 2022
Housing Supply

While the previous section discussed the characteristics of persons living in households, this section provides
information about the total supply of existing housing in San Joaquin County and the unincorporated county. This
section includes information about the total number of housing units available, changes in vacancy, and structural
condition of the units.

Housing Units

As shown in Table 7-14, between 2000 and 2010, the housing units in the unincorporated county increased by 6,088
units. In the last 10 years, between 2010 and 2020, there have been 1,134 housing units built. San Joaquin County as
a whole experienced high rates of housing growth from 2010 to 2020, with 45,568 new housing units constructed.

Single-family homes make up for the majority of housing units in both the San Joaquin County and the unincorporated
county. Single-family units make up for 86.1 percent of housing in the unincorporated county and 78.3 percent of
housing units in San Joaquin County as a whole.

Mobile homes made up 9.8 percent of the unincorporated county housing stock, but only 2.4 percent of San Joaquin
County’s total housing stock, indicating that a disproportionate number of mobile homes are in the Unincorporated
County.

7-22 Housing Element



Housing 7
TABLE 7-14 HOUSING UNITS

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2000, 2010, AND 2

Unincorporated County San Joaquin County
2000 2010 2020 2000 2010 2020
Total (units) 42,143 48,231 49,365 147,017 185,524 231,092
Growth (units) - 6,088 1,134 - 38,507 45,568

Sources: U.S. Census Bureau 2020
Housing Type

Table 7-15 shows housing units by type in 2020. In the unincorporated county, approximately 86.4 percent of units
were single-family units, 9.9 percent were mobile homes, and 3.7 percent were multifamily units. There are 53,943
housing units in the unincorporated county compared to 262,955 housing units in San Joaquin County as a whole.
When compared to San Joaquin County as a whole, the unincorporated county has significantly less multifamily
housing units. In the unincorporated county, multifamily housing units with 2 to 4 units make up 1.9 percent of housing
units and multifamily housing units with 5 or more units make up 1.8 percent of housing units. The lack of multifamily
housing units in the unincorporated county could be connected to housing unit tenure. In the unincorporated county,
35.4 percent of units were renter-occupied units.

TABLE 7-15 HOUSING UNIT BY TYPE
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020

Unincorporated County San Joaquin County

Number Percentage Number Percentage
Single-Family Units 46,598 86.4% 206,702 78.6%
Multifamily 2 to 4 Units 1,021 1.9% 14,890 5.7%
Multifamily 5+ Units 991 1.8% 32,787 12.5%
Mobile Homes 5,333 9.9% 8,576 3.3%
Total 53,943 100.0% 262,955 100.0%

Source: DOF 2023

Table 7-16 shows housing units by the number of bedrooms for the unincorporated county and San Joaquin County
as a whole. In 2020, there were 45,731 occupied housing units in the unincorporated county, with the majority of units
having 3 bedrooms (44.0 percent), followed by 2 bedrooms (22.8 percent) and 4 bedrooms (21.8 percent). This was a
similar breakdown for San Joaquin County as a whole where 3 bedrooms, 2 bedrooms, and 4 bedrooms were the most
prominent housing unit sizes.
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TABLE 7-16 NUMBER OF BEDROOMS PER UNIT
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020

Unincorporated County San Joaquin County

Number Percentage Number Percentage
No bedroom 817 1.8% 5,281 2.3%
1 bedroom 2,388 5.2% 16,428 7.1%
2 bedrooms 10,404 22.8% 51,121 22.1%
3 bedrooms 20,126 44.0% 93,114 40.3%
4 bedrooms 9,991 21.8% 52,081 22.5%
5 or more bedrooms 2,005 4.4% 13,067 5.7%
Total 45,731 100.0% 231,092 100.0%

Source: U.S. Census 2016-2020 ACS Data, HCD pre-approved SJV REAP report Taking Stock, 2022
Housing Age and Condition

The U.S. Census provides limited data that can be used to infer the condition of San Joaquin County’s housing stock.
For example, the Census reports on whether housing units have complete plumbing and kitchen facilities. Since only
about 1.8 percent of all housing units in the unincorporated county lack complete plumbing or kitchen facilities (see
Table 7-17), these indicators do not reveal much about overall housing conditions.

Since housing stock age and condition are generally correlated, one Census variable that provides an indication of
housing conditions is the age of a community’s housing stock. The older the structure, the more likely it will need
rehabilitation or replacement. This is especially true of pre-World War Il housing in the unincorporated county because
of the absence of uniform standards for building construction at that time. Generally, houses 30 years and older are
considered aged and are more likely to require major or minor repairs. In addition, older houses may not be built to
current standards for fire and earthquake safety.

Almost 68.8 percent of the unincorporated county’s housing stock was built more than 30 years ago and approximately
43.8 percent was built over 50 years ago. It is assumed that most or some of these units need rehabilitation.
Additionally, many of these units could benefit from energy-efficiency improvements to reduce energy usage and
related greenhouse gas emissions.

Other factors, such as income and length of tenure of occupants, and the relationship between market rents, vacancies,
and local incomes impact housing stock conditions. In San Joaquin County, communities with high percentages of older
rental housing or single-family homes, lower-income tenants, overcrowded units, and low rental prices are most likely
to need the most existing housing stock rehabilitation.
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TABLE 7-17 AGE OF HOUSING STOCK AND HOUSING STOCK CONDITIONS
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY
2020
Unincorporated County San Joaquin County

Number Percentage Number Percentage
Built 2014 or later 2,006 4.4% 7,111 3.1%
Built 2010 to 2013 1,387 3.0% 4,705 2.0%
Built 2000 to 2009 6,604 14.4% 43,891 19.0%
Built 1990 to 1999 4,279 9.4% 33,212 14.4%
Built 1980 to 1989 5,059 11.1% 34,723 15.0%
Built 1970 to 1979 6,352 13.9% 35,122 15.2%
Built 1960 to 1969 5,674 12.4% 21,981 9.5%
Built 1950 to 1959 7,396 16.2% 22,676 9.8%
Built 1940 to 1949 3,357 7.3% 12,279 5.3%
Built 1939 or earlier 3,617 7.9% 15,392 6.7%
TOTAL 45,731 100.0% 231,092 100.0%
Units Lacking Complete Plumbing Facilities 383 0.8% 1,000 0.4%
Units Lacking Complete Kitchen Facilities 462 1.0% 2,372 1.0%

Source: U.S. Census Bureau 2016-2020 ACS Data.

While the County has not conducted a housing conditions survey since 2004, the Community Development Department
does record substandard housing cases reported through Code Enforcement. The Community Development
Department took over tracking of code enforcement from the Environmental Health Department in 2021, at which point
there were 248 housing cases, of which 156 were posted with unsafe conditions. Table 7-18 shows the number of
substandard and unsafe housing cases by type reported in the unincorporated county from August 27, 2021, through
December 25, 2023. During this time period, there were 16 cases of substandard housing and 222 cases with unsafe
conditions, which is less than one percent of the total housing stock in the unincorporated county.

Looking at the number of code enforcement cases coupled with the age of the housing stock and the units lacking
complete plumbing or kitchen facilities identified in the ACS as well as county staff knowledge, it is safe to assume that
45 percent of the housing stock may need some level of rehabilitation, 2 percent may need significant rehabilitation,
and 1 percent or less need replacement.

TABLE 7-18 SUBSTANDARD HOUSING CASES
SAN JOAQUIN COUNTY
8/27/21 — 12/25/23
Case Type Number of Units
Posted with Unsafe Conditions (Notice to Secure) 222
Structures Posted Substandard 16
TOTAL 238

Source: San Joaquin County Community Development Department, 2023
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Occupancy/Vacancy Rates

Residential vacancy rate is a good indicator of the balance between housing supply and demand in a community. When
the demand for housing exceeds the available supply, the vacancy rate will be low. When there is an excess supply,
the rate will be high. A vacancy rate of 3 to 5 percent is generally indicative of a healthy market. When vacancy rates
fall below 3 percent, there is upward pressure on home prices and rents.

As shown in Table 7-19, the occupancy and vacancy rates for housing units in the unincorporated county and San
Joaquin County as a whole have been consistent over the last decade, with a slight decrease in vacancy from 2010 to
2020, decreasing from 8.3 percent to 5.7 percent, and staying consistent at 5.7 percent from 2020 to 2023.

TABLE 7-19 OCCUPANCY/VACANCY
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2010, 2020, AND 2023

2010 2020 2023

Number | Percentage | Number | Percentage | Number | Percentage |
Unincorporated County
Occupied Units 44,243 91.7% 49,574 94.3% 50,867 94.3%
Vacant Units 3,988 8.3% 2,970 5.7% 3,076 5.7%
TOTAL 48,231 100.0% 52,544 100.0% 53,943 100.0%
San Joaquin County
Occupied Units 198,909 95.8% 185,524 92.0% 209,012 95.9%
Vacant Units 52,544 4.2% 48,231 8.0% 53,943 4.1%
TOTAL 251,453 233,755 262,955

Source: California Department of Finance 2010, 2020, 2023.

When looking at the vacant units by type for the unincorporated county in Table 7-20, 10.9 percent were for rent, 15.7
percent were for sale, 16.2 percent were for seasonal use (units occupied by persons with usual residence elsewhere),
and 41.4 percent were classified as “other vacant.” “Other” is described as “when it does not fit into any year-round
vacant category.”

TABLE 7-20 VACANT UNITS BY TYPE

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2020
Unincorporated County San Joaquin County
Vacancy Status
Number Percentage Number Percentage

For rent 396 10.9% 3,792 26.9%
For sale only 572 15.7% 1,161 8.2%
Rented or sold; not occupied 455 12.5% 1,960 13.9%
For sgasonal; recreational; or 589 16.2% 1,535 10.9%
occasional use.

For migrant workers 117 3.2% 117 0.8%
Other vacant 1,505 41.4% 5,535 39.3%
Total 3,634 100.0% 14,100 100.0%

Source: U.S. Census Bureau 2016-2020 ACS Data, HCD pre-approved SJV REAP report Taking Stock
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Housing Cost and Affordability

One of the major barriers to housing availability is the cost of housing. To provide housing to all economic levels in the
community, a wide variety of housing opportunities at various prices should be made available. Housing affordability is
dependent on income and housing costs.

Housing affordability is based on the relationship between household income and housing expenses. According to the
United States Department of Housing and Urban Development (HUD) and HCD, housing is considered “affordable” if
the monthly housing cost does not exceed more than 30 percent of a household’s gross income.

Home Sales Prices

Table 7-21 shows the median sales prices for homes in San Joaquin County and cities within San Joaquin County for
2023. As the table shows, the median sale prices in San Joaquin County range from $445,083 to $739,150. Of the
compared cities, the City of Ripon has the highest median home sale prices ($739,150) and the City of Stockton has
the lowest median home sale price ($445,083).

TABLE 7-21 MEDIAN HOME SALE PRICES
SAN JOAQUIN COUNTY AND JURISDICTIONS

2023
Jurisdiction Median Home Sale Prices
San Joaquin County $552,259
Stockton $445,083
Escalon N/A
Lathrop $699,894
Lodi $564,000
Manteca $593,000
Ripon $739,150
Tracy $732,667

Source: Zillow, 2023.

According to Rocket Homes’ Housing Market Report, in November 2023, the median home list price in San Joaquin
County was $597,739, and the median price per square foot was $307. This is down 10 percent from the previous
year, where the median home list price was $664,200. Table 7-22 shows San Joaquin County housing prices by
bedroom type for November 2023 compared to the previous year: The home price of 1-bedroom homes decreased by
0.7 percent, two-bedroom homes decreased by 7.9 percent, three-bedroom homes decreased by 10.1 percent, 4-
bedroom homes decreased by 12.1 percent, and 5+ bedroom homes decreased by 4.3 percent. |
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TABLE 7-22 MEDIAN HOME LIST PRICE BY BEDROOM -
SAN JOAQUIN COUNTY

023

Number of Bedrooms November 2022 November 2023 Percentage Change

1 $178,700 $177,400 -0.7%
2 $380,000 $349,800 -7.9%
3 $550,700 $495,000 -10.1%
4 $752,000 $661,000 -12.1%
5+ $835,000 $799,000 -4.3%
Median All Homes $664,200 $597,000 -10.0%

Source: Rocket Homes, 2023.

Rental Costs

Table 7-23 shows the average monthly rents for apartments and homes in San Joaquin County based on internet
rental listings from Zillow in August 2023. Average monthly rents for a studio, two-bedroom apartment, and a three-
bedroom house are lower than the HUD fair-market rent (FMR) figures for 2022. The average one-bedroom rental at
$1,752 per month would likely not be affordable (depending on utility costs) to a two-person, low-income household
that can afford $1,402 monthly rent and utilities. The lowest rent price for a one-bedroom unit is $1,426 and the highest
rent price for this unit type is $2,125. Even the lowest rental price is out of the price range of a two-person low-income
household. The average two-bedroom rental at $2,238 per month is possibly affordable for a four-person median-
income household (depending on the utility costs) that can afford $2,507 monthly rent and utilities. A four-person
median-income household can afford the lowest range of monthly rent costs for all unit types listed in Table 7-23. However,
a four-person median-income household can only afford to pay the highest rent price for a one-bedroom unit. However,
an extremely low-income household may not be able to afford a unit (i.e., one- or two-bedroom apartment) considering
that the average monthly rents are higher than the maximum monthly gross rent they can afford to pay (see Table 7-
24). It should be noted that there were no studio apartments surveyed.

A A D A 0 -
A DAQ O
0
Unit Type Lowest Rent Prices Highest Rent Prices Median Rent
1-bedroom $1,426 $2,125 $1,752
2-bedroom $1,900 $2,575 $2,238
3-bedroom $1,650 $2,750 $2,363
4-bedroom $2,350 $2,450 $2,400

Source: Zillow, 2023.

Unlike the cost of homeownership in San Joaquin County, rents are more affordable to households with median and
low incomes; however, most market rents are still out of reach to the majority of individuals and families with very low-
or extremely low incomes. As shown in Table 7-23, a low-income family of four people can afford to spend a maximum
of $1,752 for monthly rent and utilities. The average 3-bedroom, single-family house ($2,363) is out of the affordable
price range. A low-income family of four people could afford to rent a 1-bedroom, single-family home.
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Housing Affordability

This section describes the ability of households at different income levels to pay for housing based on HCD 2023
income limits. HCD classifies housing as “affordable” if households pay no more than 30 percent of gross income for
payment of rent (including utilities) or monthly homeownership costs (including mortgage payments, taxes, and
insurance).

Table 7-24 shows the 2023 HUD income limits for San Joaquin County. The area median income (AMI) for a four-
person household in San Joaquin County was $100,300 in 2023. Income limits for larger or smaller households were
higher or lower, respectively, and are calculated using a formula developed by HUD.

TABLE 7-24 HUD INCOME LIMITS

SAN JOAQUIN COUNTY

2023
. Persons per Household
Income Categories
1 2 3 4 5
Extremely Low Income (30%) $18,450 $21,050 $24,860 $30,000 $35,140
Very Low Income (50%) $30,700 $35,100 $39,500 $43,850 $47,400
Low Income (80%) $49,100 $56,100 $63,100 $70,100 $75,750
Median Income $70,200 $80,250 $90,250 | $100,300 | $108,300
Moderate Income $84,250 $96,300 | $108,300 | $120,350 | $130,000

Source: US Department of Housing and Urban Development, per California Housing and Community Development
Department, Memorandum: 2023

Ability to Pay

Table 7-25 provides the affordable rents and maximum purchase price, based on the HUD income limits for San
Joaquin County. As shown in Table 7-25, the maximum affordable rent for a very low-income, four-person household
was $1,096.25 a month. When looking at one- and two-bedroom rentals with a median monthly rent ranging from
$1,752 to $2,238 (Table 7-23), a one-bedroom rental would be affordable for very low-income households, but a two-
bedroom rental would not be affordable. Based on the maximum affordable rent, two-bedroom (median rent $2,238)
and three-bedroom (median rent $2,363) rentals would be within reach of some median- and moderate-income
households. In December 2023, the median listing price for single-family homes in the county was $495,000 for a three-
bedroom home (Table 7-22). The maximum affordable sales price for a four-person household was $121,720 for an
extremely low-income household, $177,914 for a very low-income household, $284,419 for a low-income household,
and $488,300 for a moderate-income household of four. This indicates that there is a limited stock affordable to lower-
income households in San Joaquin County; three-bedroom and larger homes would most likely only be affordable to
median- and moderate-income households.
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TABLE 7-25 ABILITY TO PAY FOR HOUSING BASED ON HUD INCOME LIMITS'

Number of Persons 1 2 3 4 5
Extremely Low-Income Households at 30% of Median Family Income
Income Level $18,450 $21,050 $24,860 $30,000 $35,140
Max. Monthly Gross Rent 2 $461 $526 $621 $750 $878
Max. Purchase Price 3 $75,020 $85,406 $100,865 $121,720 $142,574
Very Low-Income Households at 50% of Median Family Income
Income Level $30,700 $35,100 $39,500 $43,850 $47,400
Max. Monthly Gross Rent 2 $767 $877 $987 $1,096 $1,185
Max. Purchase Price 3 $124,560 $142,412 $160,264 $177,914 $192,317
Low-Income Households at 80% of Median Family Income
Income Level $49,100 $56,100 $63,100 $70,100 $75,750
Max. Monthly Gross Rent 2 $1,277 $1,402 $1,577 $1,752 $1,893
Max. Purchase Price 3 $207,329 $227,616 $256,017 $284,419 $307,343
Median-Income Households at 100% of Median Family Income
Income Level $70,200 $80,250 $90,250 $100,300 $108,300
Max. Monthly Gross Rent 2 $1,755 $2,006 $2,256 $2,507 $2,707
Max. Purchase Price 3 $284,824 $325,601 $366,174 $406,950 $439,409
Moderate-Income Households at 120% of Median Family Income
Income Level $84,250 $96,300 $108,300 $120,350 $130,000
Max. Monthly Gross Rent 2 $2,106 $2,407 $2,707 $3,008 $3,250
Max. Purchase Price 3 $341,830 $390,721 $439,409 $488,300 $527,453

Based on the San Joaquin County 2023 Median Family Income: $103,300; 2023 State Income Limits and Briefing
Materials.

2 Assumes that 30 percent of income is available for either: monthly rent, including utilities; or mortgage payment, taxes,
mortgage insurance, and homeowners’ insurance.

3Assumes 90 percent loan at 6.75 percent annual interest rate and 30-year term; assumes taxes, mortgage insurance,
and homeowners’ insurance account for 21 percent of total monthly payments.

Sources: HUD FY 2023 San Joaquin County Income Limits.

Occupations in San Joaquin County by Income

Table 7-26 shows the top job openings with annual incomes for residents of San Joaquin Valley Region. The
occupations are separated by high-skill occupations, middle-skill occupations, and entry-level occupations. High-skill
occupations had incomes that ranged from $76,799 to $128,603 annually. According to the HUD income limits for San
Joaquin County, these occupations are in the median- to moderate-income household classification for a household of
four. According to Table 7-25, a median-income four-person household can afford a maximum purchase price up to
$406,950, and moderate-income households can afford a maximum purchase price up to $488,300. Middle-skill
occupations had incomes that ranged from $38,398 to $51,305. These occupations are in the very low- and low-income
household classification. A two-person, very low-income household making $38,398 can afford a home that costs
$142,412 and a one-person, low-income household making $49,100 can afford a home that costs $207,329. Entry-
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level occupations had incomes that ranged from $63,200 to $231,300. These occupations are in the low-income to
moderate-income classification. A three-person, low-income household making $63,200 can afford a home that is
$256,017. A household making $231,300 is making an above-moderate income and can afford a home that costs
$938,461.

TABLE 7-26 TOP JOB OPENINGS IN SAN JOAQUIN COUNTY

SAN JOAQUIN COUNTY

2020-2030
Occupations Average Annual Wage

Entry-Level Occupations

Farmworkers and Laborers, Crop, Nursery, and Greenhouse $32,808
Home Health and Personal Care Aides $110,380
Fast Food and Counter Workers $86,080
Cashiers $74,750
Laborers and Freight, Stock, and Material Movers $63,200
Middle-Skill Occupations

Heavy and Tractor-Trailer Truck Drivers $51,305
Bookkeeping, Accounting, and Auditing Clerks $49,186
Medical Assistants $41,055
Nursing Assistants $39,065
Teaching Assistants $38,398
High-Skill Occupations

Registered Nurses $128,603
General and Operations Managers $100,336
Project Management Specialists and Business Operations Specialists $94,969
Elementary School Teachers $82,077
Teachers and Instructions $76,799

Source: California Employment Development Department, San Joaquin Valley Region, 2020.
Housing Cost Burden (Overpaying)

Overpayment is defined as paying more than 30 percent of monthly household income for housing costs. Severely
overpaying is defined as paying more than 50 percent of monthly household income for housing costs. HUD CHAS
2014-2018 data estimated that 7,590 unincorporated county households, or 16.7 percent of all households, were
overpaying for housing in 2018. Of those households, 14.8 percent were owner-occupied households, and 20.1 percent
were renter-occupied households overpaying for housing. Additionally, 6,305 households (13.8 percent) were severely
overpaying. Table 7-27 illustrates household paying 30 to 50 percent (overpaying) and more than 50 percent (severely
overpaying) of monthly household income for housing.

Table 7-28 shows the CHAS data from the 2014-2018 ACS regarding the number of households by income group with
a moderate housing cost burden (greater than 30 percent) and severe cost burden (greater than 50 percent) for the
unincorporated county. As shown in the table, 30.5 percent of all households in the county had a moderate housing
cost burden in 2018.

Housing Element



San Joaquin County General Plan

Typically, housing cost burdens are more severe for households with lower incomes; however, this is not the case in
the unincorporated county. Among lower-income households (incomes less than or equal to 80 percent of the AMI),
21.7 percent of households in the unincorporated county had a moderate housing cost burden in 2018. When analyzing
all households (regardless of tenure), households experience the same level of moderate and severe cost burden,
about 30.5 percent of households experience a moderate cost burden, and 13.8 percent of households experience a
severe cost burden.

TABLE 7-27 HOUSEHOLDS OVERPAYING
UNINCORPORATED COUNTY

2018
Owner Renter Total Percentage of

Occupied HETEEEGE Occupied HETETEGE Households | Households
Not Overpaying o o o
(Less than 30%) 21,810 74.3% 9,301 57.4% 31,111 68.3%
Overpaying o o o
(30%-50%) 4,335 14.8% 3,255 20.1% 7,590 16.7%
Severely Overpaying 3,040 10.4% 3,265 20.2% 6,305 13.8%
(50% or more)
Cost Burden not 175 0.6% 380 2.3% 555 1.2%
Available
Total 29,360 100.0% 16,201 100.0% 45,561 100.0%

Source: HUD CHAS 2014-2018, (HCD pre-approved SJV REAP report Taking Stock: A Comprehensive Housing
Report for the San Joaquin Valley 2022).

TABLE 7-28 HOUSING COST BURDEN BY HOUSEHOLD INCOME
UNINCORPORATED COUNTY

2014 — 2018
Income Classifications Cﬂitui:;%?gzd Hou.I::etI?LI ds P::)%E:I?gﬁi:fc.r:;? |
urdened

Households Overpaying >30%
Extremely Low Income <=30% HAMFI 2,985 4,030 6.6%
Very Low Income >30% to <=50% HAMFI 3,695 5,270 8.1%
Low Income >50% to <=80% HAMFI 3,190 7,230 7.0%
Moderate Income >80% to <=100% HAMFI 1,160 3,855 2.5%
Above Moderate >100% HAMFI 2,860 25,165 6.3%
Total 13,890 45,540 30.5%
Households Severely Overpaying >50%
Extremely Low Income <=30% HAMFI 20,495 29,460 5.9%
Very Low Income >30% to <=50% HAMFI 11,090 28,185 4.3%
Low Income >50% to <=80% HAMFI 5,425 39,585 2.2%
Moderate Income >80% to <=100% HAMFI 1,090 23,210 0.7%
Above Moderate >100% HAMFI 1,065 108,130 0.8%
Total 39,165 228,565 13.8%

Source: HUD CHAS 2014-2018, HCD pre-approved SJV REAP report Taking Stock:
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Lower-Income Households Overpaying

Table 7-29 shows that in the unincorporated county, of lower-income households living in owner-occupied units, 55.1
percent are overpaying (i.e., paying more than 30 percent of monthly household income towards housing costs), and
31.2 percent are severely overpaying (i.e., paying more than 50 percent of monthly household income towards housing
costs). Of the lower-income households living in renter-occupied units, 63.8 are overpaying and 36.2 percent are
severely overpaying. Lower-income households living in renter-occupied units experience overpaying for housing at a
much higher rate than lower-income households living in owner-occupied units.

In San Joaquin County, of lower-income households living in owner-occupied units, 61.1 percent are overpaying, and
38.9 percent are severely overpaying. Of the lower-income households living in renter-occupied units, 63.0 percent are
overpaying and 37.0 percent are severely overpaying. In San Joaquin County as a whole, lower-income households
overpay for housing at a much higher rate than lower-income households living in owner-occupied units in the
unincorporated county.

TABLE 7-29 LOWER-INCOME HOUSEHOLDS OVERPAYING FOR HOUSING,
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

2014-2018
Owner Percent Renter Percent Total Percentage of
Occupied age Occupied age Households Households

Unincorporated County

Overpaying (30%-50%) 4,300 55.1% 5,565 63.8% 9,870 59.7%
Severely Overpaying 2440 | 31.2% 3,155 | 36.2% 5,600 33.9%
(50% or more)

Total Lower-Income 7,810 | 47.2% 8,720 | 52.8% 16,530 -

Households

San Joaquin County
Overpaying (30%-50%) 17,935 61.1% 42,250 63.0% 60,185 62.4%

Severely Overpaying
(50% or more)

11,395 38.9% 24,815 37.0% 36,210 37.6%

Total Lower-Income
Households

Source: HUD CHAS 2014-2018, (HCD pre-approved SJV REAP report Taking Stock: A Comprehensive Housing
Report for the San Joaquin Valley 2022).

29,330 30.4% 67,065 69.6% 96,395 -

Special Housing Needs

Within the general population, there are several groups of people who have special housing needs. These needs can
make it difficult for members of these groups to locate suitable housing. The following subsections discuss these special
housing needs of six groups identified in State Housing Element Law (Government Code, Section 65583(a)(7): “elderly,
persons with disabilities, large families, extremely low-income households, farmworkers, families with single-headed
households, and families and persons in need of emergency shelter.” Where possible, estimates of the population or
number of households in San Joaquin County belonging to each group are shown.

Housing Element



San Joaquin County General Plan

Homeless Persons

Since the 1980s, there has been a national increase in the number of homeless persons found not only in shelters but
also in police station lobbies, emergency rooms of hospitals, camp sites, parked cars, all-night movie theaters, bus
stations, airport terminals, hallways, alleys, abandoned buildings, caves, along riverbanks, and under bridges. Many
uncounted homeless may also be living house-to-house until they are forced onto the street.

Most families become homeless because they are unable to afford housing in a particular community. Nationwide,
about half of those experiencing homelessness over the course of a year are single adults. Most enter and exit the
system fairly quickly. The remainders essentially live in the homeless assistance system, or in a combination of
shelters, hospitals, the streets, jails, and prisons. There are also single homeless people who are not adults, including
runaway and “throwaway” youth (children whose parents will not allow them to live at home).

Not all homeless people are the same, but many fall under several categories: the mentally ill, alcohol and drug users,
seniors, runaways and abandoned youths, single women with children who are often fleeing domestic violence,
individuals and families who have recently lost jobs and are unable to make ends meet, as well as the working poor,
those with jobs but whose income is too small to afford housing. Although each category has different specific needs,
the most urgent needs include emergency shelters and case management (i.e., help with accessing service needs).
Emergency shelters have minimal supportive services for homeless persons and are limited to occupancy of six months
or less by a homeless person. No individual or household may be denied emergency shelter because of an inability to

pay.

For any community, measuring the number of homeless individuals is a difficult task, in part because in most cases,
homelessness is a temporary, not permanent, condition. Therefore, a more appropriate measure of the magnitude of
homelessness is the number of people who experience homelessness over time, not the exact number of homeless
people at any given time. However, the most recent information available for the county is a “point-in-time” (PIT) count
of sheltered and unsheltered homeless persons. It is important to note that the PIT count can be impacted by different
elements, including the time of year the count is performed, weather conditions that force migrant farm workers to move
north, general weather conditions, and data collection methods.

The most recent Point-in-Time (PIT) count was conducted in early 2024. In 2024 the Continuum of Care revised their
methods to include an evening street and shelter count, an afternoon youth count, as well as a survey. It is estimated
that this change in strategy may have improved the accuracy and breadth of the community that could be reached
through the process.

The 2024 PIT count reported 3,469 unsheltered homeless individuals living within the geographic region of San Joaquin
County (Table 7-30). Of those, 71 percent were in Stockton, 7 percent were in Manteca, 3 percent were in Tracy, and
8 percent were in Lodi. An additional 11 percent of unsheltered homeless persons were counted in the unincorporated
county (387 persons). Comparing the 2024 PIT with the 2022 PIT is challenging, as the 2022 PIT count was not conducted
in the unincorporated area. However, at the time, Central Valley Low Income Housing Corporation estimated that there
were approximately 87 unsheltered people in the unincorporated county in 2022 based on changes from the 2019 data. .

Based on conversations with local homeless providers, the homeless population in a city and/or county can change
based on different economic factors. When the 2008 housing market crashed, there was an influx of families who lost
their jobs and as a result lost their homes. Due to the pandemic, the PIT count was not conducted in 2020 and 2021
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and therefore the hardships caused by COVID-19 were not documented. According to the 2022 PIT count, it is thought
that unsheltered homelessness has probably increased since 2020 as a result of the pandemic.

TABLE 7-30 POINT-IN-TIME COUNT, SHELTERED AND UNSHELTERED HOMELESS, SAN

JOAQUIN COUNTY, 2024

Location 2024 PIT Unsheltered | 2024 PIT Sheltered | Feroent of Unsheltered
omeless

Stockton 2,451 545 1%
Manteca 235 70 7%
Tracy 102 98 3%
Lodi 262 154 8%
Lathrop 10 0 0%
Ripon 21 0 1%
Escalon 1 0 0%
Unincorporated County 387 365 1%
Scattered Sites 0 31 0%
Total 3,469 1,263 100%

Source: San Joaquin Continuum of Care, Sam Joaquin County 2024 Homelessness Point-in-Time Count & Report

Looking at the survey data from the 2024 PIT count report, at least 70 percent of persons indicated they had been
homeless for a year or more. During the 2024 PIT, about 31 percent of homeless persons indicated having PTSD, 36
percent reported other psychiatric or emotional conditions and 40 percent indicated some level of substance abuse
issues (Table 7-31). It should be noted that while unsheltered homeless self-reported substance abuse and mental
health issues, there is no empirical evidence that these issues were at the level of being a permanent disability. The
majority of homeless persons in the count were male (60 percent), and the largest share identified as white (36 percent).
Other significant race or ethnic groups were Hispanic/Latina/e/o (23 percent) and Black, African American or African
(19 percent). When compared to the distribution of racial and ethnic identities at the county level, this suggests that
Black, African American, or African community members are over-represented in the homeless population.

San Joaquin County is deemed an “urban” county despite the relatively large portions devoted to agriculture. The PIT
count identifies areas known to be frequented by unsheltered homeless and conducts surveys in those areas.

TABLE 7-31 HOMELESS POPULATION AND SUBPOPULATION SURVEY SAN JOAQUIN

COUNTY 2024
Percent of Homeless Individuals

Gender?

Male 60%
Female 38%
Transgender 1%
More than One Gender 1%
Non-Binary <1%
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TABLE 7-31 HOMELESS POPULATION AND SUBPOPULATION SURVEY SAN JOAQUIN

COUNTY 2024

Percent of Homeless Individuals
Questioning <1%
Different Identity <1%
Culturally-Specific Identity <1%
Race/Ethnicity?
American Indian, Alaska Native, or Indigenous 3%
A_mericf'm In(_iian, Alaska Native, or Indigenous and 1%
Hispanic/Latina/e/o
Asian or Asian-American 2%
Asian or Asian-American and Hispanic/Latina/e/o <1%
Black, African-American, or African 19%
Bl_ack, Africap—American, or African and 1%
Hispanic/Latina/e/o
Hispanic/Latina/e/o 23%
Middle Eastern or North African <1%
Middle Eastern or North African and Hispanic/Latina/e/o 0%
Native Hawaiian or Other Pacific Islander 2%
N_ative _Hawa_iian or Other Pacific Islander and <1%
Hispanic/Latina/e/o
White 36%
White and Hispanic/Latina/e/o 7%
Multi-Racial 3%
Multi-Racial and Hispanic/Latina/e/o 3%
Age?
Under 18 <1%
18-24 6%
25-60 78%
61 Years or More 15%
LGBTQ+ Identity?
Identify as LGBTQ+ 7%
Do not Identify as LGBTQ+ 93%
Subpopulations?
Drug or Alcohol Abuse 40%
PTSD 31%
Physical Disability 28%
Other Psychiatric or Emotional Conditions 36%
Chronic Health Problems 27%
History of Being Physically, Emotionally, or Sexually
Abused 26%
Persons with HIV/AIDS 2%
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TABLE 7-31 HOMELESS POPULATION AND SUBPOPULATION SURVEY SAN JOAQUIN

COUNTY 2024

Percent of Homeless Individuals

Unaccompanied Children and Transitional-Aged Youth 6%
Chronically Homeless 23%
Source: San Joaquin Continuum of Care, Sam Joaquin County 2024 Homelessness Point-in-Time Count & Report

Source: San Joaquin County, “Point-In-Time” Homeless Count & Report, from the San Joaquin Continuum of Care,
released September 2024.

1 Based on count
2 Based on survey results

Local governments and private charities, both with limited resources, have been overwhelmed by the magnitude of the
problem. Most emergency shelters in the county, whether they serve individuals or families, operate at or near
capacity year round. During maximum times of need, there are many more homeless than available emergency shelter
spaces/beds. Homeless individuals are provided shelter primarily in Stockton, Lodi, Tracy, and Manteca. Homeless
from virtually all other county towns and the unincorporated areas are referred to Stockton (Table 7-32). Some of the
major shelter providers are the Stockton Shelters for the Homeless, the Gospel Center's Rescue Mission in Stockton,
the New Hope Family Shelter in Manteca, and the Salvation Army (Hope Harbor Shelter) in Lodi. There are over a
dozen other shelter providers whose operations are smaller in scale. Efforts are also being made to find additional
shelter space. The County has primarily directed its efforts toward providing motel rooms on an as-needed basis rather
than building a large number of shelters.

TABLE 7-32 OVERNIGHT AND EMERGENCY FACILITIES
SAN JOAQUIN COUNTY 2022

Facility/Provider Description

GCRM operates an emergency shelter for up to 100 homeless men, women, and
children. GCRM also operates a Recuperative Care Program (RCP) that provides
24-hour shelter beds for people who are too well to be in the hospital, but too sick
to recuperate on the streets. The RCP has up to 50 beds.

Gospel Center
Rescue Mission

(GCRM)

The Haven of Peace is a two-week shelter for women and their children with the
capacity to house 35 individuals, including both adults and children. The shelter
offers management, a variety of classes to residents such as life skills, parenting,
budgeting, and computer classes. Residents are referred to other agencies for
assistance with domestic violence, substance abuse, mental health, and other
issues. There is a possibility of extending the stay for up to six months if residents
work with their case manager and are reaching goals toward achieving self-

Haven of Peace

sufficiency.
Hope Family The Hope Family Shelter can house 8 families. Food, clothing, utilities, and
Shelter counseling are provided.

Lodi House is a shelter for women and their children. The facility houses

Lodi House approximately 7 adults and their children.

The McHenry House, located in Tracy, provides shelter and meals for single women,
McHenry House women with children, and couples, up to 18 people for a maximum stay of 15 days.
The shelter typically serves 7 families at a time.
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Facility/Provider

TABLE 7-32 OVERNIGHT AND EMERGENCY FACILITIES

SAN JOAQUIN COUNTY 2022
Description

Hope Harbor
Shelter

Hope Harbor is the largest shelter in Lodi, which can accommodate women with
children, men, and single-family units. It is also the only shelter in the area that can
house single fathers with children. Clients may stay 56 nights per calendar year
with an option for a 28-day extension should they enter into case management.

Stockton Shelter for
the Homeless (SSH)

SSH provides temporary shelter for single adults and families. The shelter can house
up to 357 people in its two facilities and HOPW (Housing Opportunities for Persons
with Aids) homes. The shelter assists clients in obtaining permanent housing.

Women’s Center —
Youth and Family
Services, Safe
House

Safe House offers up to 21 days of shelter and supportive services for runaway,
throwaway, and homeless youth ages 12-17. This facility can assist up to 10 youth at
a given time plus their children.

Women'’s Center of
San Joaquin
County, Dawn
House

Dawn House is a shelter for abused women and their children. This facility houses
approximately 42 adults and children. The length of stay is normally 30 to 60 days.

Source: San Joaquin County, October 2022.

Transitional Housing

For many, transitional housing, long-term rental assistance, and/or greater availability of low-income rental units are
also needed. Transitional housing is usually in buildings configured as rental housing developments, but operated with
State programs that require the unit to be cycled to other eligible program recipients after some pre-determined amount
of time. Supportive housing has no limit on length of stay and is linked to on-site or off-site services that assist the
resident in retaining the housing, improving his or her health status, and maximizing his or her ability to live and, when
possible, work in the community.

Transitional housing programs provide extended shelter and supportive services for homeless individuals and/or
families with the goal of helping them live independently and transition into permanent housing. Some programs require
that the individual/family be transitioning from a short-term emergency shelter. The length of stay varies considerably
by program but is generally longer than two weeks and can last up to 60 days or more. In many cases, transitional
housing programs will provide services for up to two years or more. The supportive services may be provided directly
by the organization managing the housing or by other public or private agencies in a coordinated effort with the housing
provider. Transitional housing/shelter is generally provided in apartment-style facilities with a higher degree of privacy
than short-term homeless shelters; may be provided at no cost to the resident; and may be configured for specialized
groups within the homeless population, such as people with substance abuse problems, homeless mentally ill,
homeless domestic violence victims, veterans, or homeless people with AIDS/HIV.

In 2022, there were several transitional or supportive housing programs offered in San Joaquin County. As shown in
Table 7-33, transitional/supportive housing programs are being provided by the Gospel Center Rescue Mission,
Dignity’s Alcove, the McHenry House, New Direction, the Women’s Center, and the Central Valley Low Income Housing
Corporation (CVLIHC). Additional facilities and programs are necessary to meet the needs of the homeless.

7-38
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TABLE 7-33 TRANSITIONAL HOUSING AND SUPPORTIVE HOUSING

Facility/Provider

SAN JOAQUIN COUNTY
2022

Description

Dignity’s Alcove

Dignity’s Alcove provides 24-month transitional and recovery housing for up to 47
homeless veterans at one time. The comprehensive program includes client
assessment, case management, drug and alcohol education, communications
training, and more.

Central Valley Low
Income Housing
Corporation
(CVLIHC)

CVLIHC provides transitional housing for homeless families with children.
CVLIHC operates a scattered site program throughout San Joaquin County with
participants having the primary responsibility for the units where they live. The
program provides 196 units. CVLIHC also provides permanent supportive housing
to homeless individuals with a disability, and preference is given to those who are
chronically homeless. Two of the sites can serve both individuals and households
with children, and the other two can only serve single adults. Housing sites are
scattered throughout San Joaquin County and provide a total of 356 units.

Gospel Center
Rescue Mission
(GCRM)

GCRM provides the New Life Program (NLP), a residential addiction treatment
program for men, women, and families at the GCRM. There is a max capacity of
40 men and 200 women and children.

New Directions

New Directions provides housing and supportive services for homeless adults
who have an active substance abuse problem. New Directions has separate
programs and facilities for men and women on the same campus. The total
capacity is approximately 75 participants. New Directions provides 24 beds.

Women’s Center —
Youth and Family
Services,
Opportunity House
Transitional Living
Program

Opportunity House Transitional Living Program provides up to 21 months of
shelter and supportive services to prepare runaway, throwaway, and homeless
youth for independent living. The program serves youth ages 18-21 and
emancipated youth ages 16-17 years old. The program can assist 8 people at a
time.

Supportive
Housing Programs

The Supportive Housing Programs promote the development of supportive
housing and services that help the homeless transition to independent living.

Lutheran Social
Services’ Project
HOPE

Lutheran Social Services’ Project HOPE program provides permanent housing
and supportive services to homeless emancipated foster youth. The program
serves 34 individuals and their children.

HOPE Family
Shelter

Building HOPE provides transitional housing and services to homeless families.
The project serves 8 families at a time. The families can live in the facility for up to
2 years while paying a fixed rent at 30 percent of family income and receiving
employment assistance.

Source: PlaceWorks; conducted agency or faculty, October 2022.

Table 7-34 summarizes homeless facilities and services available in San Joaquin County, and characteristics of the
clients they serve. The majority of facilities serve unaccompanied males and females, adult couples without children,
and single-parent and two-parent families. The Women’s Center Youth Family Seniors is the only shelter that specifies
services for unaccompanied youth under 18 in the form of providing child-only beds. In terms of emergency shelters,
the Stockton Shelter for the Homeless and Gospel Center Rescue Mission (GCRM) have the largest bed capacity
with 444 beds between them, respectively. Overall, the facilities listed in Table 7-35 have a total capacity of 2,340
beds to provide residential services to persons.
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TABLE 7-34

SAN JOAQUIN COUNTY 2023

SUPPORTIVE HOUSING, TRANSITIONAL HOUSING, AND EMERGENCY SHELTER PROVIDER CAPACITIES

Organization Name Project name ek forcrI:;;:;enholds e S fo::rl:ﬁ:':anholds v Bexist;zzrg;:;gl::r:ds Child beds | Veteran beds Yea;:::nd Total beds
Permanent Supportive Housing
Central Valley Housing HDAP Permanent Housing 0 10 0 0 35 10
Central Valley Housing Shelter Plus Care — 5 21 7 21 0 0 27 42
Central Valley Housing Shelter Plus Care — Combined 118 51 165 0 0 18 283
Central Valley Housing SPICE 0 0 27 0 0 48 27
HACSJ VASH 120 29 206 0 206 326
HACSJ Victory Gardens 14 7 41 0 41 55
Lutheran Social Services Project HOPE 13 21 0 22 34
Stockton Self Help Housing Home Ward Bound 0 0 5 0 14 5
Stockton Self Help Housing Home Ward Bound 0 5 0 14 5
Permanent Supportive Housing Subtotal 286 98 501 0 247 188 787
Transitional Housing
Compassion Residio Transitional Scottsdale 3800 0 0 4 0 4 4 4
Dignity’s Alcove Dignity’s Alcove — TH 0 0 10 0 10 10 10
Gospel Center Rescue Mission Bill Brown Building 76 18 40 0 0 116 116
Gospel Center Rescue Mission New Life Dorm 0 0 24 0 0 24 24
Holman House Holman House 24 6 12 0 0 36 36
Hope Harbor — Lodi Salvation Army Hope Avenue Apartments 0 0 18 0 0 18 18
Hope Harbor — Lodi Salvation Army Support Team — Transitional 0 0 22 0 0 22 22
HOPE Ministries Building HOPE 35 7 0 0 35 35
Lodi House Lodi House transitional 47 16 0 0 47 47
Prevail (WC-YFS) RHY Opportunity House (TLP) 0 0 0 0 8 8
Ready To Work HARP (green dot) 0 0 24 0 0 24 24
Ready To Work HARP (green dot) — Overflow 0 0 7 0 0 7 7
Transitional Housing Subtotal 182 47 169 0 14 351 351
Emergency Shelter
Central Valley Housing HDAP Temporary Shelter 0 0 35 0 0 35 35
Central Valley Housing Home Safe-Motel Shetler 0 0 27 0 0 27 27
Children’s Home Catalyst 0 0 18 0 0 18 18
City Net Tracy Shelter 0 0 48 0 0 48 48
Compassion Residio Scottsdale Shelter 3800 0 0 3 0 3 3
Compassion Residio Scottsdale Shelter 3900 0 0 7 0 7 7
Dignity’s Alcove Dignity’s Alcove — TH 0 0 22 0 22 22 22
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TABLE 7-34 SUPPORTIVE HOUSING, TRANSITIONAL HOUSING, AND EMERGENCY SHELTER PROVIDER CAPACITIES

SAN JOAQUIN COUNTY 2023

Organization Name Project name e fo;rl:ﬁ:;enholds w Shifis5 fo:';ni?:;:holds v Bexist;gzrg;;::‘:r:ds Child beds Veteran beds Yeat:;ré):nd Total beds

Family Promise Family Promise Rotational Shelter 14 1 0 0 0 14 14
Gospel Center Rescue Mission Covid Isolation-State ESG-CV-1 0 14 0 0 14 14
Gospel Center Rescue Mission Men’s Lodge 0 70 0 0 70 70
Gospel Center Rescue Mission NHFS Emergency Lodging 12 3 30 0 0 42 42
Gospel Center Rescue Mission Overflow 0 50 0 0 50 9
Gospel Center Rescue Mission Recuperative Care 0 25 0 0 25 25
Haven of Peace Haven of Peace 20 1 15 0 0 35 35
Hope Harbor — Lodi Salvation Army Hope Harbor 15 3 60 0 0 75 75
HOPE Ministries HOPE Family Shelter 44 8 0 0 44 44
HOPE Ministries Raymus House 45 9 0 0 45 45
Human Services Agency TANF Homeless Assistance 190 55 0 0 192 111
Inner City Action — Lodi Access Temporary shelter 0 0 49 0 0 49 49
Lodi House Lodi House 24 8 0 0 0 24

Mary Magdalene Motel/hotel vouchers 4 1 10 0 0 14 2
McHenry House McHenry House 30 7 0 0 0 30 30
Prevail (WC-YFS) DAWN House — Stand-in 33 6 0 0 0 33 33
Prevail (WC-YFS) Opportunity — ES 2 1 0 0 0 2 2
Prevail (WC-YFS) RHY Safe House (BCP-es) 0 0 8 0

Prevail (WC-YFS) Serenity House 12 3 0 0 0 12 12
Ready To Work HEARTT (gold star) — Overflow 0 8 0 0

Ready To Work HEARTT — (gold star shelter) 0 0 21 0 0 21 21
Stockton Self Help Housing Various locations 0 0 69 0 0 69 69
Stockton Shelter Family and Women Family Shelter 92 24 22 0 0 114 114
Stockton Shelter Men’s Programs Men’s Shelter 0 146 0 6 146 146
Stockton Shelter Men’s Programs Overflow 0 0 24 0 0 24 24
Tracy Community Connections Center | Motel vouchers 0 0 15 0 0 15 0
Tracy Community Connections Center | Tracy Weather Shelter 2023 0 0 0 0 0 0 48
Emergency Shelter Subtotal 537 130 790 8 38 1,335 1,202
TOTAL (ALL FACILITIES) 1,005 275 1,460 8 299 1,874 2,340
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San Joaquin County does not provide general fund dollars to directly support shelter operation. Instead, the County
usually acts as a conduit for State and federal grant programs, technical support, and advancing funds for special
projects. However, General fund dollars are used to provide a general assistance program that provides housing in
single-room occupancy (SRO) hotels for otherwise homeless individuals. The County’s Human Services Agency
administers the SRO program.

Most of the shelter and supportive services provided for homeless individuals and families in San Joaquin County are
coordinated through County agencies, such as Community Development, Human Services, and Health Care Services.
Programs are operated and funds are dispensed on a countywide basis, although Stockton has historically been the
centralized hub of shelter facilities and supportive services for homeless populations. Among the facilities and
programs operated or funded by the County are overnight shelters, transitional housing, group homes, homeless
prevention services, food and clothing assistance, nutritional services, health care and counseling services, child and
adult day care, education and training, and temporary housing and shelter assistance (such as housing or motel
vouchers)

As shown in Table 7-35, San Joaquin County has 1,495 year-round beds in emergency shelters for households with
adults and children, 412 transitional housing beds, and 1,259 permanent supportive housing beds.

TABLE 7-35 CAPACITY OF EMERGENCY, TRANSITIONAL, AND SUPPORTIVE HOUSING
SAN JOAQUIN COUNTY 2023
es Permanent
Emergency Transitional .
Shelter Beds Housing Beds EUERSLITE
Housing Beds*

Beds for households with Children 537 182 286
Units for Households with Children 130 47 98
Beds for households without Children 790 169 501
Veterans 38 14 374
Total 1,495 412 1,259

Source: San Joaquin County Continuum of Care, 2023.
Note: * Permanent supportive housing beds may be counted in more than one category.

Farmworkers

Farmworkers and day laborers are an essential component of California’s agriculture industry. Farmers and
farmworkers are the cornerstone of the larger food sector, which includes the industries that provide farmers with
fertilizer and equipment, farms to produce crops and livestock, and the industries that process, transport, and distribute
food to consumers. Farmworker households are often made up of extended family members or single male workers
and as a result, many farmworker households tend to have difficulties securing safe, decent, and affordable housing.
Far too often farmworkers are forced to occupy substandard homes or live in overcrowded situations. Additionally,
farmworker households tend to have high rates of poverty, live disproportionately in housing that is in the poorest
condition, have very high rates of overcrowding, have low homeownership rates, and are predominately members of
underrepresented groups.
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Farmworkers are traditionally defined as persons whose primary incomes are earned through permanent or seasonal
agricultural labor. San Joaquin County is an agricultural community and, therefore, agricultural workers are a large part
of the local demographics. (See Table 7-36 for the number of farmworkers in the county by type). Agricultural workers,
whether local, from other parts of the country, or from Mexico, are at the mercy of the weather, the market, and other
seasonal variables that affect agribusiness. Farmworkers, except those with year-round positions with specific growers,
tend to be very low income. Many are unable to find adequate, low-cost housing and are either homeless or reside in
shelters.

Several farmworker-affiliated organizations across the Central Valley participated in a report published by the
Community and Labor Center at the University of California (UC) Merced. According to a 2022 report titled “Farmworker
health in California” based on data from the Farmworker Health Study (FWHS survey, 92 percent of the participants
rented and resided in single-family homes (55 percent) and about one-third of participants lived in apartments (31
percent). According to the FWHS survey, farmworkers generally experience living in substandard housing requiring
repairs or in older homes, apartments, mobile homes, motels, garages, and other similar spaces with poor ventilation
that puts them at higher risk for respiratory illnesses. One out of three farmworkers experienced difficulty keeping their
home cool or warm, and more than 10 percent of surveyed farmworkers encountered mold, water damage, and water
leaks. In addition, 37 percent of those indicated that the water quality was low, which could pose health risks.

Furthermore, farmworkers surveyed reported living in overcrowded households with one-fourth of respondents (29
percent) reporting six or more persons per unit, and more than half (55 percent) reporting two persons (including
themselves) slept in their room. As a result, substandard housing, affordability, and overcrowding are critical issues
among this special-needs group. The County also reviewed guidance from other regionally-relevant research into
farmworker needs while developing actions relevant to farmworker housing needs, including the Farmworker Housing
Study And Action Plan For Salinas Valley And Pajaro Valley conducted in 2018 by the California Institute for Rural
Studies’. According to that study, rates of overcrowding in farmworker housing are very high. Additionally, the study
reported that farms hiring workers outside of the H2-A program had limited knowledge of the housing conditions or
access challenges their workers faced, nor did they connect the lack of housing with challenges in hiring sufficient farm
labor. Though the study researched conditions in Santa Cruz and Monterey Counties, it is possible that farmworkers
and farm owners. in San Joaquin County experience similar challenges.

Migrant farmworkers as a group consist of individuals who travel not only across county lines, but also from one major
geographic region of California to another to find work. Travel for work prevents them from returning to their primary
residence every evening. Many migrant farmworkers are single males, most of which are married and migrate alone to
support their families who live at a home base. However, there are many migrant families who have more than one
family member employed as a farmworker. According to the 2022 U.S. Census of Agriculture, 30.2 percent of the total
farmworkers were migrant workers, which amounted to 4,856 individuals. However, it is important to note that there
may be an underestimation of migrant workers in the County due to the historical undercounting of such workers in
both the Census and ACS. H-2A workers are required to reside in accommodations provided by the employer, but only
2 percent of farmworkers relied on employers for rent payment according to the in the FWHS survey. When workloads
increase during harvest periods, the labor force is supplemented by seasonal labor, often supplied by a labor contractor.
Non-migrant seasonal farmworkers consist of individuals who work only during a harvest season and who are able to
return to their primary residence every evening. This group, which includes cannery workers, is fairly significant,

1 https://www.cityofsalinas.org/files/sharedassets/city/v/1/community-development/housing-documents/regional-farm-worker-
study_2018.pdf
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comprising more than half of all farmworkers in the state. Permanent farmworkers comprise the smallest group of
individuals employed in agriculture. Permanent farmworkers are employed year-round, usually by one employer in the
agricultural industry. This group generally lives in rural areas in permanent housing provided by the grower. Determining
the number of farmworkers in a region is difficult due to the variability of the definitions used by government agencies
and other peculiarities endemic to the farming industry, such as seasonal workers who migrate from place to place.
The federal government conducts the U.S. Census of Agriculture every five years and gives the most recent estimate
on the number and type of farmworkers in San Joaquin County. The most recent U.S. Census of Agriculture is from
2022.

According to the 2022 U.S. Census of Agriculture, there were 19,741 farmworkers and 1,707 farms in San Joaquin
County (see Figures 7-4 and 7-5, and Table 7-36). Both farms and farmworkers have seen a steady decrease since
2012, decreasing from 24,872 farmworkers and 1,748 farms.

In the 2023 policy brief, The Future of Agriculture in the San Joaquin Valley from the Public Policy Institute of California
(PPIC), water supply issues is cited as a major driver of this decline. According to the policy brief, the worst-case
scenario in 2040 could result in nearly 900,000 acres of farmland fallowed, almost 50,000 jobs lost, and a 2.3 percent
decline in regional economic activity. As shown in Figures 7-4 and 7-5, both the number of farms and farmworkers
decreased from 2007 to 2022.

FIGURE 7-4 TOTAL FARMWORKERS BY FIGURE 7-5 TOTAL FARMS BY YEAR
YEAR
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25,000 23,037 1,750 1,707
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15,000 1600 o o
10,000 1,550 :
1,500
5,000 1,450 I I
0 1,400
2007 2012 2017 2022 2007 2012 2017 2022

TABLE 7-36 FARMWORKERS
SAN JOAQUIN COUNTY 2022

Type of Farm Labor Workers Farms
Hired farm labor 16,068- 1,534
Workers by days worked — 150 days or more 8,951 1,009
Workers by days worked — Less than 150 days 7,117 1,021
Migrant farm labor on farms with hired labor 3,740 254
Migrant farm labor on farms reporting only contract labor 1,116 92

Source: U.S. Census of Agriculture, 2022=.

Housing Element



San Joaquin County General Plan

Table 7-37 shows the list of employee housing facilities in San Joaquin County. . As of September 2023, the HCD
Employee Housing Facilities Permit Services database reported 42 active units of employer-provided farm housing
facilities with non-expired permits. These units consist of on-site structures or contracts with hotels. Additionally, 45
employees are listed as being housed in sites that are active but potentially have expired permits. There are also
additional permits provided to other hotels or on-site structures that are not currently active or occupied. All of the active
facilities listed in the Permit Services Database, for which enforcement is provided by HCD, are within the greater
Stockton area, with many within the City limits.

TABLE 7-37 EMPLOYEE HOUSING FACILITIES
SAN JOAQUIN COUNTY

Facility Name Location Employll:zii(lé:)yunt per

Lafayette Street Stockton

Pilgrim Street Stockton

Stockton Inn Holt 24
V and F Farms Stockton 0
Morris Dairy Stockton 0
Anna M and Sons Vienna Stockton 0
Stanley Willams Lodi 0
Foppiano Cherry Camp Stockton 0
Days Inn- Waterloo Stockton 15
Days Inn- Stockton Stockton

La Quinta Stockton

Executive Lodge Inn Stockton 30
Howard Johnson Stockton 0

Source: California Department of Housing and Community Development, 2023.

The County has included Program 3-3 to facilitate the development housing for farmworkers through partnerships,
including the County Community Development Department, Housing Authority, Farm Bureau, University of California
Cooperative Extension, and members from groups representing farmworkers to monitor the farmworker housing need
and provide incentives to housing developers of farmworker housing. The County has also established Program 3-4
to continue updating its inventory of existing farmworker housing and document conditions of housing during the annual
inspection process to incorporate conditions in farmworker housing. Additionally, by identifying agriculturally-zoned
sites that could develop 492 units of farmworker housing, the County can help to address overcrowding, housing
quality, or affordability issues that farmworker households may experience.

Persons with Disabilities

Persons with disabilities typically have special housing needs because of their physical and/or developmental
capabilities, fixed or limited incomes, and higher health costs associated with their disabilities. While there is limited
data available on the housing needs of persons with disabilities in San Joaquin County, data on the number of persons
with disabilities and the types of these disabilities from the 2016-2020 ACS and the California Department of Disabilities
is useful in inferring housing needs.
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The U.S. Census defines the various types of disabilities, including sensory disability, physical disability, mental
disability, and self-care disability. A sensory disability includes blindness, deafness, or a severe vision or hearing
impairment (hearing and vision difficulty). A physical disability includes a substantial limit on one or more basic physical
activities, such as walking, climbing stairs, reaching, liting, or carrying (ambulatory difficulty). A mental disability
includes a physical, mental, or emotional condition lasting six months or more in which the person has difficulty learning,
remembering, or concentrating (cognitive difficulty). A self-care disability includes a physical, mental, or emotional
condition lasting six months or more, in which the person has difficulty dressing, bathing, or getting around inside the
home (self-care difficulty).

Table 7-38 shows information from the 2016-2020 ACS on the disability status and types of disabilities by age group
for the following disabilities: hearing, vision, cognitive, ambulatory, self-care, and an independent living difficulty. As
shown in Table 7-38, 11.6 percent (18,243) of the total population in the unincorporated county had some type of
disability, compared to 14.6 percent (91,706) countywide.

Additionally, living arrangements for disabled persons depend on the severity of the disability. Many people live
independently with other family members. To maintain independent living, disabled persons may need special housing
design features, income support, and in-home supportive services for persons with medical conditions. Special design
and other considerations for persons with disabilities include single-level units, availability of services, group living
opportunities, and proximity to transit. While regulations adopted by the State require all ground-floor units of new
apartment complexes with five or more units to be accessible to persons with disabilities, single-family units have no
accessibility requirements.

Many mentally disabled persons can live and work independently within a conventional living environment. However,
more severely disabled individuals require a group living environment in which partial or constant supervision is
provided by trained personnel. The most severely affected individuals may require an institutional environment in which
medical attention and therapy are provided within the living environment.

The most frequent disability in the unincorporated county was an ambulatory difficulty (56.9 percent), followed by
independent living difficulty at 39.2 percent. This is comparable to the breakdown of disability by type for San Joaquin
County as a whole. The most frequent disability in San Joaquin County as a whole was an ambulatory difficulty (54.5
percent), followed by independent living difficulty (38.9 percent).

To meet the unique housing needs of the disabled, the County offers and participates in various programs operated by
agencies such as Human Services, Health Services, Community Development, and the Housing Authority. Persons
with disabilities, their families, and caretakers may receive a variety of housing assistance and supportive services to
help them afford housing in the community; make residential accessibility improvements; receive medical care,
transportation, and other supportive services for independent living; and obtain referrals for private providers of housing
and supportive services.

The capacity of these services and facilities is significantly less, particularly for persons with mental disabilities, than
the potential demand suggested by the number of persons with various types of disabilities in San Joaquin County. In
addition to housing and services, the County’s building code requires new residential construction to comply with 2023
California Building Code standards (Title 24 of the California Administrative Code), which requires a minimum
percentage of units in new developments to be fully accessible to the physically disabled.
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TABLE 7-38  DISABILITY BY TYPE
UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

Unin(c::glrj;r)‘c:;ated Percentage Sag:g:g,uin Percentage
pvith One or Mare Types of 18,243 11.6% 91,706 14.6%
Hearing difficulty 5,152 28.2% 23,530 25.6%
Vision difficulty 3,741 20.5% 17,409 18.9%
Cognitive difficulty 6,452 35.3% 35,339 38.5%
Ambulatory difficulty 10,398 56.9% 50,003 54.5%
Self-Care Difficulty 3,430 18.8% 19,899 21.6%
Independent Living Difficulty 7,151 39.2% 35,684 38.9%

Source: U.S. Census Bureau, 2016-2020 ACS, HCD pre-approved SJV REAP report Taking Stock.

Persons with Developmental Disabilities

A person with a developmental disability, as defined in Section 102 (8) of the Developmental Disabilities Assistance
and Bill or Rights Act (42 United States Code [U.S.C.] Section 6001(8)), is a person with a severe chronic disability
that: (a) is attributable to a mental, physical impairment, or combination of mental and physical impairments; (b) is
manifested before the person attains the age of 22; (c) is likely to continue indefinitely; (d) results in substantial
functional limitations in major life activities; and, (e) reflects the person’s need for a combination of special,
interdisciplinary, or generic care, treatment, or other services.

According to the California Department of Developmental Services 2022 Consumer Characteristics Report for
unincorporated county, there were 536 people living with a developmental disability (see Table 7-39). Of those, 321
were under the age of 17 and 215 were above the age of 18.

TABLE 7-39 DEVELOPMENTAL DISABILITIES
UNINCORPORATED SAN JOAQUIN COUNTY

Age Group Unincorporated County Percentage

Age 0-17 321 59.9%
Age 18+ 215 40.1%
Total 536 100.0%
Living Arrangements

Home of Parent/Family /Guardian 452 84.3%
Independent/Supported Living 20 3.7%
Community Care Facility 32 6.0%
Intermediate Care Facility 16 3.0%
Foster/Family Home 35 6.5%
Other 15 2.8%

Source: California Department of Developmental Services 2022, HCD pre-approved SJV REAP Report Taking Stock.
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Supplemental Security Income (SSI) is a needs-based program that pays monthly benefits to persons who are 65 or
older, blind, or have a disability. Seniors who have never worked or have insufficient work credits to qualify for Social
Security (OASDI) often receive SSI benefits. SSI is the only source of income for a number of lower-income seniors.
With the maximum monthly benefit of $914 as of 2023, SSI recipients are likely to have difficulty finding housing that
fits within their budgets since they can’t afford to pay a fixed amount of money for market-rate housing.

Table 7-40 shows SSI recipients by category in San Joaquin County in 2021. In 2021, a total of 116,600 individuals in
San Joaquin County received SSI from the federal government, representing 18.6 percent of the total San Joaquin
County population.

TABLE 7-40 SSI RECIPIENTS BY CATEGORY
SAN JOAQUIN COUNTY

_ San Joaquin County

SSI Recipients Number Percentage
Total SSI Recipients 116,600 18.6%
Retirement
Retired Workers 83,405 71.5%
Spouses 4,160 3.6%
Children 1,695 1.5%
Disability
Disabled Workers 13,625 11.7%
Spouses 225 0.2%
Children 2,530 2.2%
Age Over 65
Men 40,345 34.6%
Women 48,725 41.8%

Source: Social Security Administration, DOF 2021. HCD pre-approved SJV REAP report Taking Stock.

Persons with disabilities in San Joaquin County have different housing needs depending on the nature and severity of
the disability. Physically disabled persons generally require modifications to their housing units, such as wheelchair
ramps, elevators or lifts, wide doorways, accessible cabinetry, and modified fixtures and appliances. If a disability
prevents a person from operating a vehicle, then proximity to services and access to public transportation are
particularly important. If a disability prevents an individual from working or limits income, then the cost of housing and
the costs of modifications are likely to be even more challenging. Those with severe physical or mental disabilities may
also require supportive housing, nursing facilities, or care facilities. In addition, many disabled people rely solely on
SSI, which is insufficient for market-rate housing.

A growing number of architects and developers are integrating universal design principles into their buildings to
increase the accessibility of the built environment. The intent of universal design is to simplify design and construction
by making products, communications, and the built environment usable by as many people as possible without the
need for adaptation or specialized design. Applying these principles, in addition to the regulations specified in the
Americans with Disabilities Act (ADA), new construction in San Joaquin County could increase the opportunities in
housing and employment for everyone. Studies have shown that integrating access features into the design of new
facilities in the early conceptual stages increases costs by less than 1 percent in most developments.
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The following are the seven principles of universal design, as outlined by the Center for Universal Design:

= Fquitable Use - The design is useful and marketable to people with diverse abilities.
" Flexibility in Use — The design accommodates a wide range of individual preferences and abilities.

= Simple and Intuitive — Use of the design is easy to understand, regardless of the user's experience,
knowledge, language skills, or current concentration level.

= Perceptible Information — The design communicates necessary information effectively to the user, regardless
of ambient conditions or the user’s sensory abilities.

" Tolerance for Error — The design minimizes hazards and the adverse consequences of accidental or
unintended action.

® [ ow Physical Effort — The design can be used efficiently and comfortably with minimum fatigue.

®  Size and Space for Approach and Use — Appropriate size and space is provided for approach, reach,
manipulation, and use regardless of user’s body size, posture, or mobility.

Senior Households

Seniors are defined as persons 65 years and older, and senior households are those households headed by a person
65 years and older. Seniors have special housing needs based on factors such as age, health, self-care capacity,
economic status, family arrangement, and homeownership. Particular needs for the elderly include smaller and more
efficient housing, barrier-free and accessible housing, a wide variety of housing with health care and/or personal
services, and efficient transportation services. Various programs can help meet the needs of seniors, including, but not
limited to, congregate care, supportive services, rental subsidies, shared housing, and housing rehabilitation
assistance. For elderly people with disabilities, housing with features that accommodate disabilities can help ensure
continued independent living. Elderly with mobility/self-care limitations also benefit from transportation alternatives.
Senior housing with these accommodations increases the self-sufficiency of this population group.

Table 7-41 shows information on the number of seniors, the number of senior households, and senior households by
tenure in the unincorporated county and San Joaquin County as a whole in 2020. About 14.4 percent of the population
in the unincorporated county was 65 years or older in 2020. San Joaquin County as a whole has a lower population of
persons over 65 years (12.7 percent of the total population).

As shown in Table 7-41, in 2020, there were approximately 11,912 senior-headed households in the unincorporated
County. Because of smaller household sizes, senior households as a percentage of all households are larger than the
percentage of seniors in the population. Senior households represented 26.0 percent of all households in the
unincorporated county, compared to 22.5 percent in San Joaquin County as a whole. Senior households have a high
homeownership rate. In the unincorporated county, 82.8 percent of senior households owned their homes in 2020.
Approximately 2,048 (17.2 percent) of senior-headed households in the unincorporated county were renters compared
to 13,300 (25.6 percent) in San Joaquin County as a whole.
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TABLE 7-41 SENIOR POPULATION AND HOUSEHOLDS

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY (2020)

Unincorporated County San Joaquin County

Number Percentage Number Percentage
Total Population 153,945 100.0% 751,615 100.0%
Persons under 65 years 131,663 85.6% 655,666 87.3%
Persons 65 years and over 22,282 14.4% 95,949 12.7%
Senior-Headed Households 11,912 51,927
Owner 9,864 82.8% 38,627 74.4%
Renter 2,048 17.2% 13,300 25.6%

Source: U.S. Census 2016-2020 ACS HCD pre-approved SJV REAP report Taking Stock.

Large Families/Households

The U.S. Department of Housing and Urban Development (HUD) defines a large family as one with five or more
members. Large families may have specific needs that differ from other families due to income and housing stock
constraints. The most critical housing need of large families is access to larger housing units with more bedrooms than
a standard three-bedroom dwelling. To save for other basic necessities, such as food, clothing, and medical care, itis
common for lower-income large households to live in smaller units, which frequently results in overcrowding. Because
of high housing costs, extended families are sometimes forced to live together under one roof.

In general, housing for families should provide safe outdoor play areas for children and should be located to provide
convenient access to schools and childcare facilities. These types of needs can pose problems, particularly for large
families that cannot afford to buy or rent single-family houses, as apartment and condominium units are most often
developed with childless, smaller households in mind. Therefore, for the large families that are unable to rent single-
family houses, it is likely that these large renter households are overcrowded in smaller units. When planning for new
affordable and market-rate multifamily housing developments, the provision of three- and four-bedroom units is an
important consideration due to the likely demand for affordable, larger multifamily rental units.

Table 7-42 shows the number and share of large households in the Unincorporated County and the county as a whole
in 2020. Data availability, such as the ACS and the U.S. Census, makes it necessary to analyze data for all households,
including non-family households. As shown in the table, 9,071 households, or 19.8 percent of the total households in
unincorporated county, had five or more persons. This proportion was higher for owners (11.7 percent) than for renters
(8.1 percent) in the unincorporated county. In San Joaquin County, five or more member households made up 19.6
percent of the total households, of those, 10.7 percent were owner-occupied households and 8.9 percent were renter
households.
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TABLE 7-42 LARGE HOUSEHOLDS

SAN JOAQUIN COUNTY 20

Unincorporated County San Joaquin County
Number Percentage Number Percentage

Owner Occupied

Less than 5 Persons 24,209 52.9% 77,230 33.4%
5+ Persons 5,345 M.7% 24,840 10.7%
TOTAL 29,554 64.6% 24,428 57.7%
Renter Occupied

Less than 5 Persons 12,451 27.2% 77,230 33.4%
5+ Persons 3,726 8.1% 20,481 8.9%
TOTAL 16,177 35.3% 97,711 42.2%
All Households

Less than 5 Persons 36,660 80.2% 185,771 80.4%
5+ Persons 9,071 19.8% 45,321 19.6%
TOTAL 45,731 100.0% 231,092 100.0%

Source: U.S. Census 2016-2020 ACS, HCD pre-approved SJV REAP report Taking Stock.

Table 7-43 breaks down housing units by size in the unincorporated county and San Joaquin County as a whole. The
majority of housing units in the unincorporated county were three-bedroom housing units, making up 43.6 percent of
the housing stock, followed by two-bedroom units at 23.0 percent of the housing stock. Four-bedroom units made up
21.1 percent of housing stock and five or more bedrooms made up 4.3 percent of the housing stock. When looking at
the number of large households (9,071), the housing stock exceeds the current estimated needs for large households.

TABLE 7-43 NUMBER OF BEDROOMS

NINCORPORATED COUNTY AND SAN JOAQUIN COUNTY 2020
Unincorporated County San Joaquin County
Number Percentage Number Percentage
No bedroom 1,056 21% 35,979 2.6%
1 bedroom 2,900 5.9% 99,354 7.2%
2 bedrooms 11,342 23.0% 327,998 23.7%
3 bedrooms 21,533 43.6% 613,907 44.3%
4 bedrooms 10,425 21.1% 260,637 18.8%
5 or more bedrooms 2,109 4.3% 47,495 3.4%
TOTAL 49,365 100.0% 1,385,370 100.0%

Source: U.S. Census 2016-2020 ACS for Unincorporated County, and 2015-2019 ACS for San Joaquin County HCD pre-
approved SJV REAP report Taking Stock.

The housing needs of large households could be met by larger units with more bedrooms. To help address
overcrowding, the County has worked to develop housing opportunities for larger households to relieve overcrowding
and has promoted affordable ownership housing opportunities (e.g., first-time homebuyer and self-help housing
programs) to help renters achieve homeownership.
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Families with Single-Headed Households

According to the U.S. Census Bureau, a single-headed household contains a household head and at least one
dependent, which could include a child, an elderly parent, or non-related child. Female-headed households have
special housing needs because they are most likely either single parents or single elderly adults living on low- or
poverty-level incomes. Single-parent households with children often require special consideration and assistance as a
result of their greater need for affordable housing, accessible day care, health care, and a variety of other supportive
services. Single-parent households also tend to receive unequal treatment in the rental housing market. Moreover,
because of their relatively lower household incomes, single-parent households are more likely to experience difficulties
in finding affordable, decent, and safe housing.

Battered women with children comprise a sub-group of female-headed households that are especially in need.
According to HCD and the National Low Income Housing Coalition’s Women and Housing Task Force, the female-
headed household group is probably the group with the most extensive housing needs and is disproportionately
affected by the current housing situation. This housing need is exacerbated by a lack of adequate and affordable
childcare, which would enable the mother to pursue ways of increasing her earning capacity. With rising childcare
costs, few women in this group are able to work and care for their children at the same time.

Table 7-44 shows the number of female-headed households in the unincorporated county and San Joaquin County as
a whole in 2020. As shown in the table, there were 8,943 female-headed households in the unincorporated county,
representing 19.6 percent of all households. Of those, 3.9 percent were households with children under 18. The county
as a whole had a slightly higher percentage, at 25.1 and 5.8 percent, respectively.

TABLE 7-44 FEMALE-HEADED HOUSEHOLDS

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY (2020)

Unincorporated County | San Joaquin County

Type of Household
Number | Percentage | Number | Percentage

Total Households 45,731 231,092

Total Female Householders 8,943 19.6% 58,087 25.1%
Female Households living alone 4,3314 9.5% 27,015 11.7%
Female Households with own children under 18 1,784 3.9% 13,427 5.8%
Female Households with relatives, no own o o
children under 18 years 2,326 5.1% 15,196 6.6%
Female Households with only nonrelatives 502 11% 2.449 11%

present
Source: U.S. Census 2016-2020 ACS, HCD pre-approved SJV REAP report Taking Stock.
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To meet the childcare needs of single-parent households, as of September 2023, there are 39 licensed childcare
facilities in San Joaquin County, according to the California Department of Social Services Community Care Licensing
Division (see Table 7-45). The overwhelming majority of these facilities are in Stockton, which has 18 of the 39
facilities. There are three licensed childcare facilities in the Unincorporated County, three in French Camp, and one
in Mountain House. The licensed childcare facility in Mountain House provides childcare services for up to 49 children,
whereas the three licensed childcare facility in French Camp together provide childcare services for up to 50 children.

TABLE 7-45 LICENSED CHILDCARE FACILITIES
SAN JOAQUIN COUNTY

Facility Name Location Capacity
Academy of Child Development and Amore French Camp 4
Achievers Stockton 8
Adelita Migrant Child Development Center Lodi 30
Artessi |l Migrant Infant Child Care Center French Camp 16
Artessi Il Migrant Infant Child Development Center French Camp 30
Bizzy Beez Academy Tracy 18
CAP Early Head Start Program- St. Mary’s Stockton 24
CAP Kern Early Head Start Program - California's ST. Stockton 24
CAP Kern Early Head Start Program - Chrisman Tracy 24
CAPC - Building Futures Academy 1 Stockton 16
CAPC - SBS IW Stockton 27
CAPC - School for Adults Stockton 15
CAPC - Stein Tracy 14
Casa de Esperanza Stockton 24
Creative Kids Early Care and Learning Center Manteca 8
Don Avenue Early Care and Learning Center Stockton 12
El Concilio Preschool and Infant Center Stockton 19
El Concilio Preschools Stockton 30
First Baptist Child Development Center Escalon 8
Genius Kids Tracy Tracy 21
Gianone EHS Child Development Center Stockton 16
Hansel and Gretel Day Care Center Manteca 12
Kindercare Learning Center - Grantline Tracy 36
Kindercare Learning Center - Mariners Stockton 36
La Petite Academy - Lodi Lodi 24
Lathrop EHS Child Development Center Lathrop 24
Little Strivers Academy Inc. Manteca 18
Lodi Day Nursery School Lodi 24
Marci Massei Child Development Center Stockton 24
Merryhill School - Trinity Stockton 40
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TABLE 7-45 LICENSED CHILDCARE FACILITIES
SAN JOAQUIN COUNTY

Facility Name Location Capacity
Ninas Early Learning and Child Care Center Stockton 54
Previous Memories Childcare Stockton 20
Redrose Montessori School Mountain House 49
Ruthie Keener Early Care and Learning Center Stockton 27
Tam O'Shanter Early Care and Learning Center Stockton 12
Tender Loving Care Tracy 8
Tender Loving Care Tracy 16
Tiny Tots Academy Manteca 16
Zion Child Care Center Lodi 36

Source: California Department of Social Services Community Care Licensing Division, 2023.
Extremely Low-Income Households

Extremely low-income households are defined as those households with incomes under 30 percent of the County’s
median income. Extremely low-income households typically consist of minimum wage workers, seniors on fixed
incomes, the disabled, and farmworkers. This income group is likely to live in overcrowded and substandard housing
conditions. This group of households has specific housing needs that require greater government subsidies and
assistance, housing with supportive services, SRO units, shared housing, and/or rental subsidies or vouchers. In
recent years, rising rents, higher income and credit standards imposed by landlords, and insufficient government
assistance has exacerbated the problem. Without adequate assistance, this group has a high risk of homelessness.

For a family of four in San Joaquin County, a household making $30,000 or less in 2023 is considered an extremely
low-income household (based on HUD State income limits). Table 7-46 shows the number of extremely low-income
households and their housing cost burden for both the unincorporated county and San Joaquin County as a whole. As
shown in the table, there were 4,030 extremely low-income households in the unincorporated county, making up 8.8
percent of the total households. When looking at extremely low-income households in the unincorporated county
overpaying, 73.9 percent were overpaying, and 66.1 percent were severely overpaying. This is similar to the county, with
80.2 percent overpaying and 71.7 percent severely overpaying. When looking at tenure for extremely low-income
renters in the unincorporated county, 73.1 percent were overpaying, compared to 75.1 percent of owners overpaying.
In the unincorporated county, 75.1 percent of renters were overpaying and 65.9 percent were severely overpaying.
Regarding extremely low-income owners, 73.1 percent were overpaying and 66.3 percent were severely overpaying.
When looking at tenure for extremely low-income renters in San Joaquin County as a whole, renters were overpaying
at a much higher rate than owners. In San Joaquin County, 81.5 percent of renters and 76.7 percent of owners were
overpaying.
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TABLE 7-46 HOUSING COST BURDEN
EXTREMELY LOW-INCOME HOUSEHOLDS OVERPAYING

UNINCORPORATED COUNTY AND SAN JOAQUIN COUNTY

Owner | Percentage | Renter | Percentage Hou.l::::ﬂ ds Percentage
%’fsrf g 0% | 1255 751% | 1725 73.1% 2,980 73.9%
(Sggsetrgﬁg;’r?;%afgno%b y | 1100 65.9% | 1,565 66.3% 2,665 66.1%
County ELI Housetolds | 670 ~| 2360 - 4,030 -
chjgfgﬁr’;%ned Js0%) | 4950 76.7% | 13,810 81.5% 18,760 80.2%
(Sgg;“;'gr‘jgg;gazg”o%& | 42 66.5% | 12,480 73.6% 16,775 71.7%
County EL1 Households | 645 - | 16950 - 23405 -

Source: Comprehensive Housing Affordability Strategy (CHAS) 2014-2018. Note, a household can fall into both the
overcrowded and severely overcrowded categories.
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7.3 ASSESSMENT OF FAIR HOUSING

AB 686 requires that all housing elements due on or after January 1, 2021, contain an Assessment of Fair Housing
(AFH) consistent with the core elements of the analysis required by the federal Affirmatively Furthering Fair Housing
(AFFH) Final Rule of July 16, 2015. Under California law, AFFH means “taking meaningful actions, in addition to
combating discrimination, that overcome patterns of segregation and foster inclusive communities free from barriers
that restrict access to opportunity based on protected characteristics.”

California Government Code Section 65583(10)(A)(ii) requires local jurisdictions to analyze racially or ethnically
concentrated areas of poverty, disparities in access to opportunity, and disproportionate housing needs, including
displacement risk. This section is organized by fair housing topics. Strategies to address the identified issues are
included throughout the section. Through discussions with housing service providers, fair housing advocates, and this
AFH, San Joaquin County identified factors that contribute to fair housing issues. These contributing factors are in
Table 7-47, Factors Contributing to Fair Housing Issues, with associated actions to meaningfully affirmatively
further fair housing related to these factors. Additional programs to affirmatively further fair housing are included in Part
2, Policy Document, of this Housing Element.

This section also includes an analysis of the Housing Element’s sites inventory compared with fair housing factors. The
location of housing in relation to resources and opportunities is integral to addressing disparities in housing needs and
opportunity and to fostering inclusive communities where all residents have access to opportunity. This is particularly
important for lower-income households. AB 686 added a new requirement for housing elements to analyze the
distribution of projected units by income category and access to high resource areas and other fair housing indicators
compared to citywide patterns to understand how the projected locations of units will affirmatively further fair housing.

The named unincorporated communities discussed in this analysis include both CDPs, as defined by the 2020 Census,
and smaller communities that were defined as part of the County's 2035 General Plan. Because these areas are
unincorporated, these boundaries do not necessarily agree between the Census and the General Plan; as such, within
the analysis, the boundaries of the communities are discussed using the most inclusive or largest boundary area
available to ensure appropriate coverage of unincorporated communities. These boundaries are mapped in Figure 7-
6, Unincorporated Communities in San Joaquin County.
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FIGURE 7-6 UNINCORPORATED COMMUNITIES IN SAN JOAQUIN COUNTY
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Local History

San Joaquin County is one of the original established counties in the state and has a complex history. It is at the north
end of the vast San Joaquin Valley in California’s Central Valley. The land is known for its rich soil and wetlands from
the river delta. The county is named after the San Joaquin River that flows through the area from the Sierra Nevada to
the Suisun Bay. These lands and the climate create a suitable environment for the large agricultural industry of the
county and the larger San Joaquin Valley that is the largest agricultural producer in the nation. San Joaquin County
has had various fluctuations in population and industrial growth but, like the broader valley, has significant levels of
poverty and unemployment. Current trends support the continued growth of the county area but also demonstrate new
and existing inequities prominent of the area.

San Joaquin County was originally populated by the Miwok and Yokuts native peoples. Various tribes within these
groups lived throughout the area and ate local nuts, fruits, fish, and animals. In the late eighteenth century and early
nineteenth century, missions from Spanish Catholic pioneers sent expeditions inland.2 An expedition from San Jose
resulted in a Lieutenant finding the San Joaquin River and giving it its current name. Additionally, fur trapping
expeditions from Missouri explored the areas.! These groups developed friendly and contentious relationships with the
native tribes, eventually displacing and killing many.

Land grants before and during the Mexican-American War established ownership of major areas in the county. This
included the first city of Stockton. The county was established in 1850 as California became part of the United States
at the end of the war, and Stockton incorporated that same year." Around this same time, gold was found in areas
slightly above the county, resulting in thousands of people moving to Stockton and surrounding county areas.1,3
Stockton developed as a successful inland port providing commerce to the county and broader Central Valley. The
huge population influx included people from northern and eastern American states, southern Latin countries, and
China. The new residents clashed and often attacked native peoples, ultimately displacing most of the remaining
tribes.1,2 Many prospectors did not find substantial gold, leaving few in the area to profit from the craze.

Once the gold economy slowed, the main industry of the county became agriculture, mostly including various grapes,
fruits, and nuts. The position of Stockton as a center for commerce and transportation of the Valley encouraged
development of canning and manufacturing industries. The flat geography of the region supported the vast
development of railroad lines. These positioned Stockton as a connector to Sacramento, the state capital slightly
positioned north of the county, and to ports in the Bay Area directly west opposite the Diablo Mountains. The tracks
also helped to connect remote areas of the county and Valley to support the export of agricultural products. New
communities emerged along the railroad, including Tracy, which is now the second-largest city in the county.

Discrimination against Chinese and Hispanic immigrants forced them to perform arduous work in poor conditions.
Immigrant populations had grown substantially due to foreign unrest and the prospect of gold. Stockton’s Chinatown
became the third largest in California. Many immigrants were only able to work difficult jobs in agricultural fields and on
railroad lines. The large workforce and minimal wages contributed to the rapid growth of these industries. Discriminatory

2 Tinkham, G. H. (1923). History of San Joaquin County, California. Internet Archive.
https://archive.org/stream/historyofsanjoaq00tink/historyofsanjoaqQ0tink_djvu.txt

3 LearnCalifornia.org. (2011). California Gold Rush, 1848-1864. LearnCalifornia.org.
http://www.learncalifornia.org/doc.asp?id=118

4 Abood, M. (2014). San Joaquin Valley Fair Housing and Equity Assessment. Smart Valley Places. https://www.frbsf.org/wp-
content/uploads/sites/3/SJV-Fair-Housing-and-Equity-Assessment.pdf
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laws prevented these immigrants from buying property or living in certain areas. This often resulted in the construction
of shanty communities on the fringes of cities without basic infrastructure. In the early twentieth century, significant
Japanese, Filipino, and Indian populations moved to the county for work and were subject to the same discriminatory
housing practices.3

The Great Depression and the concurrent Dust Bowl compelled thousands of people to migrate largely from the plains
to California, creating another sudden influx of residents in San Joaquin County. Struggling agricultural industries
discriminated against newcomers resulting in more informal, often dangerous, camps at the fringes of communities.®
During the Depression, living and work conditions worsened. Additional stress from migrants and low wages resulted
in the Stockton cannery strike and riot in 1937.5 During World War Il, the Stockton Assembly Center was built on the
San Joaquin County Fairgrounds in Stockton to intern Japanese Americans from throughout the county. Over 4,000
people were detained in the assembly center before being relocated, mostly to Rohwer internment camp in Arkansas.®
The removal of Japanese communities from the county created a shortage in the agricultural workforce. The federal
government passed the Emergency Farm Labor Relief program in 1942, which allowed temporary migrant workers
from Mexico to come to America to support agricultural work.> Many of these migrant workers would settle in the
abandoned labor camps built by interned Japanese residents or former Dust Bowl migrants that had settled into
manufacturing jobs or joined the military.

The growing Latino communities, established Asian communities, and Dust Bowl-era Black communities were mostly
segregated to rural areas and disadvantaged sides of cities. Broad housing development of the twentieth century
compelled middle- and upper-class households to move from the city centers to suburban neighborhoods, reducing
the urban tax base and the ability to revitalize stressed communities.? Post-war construction and affordable home loans
were not made accessible to minority communities through discriminatory lending and “redlining”, the practice of
denying financial services to residents of neighborhoods with majority Black populations. These divisions created a
greater inequality in living conditions. Minority communities then often became the target of demolition during urban
renewal projects such as highway development.? In these years, rural communities saw growing minority populations
but received limited financial support. Schools and housing were severely stressed, and reports encouraged full
reconstruction rather than remodeling once funding could be obtained.”

More affluent suburban neighborhoods and growing small communities have continued to attract residents to San
Joaquin County. High costs of living and housing prices have also compelled coastal residents to move to the county.
Despite higher levels of poverty and unemployment, the large agricultural and manufacturing industries have grown
and attracted workers. Major innovations for tractors and farming equipment were developed in the area.

Some small communities enacted legislation to slow the growth. In 2000, the City of Tracy voted in Measure A, which
caps the average housing construction starts permitted each year.8 Stockton, due to relatively low cost of living yet
abundant suburban construction, was one of the fastest-growing communities in the country at the turn of the century.

5Rose, G. A. (1972). The March Inland: The Stockton Cannery Strike of 1937: Part I. Southern California Quarterly, 54(1), 67-
82. https://doi.org/10.2307/41170339

6 Niiya, B. (2021). Stockton (Detention Facility). Densho Encyclopedia.
https://encyclopedia.densho.org/Stockton%20(detention%20facility).

7 Moss, D. E. (1953). A Study of School Housing Facilities in Small Rural School Districts of San Joaquin County. University of
the Pacific, Thesis. https://scholarlycommons.pacific.edu/uop_etds/1215

8 Brownne, B. (2019). Proposed Measure would seek to end Tracy’s Slow-Growth Law. Tracy Press.
https://www.ttownmedia.com/tracy_press/news/proposed-measure-would-seek-to-end-tracy-s-slow-growth-law/article_70784cfc-
8e3b-11€9-9a79-93554814d47b.html
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However, Stockton and surrounding communities were victims of subprime lending processes that led to the housing
crisis and Great Recession. Inflated housing values collapsed, and many households lost jobs, which resulted in
Stockton having the highest foreclosure rate in the country.®

Small towns and rural areas still face distressed conditions. Poverty and unemployment are still relatively high in the
county. However, San Joaquin County has less distressed communities than much of the other counties in the Valley.
Additionally, the soaring cost of living in coastal communities, such as the Bay Area, have encouraged continued
movement to the county. Some new housing is even built and purchased so quickly that it is located in potential flood
hazard areas.'® New residents may be winning new jobs over existing residents, and historic discrimination has
influenced existing racially concentrated areas of poverty displaying a need for affordable housing in high-resource
areas.!

Local Outreach

Community stakeholders have identified multiple barriers to adequate fair and affordable housing in San Joaquin
County. Multiple stakeholders provided input as part of the Housing Element outreach process, including
representatives from:

®  Building Industry Association of the Greater Valley (BIA)

= (Central Valley Low Income Housing Corporation (CVLIHC)
®  Housing Authority of San Joaquin County (HACSJ)

®  San Joaquin Fair Housing (SJFH)

= STAND

®  Visionary Home Builders of California (VHB).

There was consensus that there is a large and growing need for affordable housing. CVLIHC identified that the housing
market is unaffordable for both renters and owners. This is caused by several factors. BIA, SJFH, STAND, and VHB
identified that construction costs have drastically risen, which reduces development of all housing, including designated
affordable housing. SJFH noted that there has been significant in-migration of residents from the San Francisco Bay
Area, which has increased demand for housing and in turn has reduced the affordable housing supply. STAND also
identified that there is now a competitive home-flipping market, which rehabs homes and sells them for a profit. This
has also lessened the affordable housing supply. There are extensive homes that are suitable to rehab and flip because
the housing stock is old and has not been updated sufficiently with new development. HACSJ recognizes that much of
the housing supply was built between the 1950s and the 1980s. According to HACSJ, SJFH, and STAND, housing
conditions are often not good or livable because owners have not made necessary updates.

9 Christie, L. (2007). California Cities Fill Top 10 Foreclosure List. CNN Money.
https://money.cnn.com/2007/08/14/real_estate/California_cities_lead_foreclosure/index.htm

10 Fridirici, R. (2008). Floods of People: New Residential Development into Flood-Prone Areas in San Joaquin County, California.
Natural Hazards Review, 9(3). https://doi.org/10.1061/(ASCE)1527-6988(2008)9:3(158)

" Avalos, A. (2010). Migration, Unemployment, and Wages: The Case of the California San Joaquin Valley. Contemporary
Economic Policy, 28(1), 123-135. https://doi.org/10.1111/j.1465-7287.2009.00159.x
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San Joaquin County General Plan

The lack of affordable housing is also due to insufficient support for programs. According to HACSJ, there are just over
5,000 people using the federal Section 8 program for housing with a subsidized rent but almost 5,000 people are also
on the waiting list for this program because not enough units participate. CVLIHC noted that there are also funding and
staff shortages for homeless facilities and housing-first programs. Multiple organizations identified that funding for these
programs that increased during the COVID pandemic are now decreasing.

Affordable housing shortages reduce bargaining power for renters. SJFH shared that the most common fair housing
issues are repair issues, discrimination, illegal notices, and retaliation from landlords. STAND also recognized that
landlords have refused to install accessibility features such as ramps that allow persons with disabilities to access
available affordable housing. Other groups also struggle to find access to affordable housing, according to HACSJ.
They identified that there is high demand for affordable multifamily housing near agricultural land for farmworkers. They
have said that only 69 of the Section 8 units are in the unincorporated county. Seniors and veterans struggle to access
affordable housing, and they also have an increased demand in unincorporated areas. Many seniors and veterans
have demand for smaller, one-bedroom units that have limited supply. Senior housing especially, which can include
healthcare facilities and additional programming, are limited so there is less turnover for these units. This creates limited
access for small families but HACSJ and STAND also recognized that larger families struggle to find affordable three-
and four-bedroom units.

Several issues are identified as preventing more housing development and broader affordability. BIA claimed that the
public can have a negative perception of affordable housing development, although VHB recognized that the COVID
pandemic has increased awareness for the need of affordable housing. VHB, along with STAND, identified that
construction costs have risen and there is limited funding for development, purchasing, or rehabilitation. They also
recognized that local jurisdictions have some restrictive regulations that hinder broader housing development.

Land Use Patterns

As shown in Figure 7-7, General Plan Land Use, much of the unincorporated area of the county is designated for
agricultural use, which is typical for other counties in the Central Valley, and for open space in the areas, including and
immediately adjacent to the San Joaquin River and its tributaries. Many of the more rural unincorporated communities
also have primarily agricultural land use designations and consistent zoning, which lends itself to much lower-density
housing. Lower-density residential and rural designations are also typical in the Spheres of Influence (SOIs) of Tracy,
Manteca, Ripon, and Escalon. Because of the high percentage of land with these designations throughout the county,
there is not a correlation between these land uses and areas with high rates of renter or homeowner housing cost
burden.

The unincorporated county has very few areas designated for higher-density residential land use, and all are in the
Stockton SOI or within the Mountain House community. Commercial areas, which permit multifamily housing at
densities that can facilitate the development of affordable housing, are widely distributed throughout unincorporated
communities and are often situated in central areas of the community.

Small areas of the unincorporated county are designated for industrial uses, but these are typically at the periphery of
communities and are not only concentrated in areas in close proximity to lower-income communities. However, the
community of August does have significant areas of industrial land uses and is a lower-income community with a
moderate rate of households with incomes under the poverty line.
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FIGURE 7-7 GENERAL PLAN LAND USE
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TCAC Opportunity Area Designation

Since 2017, the California Tax Credit Allocation Committee (TCAC) and HCD have developed annual maps of access
to resources such as high-paying job opportunities; proficient schools; safe and clean neighborhoods; and other healthy
economic, social, and environmental indicators to provide evidence-based research for policy recommendations. This
effort has been dubbed “opportunity mapping” and is available to all jurisdictions to assess access to opportunities
within their community.

The TCAC/HCD Opportunity Maps can help to identify areas in the community that provide strong access to opportunity
for residents or, conversely, provide low access to opportunity. The information from the opportunity mapping can help
to highlight the need for Housing Element policies and programs that would help to remediate conditions in low-
resource areas and areas of high segregation and poverty and encourage better access for lower-income households
and communities of color to housing in high-resource areas. TCAC/HCD categorized census tracts into high-,
moderate-, or low-resource areas based on a composite score of economic, educational, and environmental factors
that can perpetuate poverty and segregation, such as school proficiency, median income, and median housing prices.
The TCAC/HCD Opportunity Maps use a regional index score to determine categorization as high, moderate, and low
resource. Census tract and neighborhood boundaries don't exactly align with City boundaries, so some areas
discussed may cover both incorporated and unincorporated communities.

Areas designated as “highest resource” are the highest-scoring census tracts in the region, falling within the 0 to 20th
percentile. It is expected that residents in these census tracts have access to the best outcomes in terms of health,
economic opportunities, and education attainment. Census tracts designated “high resource” score in the 21st to 40th
percentile compared to the region. Residents of these census tracts have access to highly positive outcomes for health,
economic opportunities, and education attainment. “Moderate resource” areas are in the 41st to 70th percentile, and
those designated as “moderate resource (rapidly changing)” have experienced rapid increases in key indicators of
opportunity, such as increasing median income, home values, and an increase in job opportunities. Residents in these
census tracts have access to either somewhat positive outcomes in terms of health, economic opportunities, and
education attainment; or positive outcomes in a certain area (e.g., score high for health, education) but not all areas
(e.g., may score poorly for economic attainment). Low-resource areas score above the 70th percentile and indicate a
lack of access to positive outcomes and poor access to opportunities. The final designation is “high segregation and
poverty.” These are census tracts that have an overrepresentation of people of color compared to the county as a
whole, and at least 30.0 percent of the population in these areas is below the federal poverty line ($30,000 annually for
a family of four in 2023).

As seen in Figure 7-8, TCAC/HCD Opportunity Areas, 2023, San Joaquin County has several spatial concentrations
of opportunity area designations. North of Stockton, the areas near Morada, the majority of Lincoln Village, and the
southwestern half of the Woodbridge area were designated as being in the highest resource areas. The area
surrounding the Dogtown community was also designated as being a highest-resource community. The community of
Clements is split between census tracts with highest-resource and moderate-resource designations. Acampo, Coopers
Corner, Collierville, the northern part of Lockeford, and northeastern half of Woodbridge were designated as being high
resource areas, as was a small part of Lincoln Village. The remainder of Lockeford and the community of Victor were
designated as moderate-resource areas.
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To the south and east of Stockton, unincorporated communities in close proximity to the city were predominantly
identified as low resource or areas of high segregation and poverty, including Waterloo, Noble Acres, Garden Acres,
Taft Mosswood, French Camp, and most of Glenwood (all low resource), Kennedy (divided between low resource and
high segregation and poverty), and August (divided between moderate and high segregation and poverty). Farther
away from the city, TCAC designations in the unincorporated county were predominantly high resource, including the
communities of Linden, Peters, and Farmington with some highest-resource areas near the border with Stanislaus
County.

Most of the unincorporated land to the west and northwest of Stockton is considered low resource, with the exception
of the Country Club community, which is divided between low- and moderate-resource designations. To the southwest,
the Mountain House area was designated as being a highest-resource area, as is the Lammersville community. The
unincorporated area surrounding the City of Tracy is predominantly a high-resource area, including the communities
of Chrisman, Banta, and Stoneridge, with a section in between Tracy and Manteca designated as moderate resource.
This moderate-resource area includes the communities of New Jerusalem and Vernalis.

The TCAC designations assigned to unincorporated areas of San Joaquin County continue regional patterns.
Unincorporated areas between Modesto and Manteca tended to be given high and highest resource designations, as
did the more mountainous areas east of Stockton immediately over the border in Calaveras and Amador Counties, and
the parts of Sacramento County that include Herald and Clay, just adjacent to San Joaquin County. To the west and
northwest of the county, low resource designations continued beyond San Joaquin County's borders to adjacent
unincorporated communities in Sacramento and Contra Costa Counties.
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FIGURE 7-8 TCAC/HCD OPPORTUNITY AREAS, 2023
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Areas of Concentrated Poverty and Affluence
Areas of High Segregation and Poverty

As previously discussed, areas designated by TCAC as being areas of “high segregation and poverty” (HS&P) are
census tracts with an overrepresentation of people of color compared to the county as a whole, and at least 30.0
percent of the population in these areas is below the federal poverty line ($30,000 annually for a family of four in 2023).
As shown in Figure 7-9, Areas of High Segregation and Poverty, 2023, the three unincorporated census tracts in
San Joaquin County that were designated areas of HS&P are adjacent to Stockton city limits. Approximately half of the
unincorporated community of August is considered a HS&P area, specifically the area surrounding the community's
industrial areas and primary commercial corridors. The northwest side of the community of Kennedy is also considered
an HS&P area, though this census tract also includes an area within the City of Stockton. This Census tract includes
rail facilities and industrial uses in addition to residential uses, so may be a less desirable area that is more affordable
to lower-income households. There is also an HS&P census tract on the southeast side of Stockton that includes a
very small unincorporated section, though the majority of that census tract is within the city limits.

Other HS&P areas in San Joaquin County are within Lodi and Stockton. Each of these areas is predominantly made
up of older, smaller housing units that are likely more affordable to lower-income households due to this combination
of age and size. The HS&P area in Lodi is made of two census fracts that are in close proximity to a highway and both
commercial and industrial uses, which may also drive higher-earning households to seek other areas of the city. The
HS&P area within Lodi also has the City’s highest concentration of rental housing and of multifamily housing, which
may cause a concentration of lower-income households in the area’2. Two small portions of this census tract are within
the unincorporated County area, one is an unincorporated island within Lodi city limits and one along the east edge of
the city on East Kettleman Lane.

Within the City of Stockton, lower-income households tend to be concentrated in the southern areas of the city, due to
historical practices of redlining as well as the presence of major transportation routes, industrial facilities, and
nonresidential uses in this area. This demographic concentration extends beyond the city limits and into the
unincorporated areas that immediately surround it. Additionally, the City of Stockton has historically been very diverse
due to its regional commercial importance and subsequent draw of population from diverse communities, and this
diversity extends into the unincorporated areas immediately adjacent to the city.

There are no HS&P areas immediately surrounding San Joaquin County. Several areas within Modesto and
surrounding communities were given this designation, as were several areas in Sacramento and several
unincorporated communities immediately surrounding Sacramento.

As is shown in Table 7-46A, in the August area, the median household income in Census Tract 17, which is considered
a HS&P area, are higher than in neighboring Tract 15.02, which is considered a moderate resource area. Both tracts
have similar percentages of residents that have a racial or ethnic identify other than White, Non-Hispanic (83 percent
in Tract 17 compared to 83.8 percent in Tract 15.02). Rates of cost burden among renter and homeowner households
are both higher in Tract 17 than in Tract 15.02, as a rates of rates of overcrowding. Higher rates of renter overpayment
may be related to the slightly lower rate of housing units that are renter-occupied within Tract 17 compared to Tract

12 City of Lodi 2023-2031 Housing Element Update. (2024).
https://planlodi.com/images/docs/LDHEGP_HE_Adopted_2024_03_27_RL-clean.pdf
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15.02. The majority of homes in both tracts are in buildings with four or fewer units, and single-family detached homes
are the most common home type in both tracts. Each tract has some vacant properties, but mostly moderate housing
conditions and generally older housing. Tract 17 has a larger share of homes that are in need of repair compared to
Tract 15.02. Conditions in both tracts have only seen nominal changes in recent years. Tract 17 has sidewalks along
three major streets (Waterloo Road, Cherokee Road, and Filbert Street south of Cherokee Road) and near the entrance
to August Elementary School. In tract 15.02 sidewalks are available on Sanguinetti Lane north of Wilson Lane and on
non-contiguous segments of Wilson Way. Additionally, there are two neighborhoods within this census tract that have
sidewalks, one located on the southwest side of the tract and one located on the northwest side of the tract. This
suggests that conditions between the two tracts are mostly similar and that infrastructure may be better in the area of
High Segregation and Poverty, though more houses are in need of repair in this area. As of December 2024, there are
no planned infrastructure projects in either tract, but the County recently secured a Caltrans Planning Grant for
Sustainable Communities to study the unincorporated areas in census tracts 15.02 and 17 to determine multimodal
needs for the community and establish a funding and prioritization plan for future projects. Additionally, the County was
recently awarded an ATP grant to construct sidewalks and bicycle lanes in Tract 15.02 along Alpine Ave between
Sanguinetti Ln and Wilson Way, along Mistletoe Ave between Sanguinetti Ln and Wilson Way, and along the west side
of E St between Alpine Ave and Mistletoe Ave.

In the area on the southeast edge of Stockton, Tracts 20 and 22.02 are considered HS&P areas. Tract 20 includes
parts of Stockton as well as unincorporated areas near the Garden Acres community. Tract 22.02 also includes parts
of Stockton along with part of the unincorporated community of Kennedy. In between the two tracts is Tract 21, which
is considered a low resource areas. The two HS&P areas have lower median household incomes than Tract 21, but
similar percentages of residents that have racial or ethnic identities other than White, Non-Hispanic or Latino. All three
tracts have similar rates of renters overpaying for housing, and tracts 20 and 21 have similar rates of overcrowding and
homeowner cost burden. Tracts 20 and 21 have similar rates of renter-occupied housing, though the rate of renter-
occupied housing is higher in Tract 22.02. In all three tracts, most housing units are in buildings with four or fewer units,
with older single-family homes being the primary home type. In all three tracts, housing conditions are mostly good,
but with a need for repairs throughout the area. Conditions have changed only nominally in all three tracts in recent
years, though there has been some recent single-family home construction in Tracts 21 and 22.02. In Tract 20,
sidewalks are primarily available in areas within the City. There are sidewalks in Tract 22.02, but not throughout the
entire tract. Two of three major corridors in this area, B St and Eighth St, have sidewalks on both sides throughout.
10th St, which connects to both Van Buren Elementary on the west and Hamilton Elementary on the east, also has
sidewalks on both sides. Similarly, in Tract 21, there are sidewalks in some areas but not throughout the entire tract.
Though there are some minor differences between the three tracts, conditions between the two HS&P tracts and one
low-resource tract are generally similar in terms of quality of life and housing conditions. As of December 2024 there
are no planned infrastructure projects in Tract 20, but the County recently secured an ATP Grant to study multiple
unincorporated areas throughout the County to determine pedestrian needs in areas adjacent to Cities such as this,
and establish a funding and prioritization plan for future projects. The streets south of Charter Way and Dr. MLK Jr.
Boulevard (Tract 20) are included in this study. In Tract 22.02, phase 4 of the South Stockton Sidewalks Project,
currently set for construction in April 2026, will add sidewalks to several streets in the area. In addition, the County
recently secured a Caltrans Planning Grant for Sustainable Communities to study the unincorporated areas in census
tracts 21, 22.02 and the western part of 28 to determine multimodal needs for the community and establish a funding
and prioritization plan for future projects. This study will be completed by April 2025.
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In Lodi, two unincorporated areas are within Tract 44.04, which mostly covers parts of the City of Lodi. This tract is a
HS&P tract. Tract 41.07, which is a large unincorporated area to the east and south of Lodi, is considered a highest
resource tract as of the 2023 TCAC/HCD analysis. The median household income in Tract 41.07 is notably higher than
in Tract 44.04, though the median household income in both tracts is lower than that of the county as a whole. A higher
percentage of residents in Tract 44.04 are renters, and a higher percentage have racial or ethnic identities other than
White, Non-Hispanic or Latino. Tract 44.04 has higher rates of overcrowding and cost burden among both renters and
homeowners than Tract 41.07. The majority of housing units in each tract are in buildings with four or fewer units,
though as a more rural area, Tract 41.07 also has a higher rate of mobile or manufactured homes. Housing conditions
in Tract 44.04 are mostly good, including some newer housing, and housing conditions are moderate in Tract 41.07.
Changes in both tracts have been nominal in recent years, though there has been some new construction in Tract
44,04, Tract 44.04 has sidewalks throughout, while Tract 41.07 does not, due to its more rural character. This suggests
that the more urban nature of Tract 44.04 means that residents have more access to infrastructure such as sidewalks
than their more rural neighbors do, and that housing conditions in the HS&P area are generally good, but due to lower
incomes in the community, there are still challenges with housing cost burden and overcrowding.
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TABLE 7-46A SUMMARY OF CONDITIONS IN AREAS OF HIGH SEGREGATION
AND POVERTY AND NEARBY TRACTS

of Lodi

G 7 Percent of e O Percent of Percent of
Median Residents . Homes in Percent of
TCAC AR Units oy Renter Homeowner
Census . . Household | Not “White, Buildings Households
Community Opportunity Renter- h Households Households
Tract Income Non- . with1to4 | Overcrowded . .
Area (2023) n T Occupied . Overpaying Overpaying
(2021) Hispanic (2021) Units (2021) (2021) (2021)
(2021) (2021)
August Area
. High
South side of .
17 August Segregation $48.673 83 51.3 87.8 13.2 52.8 43.0
and Poverty
North side of
15.02 Augustand other | Moderate $42,024 83.8 60.7 82.1 9.6 487 28.7
unincorporated Resource
areas
Garden Acres/Kennedy Area
Part of Stockton High
20 and area adjacent Segregation $38,357 91.8 48.9 88.7 12.0 63.4 37.4
to Garden Acres and Poverty
Part of Kennedy High
22.02 and adjacent area Segregation $40,152 97.6 62.4 95.4 17.6 63.4 56.0
of Stockton and Poverty
Part of Kennedy
21 and other Low $43,594 93.4 443 84.1 15.3 66.3 39.9
unincorporated Resource
areas
Lodi Area
Mostly within Lodi,
plus two small High
44.04 unincorporated Segregation $39,188 86.5 69.0 73.4 18.8 59.0 38.0
areas adjacent to and Poverty
Lodi
Unincorporated Highest
41.07 area south and east R 9 $61,774 65.7 31.8 77.9 1.7 31 30.8
esource

Source: TCAC/HCD, 2023; American Communities Survey, 2017-2021; County of San Joaquin, 2024
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Racially Concentrated Areas of Affluence

Where the HS&P areas reflect concentrations of poverty, HCD has developed an alternative metric focused on areas
of Racially Concentrated Areas of Affluence (RCAAs). An RCAA is defined as a tract in which the percentage of a
population tract that identifies as White is 1.25 times higher than the percentage that identifies as White in the entire
Council of Governments (COG) region (also called the Location Quotient), and where the median income is at least
1.5 times greater than the COG AMI.

As shown in Figure 7-10, Racially Concentrated Areas of Affluence, 2019, there are several RCAAs within San
Joaquin County, both in incorporated and unincorporated areas. A large area south of Mountain House, which includes
the southern edge of the City of Tracy and the unincorporated community of Chrisman, is an RCAA. The majority of
this area is very sparsely populated, but it does include the higher-income Tracy Hills neighborhood, which is likely the
primary driver of its RCAA status. Newer large, single-family housing development in Tracy has tended to be in the
south side of the city, which may influence demographics in this tract to be higher income, as these housing types tend
to be more expensive. In the unincorporated area south of Tracy, recent development has tended to be on existing lots
of record, which tend to be larger, rather than being subdivided through the creation of new parcel and tentative maps.
Zoning in the unincorporated areas of this tract is agricultural, which has a larger minimum lot size than residential
zones and can contribute to the cost of housing in this area, encouraging a concentration of higher-income households.
There are a small number of areas in the unincorporated portion of this tract that are likely to have a concentration of
higher-income households, including the Durham Ferry Road, Bird Road, and South Chrisman Road areas on the east
side of the tract. Another RCAA includes some sparsely populated unincorporated areas as well as the north side of
the City of Ripon, an area with predominantly large, single-family homes and some agricultural uses. The majority of
the population of this census tract is within Ripon, which likely contributes heavily to the demographic profile of this
tract, as Ripon is predominantly a high-resource area per the TCAC/HCD opportunity area designation, and a high-
income area. Within the unincorporated area, land uses are predominantly agricultural, and any residential
development is sparce and on large lots. The Tracy and Ripon areas both also have strong public school systems,
according to standardized test scores reported by the Department of Education’s School Dashboard, which may
increase demand for housing in this area among higher-income households. Two census tracts along the edges of
Lodi are considered RCAAs, one on the north side adjacent to Woodbridge and on the western edge of the city. The
west Lodi RCAA tract also includes some unincorporated areas of the county that include a mix of agricultural and very
low-density residential uses. The relatively low population density of the unincorporated segments of this tract and the
large lot size required for development in the agriculturally-zoned unincorporated areas of the county may encourage
higher-income households. Some small areas entirely within the City of Stockton are also considered RCAAs, including
the area immediately north of the Country Club community and a small area on the north side of the city. These areas
are most likely to attract market-rate housing activity in the city due to close proximity to employment opportunities and
demand for the amenities of the area, such as a golf course, lakes, and close proximity to two neighborhood schools.

The RCAA on the south side of Tracy is one of several large RCAAs clustered around the eastern edge of Alameda
County and the east side of Contra Costa County. Many of these census tracts are larger and made of predominantly
open space or agricultural areas with small areas of single-family housing, many of which are relatively new or large.
To the west of San Joaquin County is another collection of RCAA census tracts within Stanislaus County surrounding
Oakdale. Similarly, these are areas with developments of large single-family homes surrounded by large areas of
agriculture and recreational uses
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To help address concentrated areas of poverty as well as affluence, the County will take actions to encourage and

facilitate
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housing mobility through the inclusion of several programs in the Housing Element:

Program 2-1: Support the development of additional units of affordable housing, including by promoting the
use of the density bonus in high-resource areas and areas with limited rental opportunities, streamlining the
permitting process for affordable housing, and facilitating the approval process for land divisions, lot line
adjustments, and specific or master plans that result in parcel sizes that enable affordable housing
developments.

Program 2-3: Promote the development of accessory dwelling units (ADUs) and target outreach in higher-
opportunity areas.

Program 2-4: Continue to implement the County’s GAP Loan Program, which can help provide down payment
assistance to lower-income households.

Program 2-5: Seek State and federal funding specifically for lower-income housing, including funding targeted
specifically for the development of housing affordable to extremely low-income households, such as the Local
Housing Trust Fund program and Proposition 1-C funds. The County will also pursue available funding under
those State and federal programs that require its direct participation, such as CDBG and HOME Investment
Partnerships Program (HOME) funds.

Program 3-2: Create a public information brochure on reasonable accommodation and provide that
information on the County's website. Information will include procedures to request reasonable
accommodation for persons with disabilities seeking equal access to housing under the Federal Fair Housing
Act and the California Fair Employment and Housing Act.

Program 3-7: Expand regulatory incentives for the development of units affordable to extremely low-income
households and housing for special-needs groups, including persons with disabilities (including
developmental disabilities) and individuals and families in need of emergency/transitional housing. Prioritize
new opportunities in higher-resource areas.

Program 3-8: Assist the Housing Authority with Housing Choice Voucher outreach to both landlords and
tenants and identify funding sources for landlord incentives, particularly in Racially Concentrated Areas of
Affluence.
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FIGURE 7-10
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Income and Poverty

As shown in Figure 7-11, Median Household Income by Census Tract, as of the 2017-2021 ACS, the areas of the
unincorporated county with the highest incomes are concentrated on the southwest side of the county. This includes
the large census tract in the Tracy Hills area that was identified as an RCAA, including the community of Chrisman,
and adjacent tracts to the north that include the north of Mountain House. Each of these tracts has a median household
income between $120,000 and $175,000.

The unincorporated communities of Linden, Peters, Farmington, Dogtown, and a small part of Woodbridge have
median household incomes between $90,100 and $120,000, as do surrounding areas around these unincorporated
communities. These areas each include communities with single-family houses of varying sizes typically clustered into
a small central community area surrounded by large areas of very low-density residential and agricultural uses. Large
sections of the unincorporated county immediately north of Stockton and west of Lodi also fall within this income
bracket. Land uses in this area are primarily very low-density residential and agricultural. The areas south of Manteca
and surrounding Ripon are in census tracts that also fall into this income bracket, as do the communities of Banta and
Stoneridge, and have similar development patterns with a mix of very low-density residential and agricultural land uses.

The majority of the census tracts in the unincorporated areas to the northeast of Stockton have median household
incomes between $55,000 and $90,100, with the exception of the census tract that includes Dogtown. This includes
the unincorporated areas of Collierville, Acampo, Coopers Corner, Lockeford, Victor, and most of Woodbridge. As with
the higher-income communities of Linden, Peters, and Farmington, these areas typically have a small cluster of
residential uses in a central area, with agricultural and very low-density residential uses surrounding the central
community. However, in some of these communities, the central community areas also include more RV parks, mobile
homes, and areas of smaller, older housing stock that can be associated with lower incomes. Some of these central
community areas include more industrial uses, which may be less desirable and associated with lower incomes in the
surrounding residential areas. Unincorporated areas to the east of Manteca and both including and surrounding
Escalon are within census tracts that have median household incomes within this range. Land uses in these areas are
primarily agricultural, with some very low-density residential uses interspersed throughout.

The San Joaquin County census tracts to the west of Stockton all fall into the lowest-income category, with median
household incomes below $55,000. Of these, the lowest-income tract has a median household income of $42,250.
Many tracts on the south and southeast sides of Stockton and in adjacent unincorporated areas also have median
household incomes below $55,000. These include the unincorporated communities of Garden Acres, Waterloo, Noble
Acres, and the majority of the communities of Glenwood, August, Kennedy, and Taft Mosswood. Sections of the
Country Club and Lincoln Village communities, located near central Stockton, are also within census tracts that have
median household incomes within this category, as do the communities of New Jerusalem and Vernalis south of
Lathrop.

Regional income patterns of income follow similar patterns to those of TCAC opportunity areas and RCAAs. Census
tracts closer to the Bay Area in Alameda and Contra Costa Counties tend to have median household incomes of
$120,000 or greater, including some tracts near Livermore and the unincorporated communities of Sunol, Blackhawk,
and Alamo, which each have median household incomes of $175,000 or more. To the north, several unincorporated
areas just over the border into Sacramento County have median household incomes between $99,100 and $120,000,
increasing to median household incomes between $120,000 and $175,000 in areas slightly closer to Sacramento. Most
census fracts bordering San Joaquin County to the east are very low-density areas, and the majority have median
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household incomes between $55,000 and $99,100. More rural areas farther east the Sierras tend to have median
household incomes of less than $55,000.

While incomes in many unincorporated areas of the county are not very high, few unincorporated areas in San Joaquin
County have high concentrations of residents living in households with incomes below the federal poverty line (Figure
7-12, Percentage of Population with Incomes Below Poverty Level), which in 2023 was $30,000 for a family of
four. This income level is comparable to an extremely low-income household of four in San Joaquin County. Three
communities immediately adjacent to Stockton had some of the highest poverty rates of any unincorporated areas:
Kennedy (33.1 percent of residents in one tract and 25.4 percent of residents in the other), August (23.4 percent of
residents in one census tract and 28.0 percent in the other), and the unincorporated area directly south of Garden
Acres (30.8 percent). However, because tract boundaries do not follow city or community boundaries, it is difficult to
determine whether these residents are within Stockton or the unincorporated areas. In the area surrounding the
unincorporated communities of Terminous and Thornton, 26.1 percent of residents lived in households with incomes
under the poverty line, as of the 2017-2021 American Communities Survey. The census tract that includes the
communities of Waterloo, Glenwood, and Noble Acres had a poverty rate of 22.9 percent in the same period. The
remainder of unincorporated areas had rates of poverty under 20 percent, with many falling well below 10 percent.
Other areas in the county with poverty rates above 20 percent were in Stockton, Lodi, and Tracy. This suggests that
while there may be need for lower-income housing in the unincorporated county area, most households do not fall into
the extremely low-income category and investment in affordable projects can focus on creating a range of lower-income
housing options.

Regional patterns of poverty were similar, with the majority of concentrations of residents living below the poverty level
predominantly located within incorporated cities and most unincorporated areas having poverty rates of below 20
percent. Exceptions in the area surrounding San Joaquin County are the communities of Mokelumne Hill and San
Andreas in Calaveras County (33.3 percent of residents living below the poverty line), and the area around Mountain
Ranch in Calaveras County (28.0 percent).

The County has included the following programs in the Housing Element that will assist lower-, and especially extremely
low-income households, to access affordable housing, especially in higher-resource areas.

®  Program 2-1: Support the development of additional units of affordable housing, including by promoting the
use of the density bonus in high-resource areas and areas with limited rental opportunities, streamlining the
permitting process for affordable housing, and facilitating the approval process for land divisions, lot line
adjustments, and specific or master plans that result in parcel sizes that enable affordable housing
developments.

®  Program 3-7: Expand regulatory incentives for the development of units affordable to extremely low-income
households and housing for special-needs groups, including persons with disabilities (including
developmental disabilities) and individuals and families in need of emergency/transitional housing. Prioritize
new opportunities in higher-resource areas.

" Program 3-8: Assist the Housing Authority with Housing Choice Voucher outreach to both landlords and
tenants and identify funding sources for landlord incentives, particularly in Racially Concentrated Areas of
Affluence.
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Race and Ethnicity

Figure 7-13, Predominant Communities, shows the predominant race or ethnic group in each census tract in the
county as of the 2017-2021 ACS. Much of the north, east, and south sides of the county are predominantly White.
Many of these areas were identified as being areas of High White Segregation by University of California (UC)
Berkeley’'s Othering and Belonging Institute (OBI) in 2020 (Figure 7-14, Racial Segregation/Integration), including
the communities of Collierville, Acampo, Coopers Corner, Woodbridge, Lockeford, Victor, Linden, Peters, and
Farmington. The area around Ripon was also identified as a High White Segregation area. The communities of
Lammersville, New Jerusalem, and Vernalis were within predominantly White areas that were not evaluated by the
OBI's segregation analysis.

Areas that were previously identified as having the lowest incomes in the county, on the northwest side near Terminous
and Thornton, are also predominantly Hispanic areas. This is also true of the east side of Lodi and adjacent
unincorporated areas and many unincorporated areas directly adjacent to Stockton, such as Lincoln Village, August,
Garden Acres, Kennedy, Taft Mosswood, French Camp, Glenwood, Noble Acres, and Waterloo. Some areas on the
north side of Stockton have a predominantly Asian population, as does much of the Mountain House area and some
areas in and around the north side of Lathrop. Mountain House also has a small area with a predominantly Black or
African American population, as do two neighborhoods within the city of Stockton. While there are predominant
populations in many of these areas, may of these areas were identified as either Racially Integrated or areas of Low-
Medium Segregation by OBI. Exceptions include August, Garden Acres, Kennedy, and Taft Mosswood, and some
neighborhoods of Stockton and Lodi, which were identified as “High POC Segregation” areas by OBI. The communities
of Banta and Stoneridge were within predominantly Hispanic areas that were not evaluated by the OBI's segregation
analysis.

Other counties to the south in the Central Valley also have significant areas with predominantly Hispanic populations,
while many counties in the Sierras, such as Amador, Calaveras, and Tuolumne, are predominantly White countywide.
Many census tracts in the Sierras were not evaluated by OBI, and those that were, are typically considered Low-
Medium Segregation areas. In Stanislaus County, most unincorporated areas were either considered Racially
Integrated or Low-Medium Segregation areas, with the exception of the northeast side of the county adjacent to San
Joaquin County. This area continues the High White Segregation pattern area that exists on the west side of San
Joaquin County. Sacramento County, to the north, also includes a mix of predominantly Hispanic, White, Asian, and
African American communities. To the west, many census tracts in the unincorporated areas of Alameda and Contra
Costa Counties that are closest to San Joaquin County are also predominantly White, with the exception of the
Knightsen community in Contra Costa County, which is predominantly Hispanic. Closer to the more densely populated
areas of the Bay Area, there are more census tracts with predominant communities of color.

To encourage housing mobility for lower- and moderate-income households, the County has included several programs
in the Housing Element:

®  Program 2-1: Support the development of additional units of affordable housing, including by promoting the
use of the density bonus in high-resource areas and areas with limited rental opportunities, streamlining the
permitting process for affordable housing, and facilitating the approval process for land divisions, lot line
adjustments, and specific or master plans that result in parcel sizes that enable affordable housing
developments.
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Program 2-3: Promote the development of ADUs and target outreach in higher-opportunity areas.

Program 2-4: Continue to implement the County’s GAP Loan Program, which can help provide down payment
assistance to lower-income households.

Program 2-5: Seek State and federal funding specifically for lower-income housing, including funding targeted
specifically for the development of housing affordable to extremely low-income households, such as the Local
Housing Trust Fund program and Proposition 1-C funds. The County will also pursue available funding under
those State and federal programs that require its direct participation, such as CDBG and HOME Investment
Partnerships Program (HOME) funds.

Program 3-2: Create a public information brochure on reasonable accommodation and provide that
information on the County's website. Information will include procedures to request reasonable
accommodation for persons with disabilities seeking equal access to housing under the Federal Fair Housing
Act and the California Fair Employment and Housing Act.

Program 3-7: Expand regulatory incentives for the development of units affordable to extremely low-income
households and housing for special-needs groups, including persons with disabilities (including
developmental disabilities), and individuals and families in need of emergency/transitional housing. Prioritize
new opportunities in higher-resource areas.

Program 3-8: Assist the Housing Authority with Housing Choice Voucher outreach to both landlords and
tenants and identify funding sources for landlord incentives, particularly in Racially Concentrated Areas of
Affluence.
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FIGURE 7-14 RACIAL SEGREGATION/INTEGRATION
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Estimated Displacement Risk

The Urban Displacement Project, a joint research and action initiative of UC Berkeley and the University of Toronto,
analyzes income patterns and housing availability to determine the gentrification displacement risk at the census tract
level. In their analysis of estimated displacement risk, the majority of unincorporated San Joaquin County as well as
most of its cities were evaluated as being areas of low displacement risk (see Figure 7-15, Estimated Displacement
Risk). The unincorporated community of Kennedy was part of a census tract that was considered an area at risk of
displacement, as were several neighborhoods in Stockton and the east side of Lodi. Regionally, areas at risk of
displacement in adjacent counties are typically located in and around cities, such as central Modesto and surrounding
unincorporated areas, and unincorporated areas are typically considered areas of low displacement risk. However, it
is important to note that this classification does not mean that displacement of individual households does not occur in
these areas, or that strategies to prevent displacement are not needed, but that lower-income households that may be
experiencing housing access challenges typically don't leave the area when they move or aren't replaced by higher-
income households when they do leave the area.

The County has included actions in several programs in the Housing Element to prevent the displacement of lower-
and moderate-income households.

" Program 1-1: Continue to identify and target low-income communities for the expansion of existing
facilities/infrastructure or replacement of deteriorating facilities, as well as construction of new
facilities/infrastructure to increase the quality of life in low-income communities

®  Program 3-4: Continue to document conditions of farmworker housing during the annual inspection and work
through its Code Enforcement efforts and housing rehabilitation programs to improve conditions in farmworker
housing.

® Program 4-1: Continue to provide low-interest and/or deferred loans to very low- and low-income
homeowners on a countywide basis to finance the cost of housing rehabilitation.

®  Program 4-2: Continue to provide low-interest loans to homeowners who reside in their home and have a
life-threatening or emergency home rehabilitation need that is verified by an inspector.

" Program 4-3: Seek funding to implement additional rehabilitation programs, including the Lead Hazard
Control Program and a Rental Rehabilitation Program.

®  Program 4-4: Evaluate the need for a proactive code enforcement program by December 2025.

® Program 5-1: Continue to financially support the San Joaquin Fair Housing, Inc. (SJFH) in their efforts to
provide fair housing education and outreach, mediate landlord-tenant disputes, promote fair housing
practices, and reduce the effects of housing discrimination. The County shall distribute fair housing information
at public facilities, including County administrative offices, libraries, and senior centers.

® Program 6-3: Identify and apply for funds to assist developers of lower-income housing in flood and dam
inundation zones to incorporate flood mitigation measures in new buildings, and for lower-income households
to retrofit flood mitigation measures into existing homes, as well as develop a program to distribute these
funds when available.

Housing Element




San Joaquin County General Plan

|

Contr‘a Costa

Alameda

T g

| [ ]
[
\

|
) L |
[ ‘ \

m———= e e e e e
v {

FIGURE 7-15

Sacramento

e ?. [_,,»
San Joaquin- N

A

®e
-
o

_-,f A7 ™

T fagrd ber
A

1. ]

ESTIMATED DISPLACEMENT RISK

Amador | ;rf”'“*

e

A

Sites Inventory -
Residential and
Commercial
7 | Affordability
/ C (o]
/ p °
Lower and Above
// . Moderate

7 L]

oo
>

Lower
Lower and Moderate

Moderate

Moderate and Above
Moderate

')/ ® Above Moderate

{

{
~

\

\ 7z o

0 5
Miles

® All Income Levels
Agricultural Housing Sites

Agricultural Housing
Sites

Estimated Displacement
Risk - Overall
Displacement (UCB,
Urban Displacement
Project 2022)

Low Data Quality

Lower Displacement
Risk

At Risk of Displacement

County Boundaries
™ 7| County Boundaries

1 Income Group
Displacement

2 Income Groups
Displacement

Source: UC Berkeley Urban Displacement Project, 2022; San Joaquin County, 2023

7-84

Housing Element



Housing 7

Sites Analysis: Opportunity, Segregation, and Displacement

Note: Sites included in this and the following “Sites Analysis” subsections do not include proposed employee housing
sites. These sites are analyzed separately in a later section with special consideration for the potential needs of
farmworkers.

As is shown in Table 1in Appendix B, while the RHNA Inventory sites are distributed between 54 census tracts across
the county, only 10 census tracts have more than 1 percent each of the total RHNA. Within the above moderate-income
category, only two census tracts contain more than 1 percent of units. There is a slightly wider distribution within the
lower- and moderate-income categories, with 16 census tracts containing at least 1 percent of lower-income units each
and 13 census tracts containing at least 1 percent of the moderate-income capacity. Tracts with at least 1 percent of
units in any category will be given greater focus of the sites analysis, as the development of small numbers of housing
units in other areas of the county are expected to create housing opportunities in those areas without making significant
changes to, or being significantly affected by, the conditions in the census tract.

The majority of RHNA unit capacity, 67.15 percent, is in census tracts within the Mountain House area. This includes
48.47 percent of lower-income unit capacity, 47.27 percent of moderate-income unit capacity, and 92.64 percent of
above moderate-income unit capacity. An additional 8.13 percent of RHNA unit capacity is in Lockeford, an
unincorporated community east of Lodi. This includes 1.29 percent of lower-income unit capacity, 19.06 percent of
moderate-income unit capacity, and 0.43 percent of above moderate-income unit capacity.

In the area south of Stockton, 5.26 percent of RHNA unit capacity is in two census tracts that cover the unincorporated
communities of French Camp and Taft-Mosswood. This includes 9.81 percent of lower-income unit capacity, 8.41
percent of moderate-income unit capacity, and 0.55 percent of above moderate-income unit capacity. On the east side
of Stockton, two census tracts in the Garden Acres community include a combined 3.38 percent of RHNA unit capacity,
including 1.02 percent of lower-income unit capacity, 7.70 percent of moderate-income unit capacity, and 0.20 percent
of above moderate-income unit capacity.

The rural census tract that includes the unincorporated communities of Terminous and Thornton includes 1.73 percent
of the total RHNA unit capacity, including 4.83 percent of lower-income unit capacity, 0.50 percent of moderate-income
unit capacity, and 1.72 percent of above moderate-income unit capacity.

Tract 37, which includes parts of southeast Stockton and is near the unincorporated Kennedy community, includes
1.70 percent of the total RHNA unit capacity, which does not include any lower- or above moderate-income unit
capacity, but includes 4.18 percent of moderate-income units. Similarly, Tract 52.25, which is just north of Tracy,
includes 1.15 percent of RHNA unit capacity, with no lower- or above moderate-income unit capacity and 2.84 percent
of moderate-income unit capacity.

Eight additional census tracts include more than 1 percent of lower-income unit capacity but less than 1 percent of total
RHNA unit capacity and less than 1 percent each of moderate- and lower-income unit capacity. This includes:

" Tract41.06 (5.90 percent of lower-income unit capacity), located near the junction of Interstate (I-) 5 and State
Route (SR-) 12.
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® Tract 55.03 (4.72 percent of lower-income unit capacity), a very rural census tract on the southwest side of
the county, which includes the unincorporated community of New Jerusalem.

" Tract 32.19 (3.54 percent of lower-income unit capacity), which is primarily in northwest Stockton but includes
small unincorporated areas.

" Tract 36.01 (3.54 percent of lower-income unit capacity), which is in between the east side of Stockton and
the unincorporated communities of Garden Acres, Waterloo, and Noble Acres.

®  Tract 15.01 (2.95 percent of lower-income unit capacity), which is in the community of August.
" Tract52.14 (2.41 percent of lower-income unit capacity), which is in the communities of Banta and Stoneridge.

®  Tract 47.04 (1.98 percent of lower-income unit capacity), which includes parts of Victor, Lockeford, and
Clements.

® Tract 51.31 (1.66 percent of lower-income unit capacity), which extends from southwest Stockton along the
northwest side of Manteca.

" Tract 35.04 (1.23 percent of lower-income unit capacity), which is near Morada. Approximately half of the
census tract is in northwest Stockton.

Communities in Highest and High-Opportunity Areas

Across all census tracts, 71.41 percent of all RHNA unit capacity was identified in areas identified by TCAC as being
“highest-opportunity areas”, as previously defined, including 61.02 percent of lower-income unit capacity, 51.08 percent
of moderate-income unit capacity, and 1.80 percent of above moderate-income unit capacity. An additional 9.38
percent of all RHNA unit capacity was identified in high-resource areas, including 4.88 percent of lower-income unit
capacity, 19.23 percent of moderate-income unit capacity, and 1.80 percent of above moderate-income unit capacity.

All three census tracts in Mountain House, where the majority of unit capacity is located, are considered areas of
highest resource under the 2023 TCAC Opportunity Areas analysis. Tract 52.23 includes 55.08 total RHNA unit
capacity, including 22.73 percent of lower-income unit capacity, 28.32 percent of moderate-income unit capacity, and
92.64 percent of above moderate-income unit capacity. Tracts 52.21 and 52.22 include smaller percentages of the
overall RHNA unit capacity (7.78 and 4.29 percent, respectively) and less than 1 percent each of the above moderate-
income unit capacity. However, tract 52.21 contains 18.95 percent of moderate-income unit capacity and tract 52.22
contains 28.32 percent of lower-income unit capacity. These tracts are considered to have a lower risk of displacement
according to the Urban Displacement Project at UC Berkeley. All three tracts have relatively high median household
incomes, between $136,639 and $160,291 as of the 2017-2021 ACS, and fewer than 10 percent of households in each
tract have household incomes under the poverty line. This affluent area also has a relatively high percentage of its
population that identifies as a race or ethnicity other than White/non-Hispanic, most areas of the community having
predominantly Asian populations and significant minorities of African-American community members. It is estimated
that the inclusion of a significant percentage of the overall RHNA unit capacity in this area, including a combined 48.47
percent of lower-income unit capacity, will create opportunities for housing mobility for lower-income households, and
will encourage the continued development of a diverse, income-integrated community.
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In the north side of the county, 8.13 percent of all RHNA unit capacity was identified in census tract 47.01, which
includes much of the unincorporated community of Lockeford. The majority of this unit capacity falls within the
moderate-income category, including 19.06 percent of units in this income category along with 0.75 percent of lower-
income units and 0.43 percent of above moderate-income units. Like Mountain House, Lockeford was also considered
to have a lower displacement by the Urban Displacement Project. TCAC ranked the census tract as being a High
Resource Area. However, the area is not as racially diverse or affluent as Mountain House. Only 36.8 percent of
Lockeford residents identify as a race or ethnicity other than White/non-Hispanic, and the median household income
is $80,231. Just over one-third of households have either a low or moderate income (34.80 percent), though only 11.9
percent of households have incomes below the poverty line. It is estimated that by placing additional moderate-income
units in this area, these households will be able to access housing in a higher-resource area and will not create a
concentration of poverty.

Though only 0.43 percent of the RHNA unit capacity was identified in tract 52.14, which includes the unincorporated
communities of Banta and Stoneridge, this includes 2.41 percent of lower-income unit capacity. This tract was
considered a high-resource area by TCAC and was considered by the Urban Displacement Project to have a lower
displacement risk. The area also has a low rate of households with incomes under the poverty line (3.7 percent), a
relatively high median household income compared to other areas of the county ($118,889) and a high rate of
community members that identify as a race or ethnicity other than White/non-Hispanic or Latino (70.5 percent). The
community has a slight predominance of Hispanic or Latino community members, as well as a significant minority of
Asian community members. It is estimated that the development of lower-income units in this area will create housing
mobility opportunities for lower-income households in the community without creating an over-concentration of poverty.

Two census tracts in the community of Morada include a combined 0.62 percent of RHNA unit capacity, including 1.25
percent of above moderate-income unit capacity and no lower- or moderate-income unit capacity. While both tracts
were considered a highest-resource area by TCAC, neither is considered an RCAA. This area is predominantly White,
with fewer than 30 percent of residents in each tract identifying as a race or ethnicity other than White/non-Hispanic or
Latino. Incomes in this area are not as high as many other high or highest-resource tracts with unit capacity ($83,542
in tract 35.01 and $82,045 in 35.02), and only 32.27 percent of residents in each tract had either a low or moderate
household income. Neither was considered by the Urban Displacement Project to be at risk of displacement.
Development of additional above moderate-income housing in this community may raise median incomes in these
tracts, and Morada may be an appropriate location for targeted outreach for other housing mobility measures to prevent
a future concentration of affluence.

Other notable tracts in higher- or high-resource areas include tract 32.19, on the northwest corner of Stockton, tract
35.04, in the northeast corner of Stockton near Morada, and tract 52.25, on the north side of Tracy. These three tracts
have a combined 1.94 percent of all unit capacity and all have the benefit of being adjacent to higher-resource
neighborhoods of incorporated cities. Development in these areas, particularly of the 4.77 percent of lower-income unit
capacity identified there, is expected to provide new lower-income housing opportunities in areas with close proximity
to resources. Tract 32.19 has a median household income of $102,896 as of the 2017-2021 ACS and is predominantly
Asian. Tract 35.04 also has a median household income higher than the 2021 median income for the county ($83,333
compared to the countywide median of $75,000 in 2021) and is predominantly Asian. Tract 52.25 has a similar above-
median income of $92,650. While the White, non-Hispanic or Latino population is the largest among any one census
racial and ethnic category, over half (59.4 percent) of residents have a racial and ethnic identify other than White, non-
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Hispanic or Latino. All three tracts were considered to be at lower risk of displacement, and fewer than 10 percent of
households in each tract have incomes under the poverty line.

Only one census tract with unit capacity, tract 55.02, was considered an RCAA. This tract is on the southern edge of
Tracy, including the Tracy Hills area. However, fewer than 0.21 percent of all RHNA unit capacity was located in this
tract, including 0.43 percent of lower-income unit capacity and 0.33 percent of above moderate-income unit capacity.
Though this is a higher-income area that was designated a high-resource area by TCAC, the majority of this area is far
from necessary services, and so was not considered an appropriate area for targeting higher rates of lower-income
housing development.

Though almost half of the lower-income RHNA site capacity is concentrated in the Mountain House area, this is
expected to create housing mobility opportunities for lower-income households looking to move into a high-opportunity
area. There is a concentration of above moderate-income RHNA capacity identified in this area. However, this is
expected in a rapidly-growing area such as Mountain House, where many lower-density development parcels are
available. By identifying sites for lower, moderate, and above moderate-income sites within the same area, it is
anticipated that the community can develop in diverse income-integrated fashion rather than developing as a racially
concentrated area of affluence.

Communities in Moderate Resource Areas

Across all census tracts, 3.62 percent of all unit capacity was identified in areas that were designated as “moderate
resource,” by TCAC, as previously defined, including 14.16 percent of lower-income unit capacity, 2.45 percent of
moderate-income unit capacity, and 0.72 percent of above moderate-income households.

A combined 1.30 percent of RHNA unit capacity is in four census tracts within the community of August, including a
combined 3.59 percent of lower-income unit capacity. Three of the census fracts (tracts 15.02, 16, and 17) contain
fewer than 1 percent of total units as well as the unit capacity in each of the three income categories. However, tract
15.01 contains 2.95 percent of lower-income units. The community of August is a predominantly Hispanic community,
and more than 80 percent of residents of each tract identify as a race and ethnicity other than White/non-Hispanic or
Latino. Tract 15.01, where the larger group of lower-income unit capacity was identified, is along the northern edge of
August, along with a collection of nearby unincorporated “island” areas that are completely surrounded by Stockton.
The tract also includes areas of northeast Stockton. This tract was designated as a moderate-resource area by TCAC
and is considered to have a lower displacement risk according to the Urban Displacement Project. This tract also has
the highest median household income of the four tracts in August, with a median household income of $83,036 in this
tract compared to a range of $42,024 to $51,599 in the other three tracts. Tracts 15.02, 15.16, and 15.17 were
designated moderate resource, low resource, and high segregation and poverty areas by TCAC, respectively, and tract
16 was considered to be at risk of displacement according to the Urban Displacement Project. Of the four tracts, tract
15.01 has the lowest rate of households with income under the poverty line (11.0 percent, compared to a range of 22.6
to 28.0 percent for the other three tracts). Identifying capacity in Tract 15.01 will create new housing opportunities for
lower-income households in the August area without overconcentrating lower-income households in areas of high
segregation and poverty or low-resource areas.

The three tracts in the Country Club community where unit capacity was identified were either designated moderate-
or low-resource areas by TCAC. The majority of residents in each tract identify as a race or ethnicity other than
White/non-Hispanic or Latino, and more than one-third of households in each tract have either low or moderate
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incomes. However, all three were identified as areas with lower displacement risk by the Urban Displacement Project,
and fewer than 15 percent of households in each tract have incomes under the poverty line. None of the unit capacity
identified in this area was in the lower-income category, so it is not estimated that a concentration of poverty will be
created through the development of housing identified in the inventory. A combined 1.52 percent of moderate-income
capacity and 0.04 percent of above moderate-income unit capacity was identified in this community, which is expected
to create additional housing mobility opportunities for the moderate-income households in this area.

Two other census tracts with smaller concentrations of unit capacity include tract 36.01, which is between Stockton,
Garden Acres, Waterloo, and Noble Acres; and tract 55.03, which includes the community of New Jerusalem. Both
were determined to be areas of lower displacement risk and have median incomes below the statewide median. Around
15.0 percent of households in each tract have incomes below the poverty line (14.5 percent in tract 36.01 and 16.6
percent in tract 55.03). The largest individual racial and ethnic group in both tracts is White and non-Hispanic or Latino,
though more than half of the population of tract 36.01 (54.3 percent) and just under half of tract 55.03 (43.0 percent)
identify as a race and ethnic group other than White, Non-Hispanic or Latino.

Communities in Low-Resource Areas and Areas of High Segregation and
Poverty

Across all census tracts with unit capacity in the RHNA inventory, 14.70 percent are in census tracts that were
designated as “low resource” by TCAC, as previously defined, including 19.30 percent of lower-income unit capacity,
24.28 percent of moderate-income unit capacity, and 2.68 percent of above moderate-income capacity. Two tracts with
unit capacity were designated as areas of high segregation and poverty, and these tracts include 1.42 percent of all
unit capacity, including 0.64 percent of lower-income unit capacity, 2.95 percent of moderate-income unit capacity, and
0.27 percent of above moderate-income unit capacity.

Two census tracts in the French Camp and Taft Mosswood unincorporated areas include a combined 5.26 percent of
RHNA inventory. This area has a significantly higher population that identifies as a race or ethnicity other than
White/non-Hispanic than either Mountain House or Lockeford (97.5 percent in tract 24.02 and 81.2 percent in tract
38.03), with the majority of residents in both French Camp and Taft Mosswood identifying as Hispanic or Latino of any
race. These fracts are both considered low-resource areas, and have larger percentages of households with low to
moderate incomes (66.32 percent in tract 24.02 and 44.72 percent in tract 38.03), as compared to Mountain House or
Lockeford. However, both tracts were deemed to be at lower risk for displacement, and while median income levels in
both tracts are lower than those of Mountain House, Banta, Stoneridge, or Lockeford, the area is not considered an
area of high segregation and poverty. Census tract 24.02 does have a slightly higher percentage of households with
incomes under the poverty line compared to tract 38.03 (23.2 percent of households in tract 24.02 compared to 11.1
percent in tract 38.03); however, no lower-income unit capacity was identified in this tract, so it is not estimated that a
concentration of poverty will be created or exacerbated by the development of these units. As such, the development
of additional lower- and moderate-income housing in these areas is expected to create expanded housing opportunities
for lower- and moderate-income households in the area.

A combined 3.38 percent of RHNA unit capacity was identified in two census tracts in the Garden Acres area. Like
French Camp and Taft Mosswood, the two tracts in Garden Acres were identified as low-resource areas by TCAC, but
were considered to have lower displacement risk and were not identified as areas of high segregation and poverty.
Also, similarly to French Camp and Taft Mosswood, more than half of households in these two tracts have low or
moderate household incomes (54.11 percent in tract 27.01 and 51.5 percent in fract 27.02), and the area has a
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predominantly Hispanic population. Both tracts have low median household incomes, with a median household income
of $49,053 in tract 27.01 and $48,914 in tract 27.02. However, neither tract has a high percentage of households with
incomes under the poverty line (15.4 percent in tract 27.01 and 12.5 in tract 27.02). Additionally, less than 1 percent of
lower-income unit capacity was identified in these two tracts combined, so it is not estimated that the development of
these units will contribute to a concentration of poverty.

A combined 1.08 percent of RHNA unit capacity was identified in three census tracts that include the community of
Kennedy, on the southeast side of Stockton. In all three tracts, more than 90 percent of residents identify as non-White.
Of these, one was identified as an area of high segregation and poverty (tract 22.02). However, no lower-income unit
capacity was identified in this tract, only 2.02 percent of moderate-income units. In tract 21, 1.61 percent of lower-
income unit capacity was identified, along with 0.41 percent of moderate-income capacity and no above moderate-
income capacity. Both tract 22.02 and tract 21 were considered to be areas at risk of displacement under the Urban
Displacement Project’s analysis. Between 20.7 and 33.1 percent of residents in each tract have incomes below the
poverty line. It is estimated that the development of the small amount of low- and moderate-income unit capacity
identified in the inventory would create additional affordable housing opportunities for current residents without
exacerbating a concentration of low-income households.

Tract 37, on the southeast side of Stockton near Kennedy, was also designated a low-resource census tract. No lower-
or above moderate-income unit capacity was identified in this tract, but 4.18 percent of moderate-income unit capacity
was identified here, representing 1.70 percent of the total RHNA inventory. Median household income in this tract is
among the lowest of the tracts with unit capacity, and more than 30 percent of households have incomes below the
poverty line. More than 90 percent of residents identify as a race or ethnic group other than White, non-Hispanic or
Latino. The tract was determined to be at lower risk of displacement by the Urban Displacement Project. The
development of moderate-income housing in this area is expected to create a more income-integrated neighborhood.

On the southeast side of Stockton, 1.66 percent of the lower-income unit capacity is in tract 51.31, which represents
0.27 percent of the RHNA capacity. This tract is directly south of tract 37 and extends to the northeast side of Manteca.
Though this tract was also designated low resource, the tract has a significantly higher median household income than
that of tract 37 ($71,534 in tract 51.31 compared to $41,447 in tract 37). The tract also has a relatively low percentage
of households with incomes below the poverty line (13.3 percent). The tract is predominantly Hispanic or Latino of any
race. The tract was determined to be at lower risk of displacement by the Urban Displacement Project. The
development of a small amount of housing to accommodate lower-income households in this area is expected to
provide additional affordable housing opportunities to lower-income households without creating an overconcentration
of poverty.

One of a small collection of unincorporated “islands” surrounded by Stockton is in census tract 8.02, on the west side
of the city just south of the Country Club community. A cluster of only moderate-income sites was identified in this area,
accounting for 1.63 percent of moderate-income unit capacity and 0.66 percent of the overall RHNA unit capacity. This
area was designated as low resource but was identified as having a lower displacement risk. The area has a lower
median household income ($63,333) but a relatively low percentage of households with incomes under the poverty line
(9.2 percent). The tract is predominantly Hispanic or Latino, and 98.5 percent of residents identify as a race and
ethnicity other than White and not Hispanic or Latino. The development of moderate-income housing in this area is not
expected to create or exacerbate any overconcentration of lower-income households.
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The two census tracts with unit capacity that were designated as areas of high segregation and poverty were tract 17
(located in August, and so discussed with adjacent tracts under moderate-resource) and tract 20. Tract 20 was
considered an area at risk of displacement by the Urban Displacement Project, and more than one-third of households
(34.6 percent) have incomes under the poverty line. More than 91.8 percent of residents identify as non-White, and the
area has a median household income of $38,537, the lowest of any tract with RHNA unit capacity. Only 0.42 percent
of unit capacity was inventoried in this tract, including no lower-income or above moderate-income units, and 1.04
percent of moderate-income units. The development of moderate-income housing in this area is not expected to create
or exacerbate any overconcentration of lower-income households.

Few low-resource areas have high concentrations of lower-income RHNA capacity. The largest concentration in low-
resource areas is within the French Camp and Taft Mosswood area, accounting for 5.26 percent of lower-income unit
capacity. Another small concentration is located within the Garden Acres area, accounting for 3.38 percent of lower-
income unit capacity. These small concentrations of unit capacity are not expected to meaningfully exacerbate
concentrations of poverty, but instead are expected to create new affordable housing opportunities for lower-income
households currently living in these areas that may be paying more than 30 percent of their income on housing costs,
and therefore be considered cost burdened.

Education

According to TCAC and HCD, anticipated educational outcome varies throughout the county (Figure 7-16, Local
TCAC/HCD Educational Domain Score). The anticipated educational outcome is a measure of several factors,
including:

" Students’ individual abilities

®  Quality of schools attended

®  Family backgrounds
These factors are correlated with:

®  Proficiency on standardized tests
®  High school graduation rates

= Student poverty indicators (sociologically disadvantaged)

The results of this analysis can identify potential for higher levels of educational achievement, such as high school
graduation and college attendance, preparation for the workforce and associated long-term improvements in earnings,
health and upward mobility, reductions in prejudice and negative attitudes across racial groups, and even risk of
disciplinary action. Less positive outcomes are associated with lower educational domain scores, on a scale of 0 to 1.

Unincorporated areas of the county with the most positive educational outcomes (scoring between 0.8 and 1) included
the areas around Ripon and Escalon in the south, the unincorporated community of Morada in the north along with
areas surrounding Lodi, and the communities of Lammersville, Mountain House, Banta, and Stoneridge in the west.
The Mountain House and Lammersville area had the highest possible score of 1, and the Banta/Stoneridge area scored
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0.90. Unincorporated areas south of Manteca scored 0.99, and areas northeast of Ripon scored 0.98. Other rural areas
of the county had slightly lower but still positive scores between 0.60 and 0.80, including:

= Collierville, Woodbridge, Acampo, and Coopers Corner (0.75)

®  New Jerusalem and Vernalis (0.73)

®  Chrisman (0.72) and other unincorporated areas southwest of Tracy (0.78)
®  Linden, Peters, and Farmington (0.63)

®  The census tract including the north and central areas of Lockeford (0.66)
= Dogtown and part of Clements (0.65)

®  Terminous and Thornton (0.60)

A small number of very rural areas in the unincorporated county had low to moderate scores between 0.2 and 0.6.
These include:

®  The unincorporated census tract covering Victor, part of Clements, and southern Lockeford (0.39)
®  The unincorporated census tract north of Mountain House and west of Stockton (0.33)

®  Waterloo, Glenwood, and Noble Acres (0.22)

In closer proximity to Stockton, unincorporated areas had widely varying scores, as did neighborhoods within the city
itself. While the tracts including Lincoln Village had education outcome scores of 0.73 and 0.68, the nearby Country
Club neighborhood overlapped with census tracts that had educational outcome scores of 0.55, 0.15, and 0.08.
Similarly, while Morada's education outcome was scored 0.82, the nearby community of August had an education
outcome score of 0.48 and 0.16, and Garden Acres had education outcome scores of 0.05 and 0.06. Similarly low
education outcome scores were given to the unincorporated communities of French Camp (0.19), Taft Mosswood
(0.02), and Kennedy (0.05 and 0).

As is shown in Figure 7-17, San Joaquin County School District Map, many of these lower-scoring unincorporated
areas are served by Stockton Unified School District, with the exception of French Camp, which is served by the
Manteca Unified School District. Many factors contribute to school performance and to these rankings, including (but
not limited to) student poverty, the percentage of English language learners in a given school, parents' educational
attainment and ability to provide extra resources to support student learning, and the resources available in the school
district to manage the needs of special populations. For example, Franklin High School serves the area that includes
the Kennedy community. Of the 2,307 students enrolled in this school in 2022, 25.0 percent were English language
learners and 85.0 percent were socioeconomically disadvantaged. In contrast, of the 2,970 students at Lincoln High,
which serves the Lincoln Village community, only 8.9 percent were English language learners and 50.1 percent were
socioeconomically disadvantaged. Students in the Mountain House area attend Mountain House High. In 2022, only
4.7 percent of the school's 1,974 students were English language learners, and only 14.1 percent were
socioeconomically disadvantaged.
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Regionally, the county's lowest-scoring areas are within Stockton city and the north side of Tracy. Other cities in the
county had more moderate scores, such as Lodi, central Tracy, and central Manteca; or high scores, such as Escalon,
Lathrop, and Ripon. A number of very rural areas of the Sierras, to the east, have communities with very low education
outcome scores, including Valley Springs in Calaveras County and Chinese Camp in Tuolomne County. However,
most rural areas in adjacent communities had relatively high education outcome scores, with lower scores being
typically concentrated in and around more urban areas.

To encourage housing mobility and create new opportunities for lower- and moderate-income households in higher-
performing districts, the County has included several programs in the Housing Element;

Program 2-1: Support the development of additional units of affordable housing, including by promoting the
use of the density bonus in high-resource areas and areas with limited rental opportunities, streamlining the
permitting process for affordable housing, and facilitating the approval process for land divisions, lot line
adjustments, and specific or master plans that result in parcel sizes that enable affordable housing
developments.

Program 2-3: Promote the development of ADUs and target outreach in higher-opportunity areas.

Program 2-4: Continue to implement the County’s GAP Loan Program, which can help provide down payment
assistance to lower-income households.

Program 2-5: Seek State and federal funding specifically for lower-income housing, including funding targeted
specifically for the development of housing affordable to extremely low-income households, such as the Local
Housing Trust Fund program and Proposition 1-C funds. The County will also pursue available funding under
those State and federal programs that require its direct participation, such as CDBG and HOME Investment
Partnerships Program (HOME) funds.

Program 3-7: Expand regulatory incentives for the development of units affordable to extremely low-income
households and housing for special-needs groups, including persons with disabilities (including
developmental disabilities) and individuals and families in need of emergency/transitional housing. Prioritize
new opportunities in higher-resource areas.

Program 3-8: Assist the Housing Authority with Housing Choice Voucher outreach to both landlords and
tenants and identify funding sources for landlord incentives, particularly in Racially Concentrated Areas of
Affluence.
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Proximity to Jobs

Based on the United States Environmental Protection Agency's (EPA's) database of location attributes, called the
Smart Locations Database most block groups within San Joaquin County were within a 45-minute drive of 46,000 or
fewer jobs as of 2018. Exceptions to this trend were areas in close proximity to Stockton. Block groups closer to
Stockton tended to be within 45 minutes of between 46,000 and 115,000 jobs. Jobs proximity in much of the Central
Valley and the Sierras follows similar patterns, with rural areas typically having few jobs in close proximity and central
cities having more. In the Sacramento and Bay Areas, this higher level of jobs proximity extends farther beyond the
center core of the metro area than it does in Central Valley communities and communities in the Sierras.

Job proximity plays an important role in housing affordability, as shown in Figure 7-18, Housing and Transportation
Index, 2020. This index calculates the percentage of a typical household’s income that is used by typical housing and
transportation costs. Countywide, the Center for Neighborhood Technologies (CNT) estimates that a typical
household’s cost for housing and transportation represents approximately 56 percent of their income. The threshold of
affordability as evaluated by the CNT is a combined 45 percent of a household's income spent on housing and
transportation.

For residents of the large census block group south of Tracy and Mountain House, which also includes the community
of Chrisman, the index estimates that housing and transportation costs combined may cost 84 percent of a typical
household's income. This area has a moderate housing rate of housing cost burden, which indicates that the long
distance a resident would likely need to drive to access employment could present a cost burden. Most areas of central
Stockton have low to moderate Housing and Transportation Index scores between 30 and 50 percent, though many
areas on the periphery exceed 50 percent. A small number of more rural areas, such as the area just west of Stockton
and north of Mountain House, have Index scores below 45 percent, which may indicate that much of the community's
employment is agricultural and that housing is available within close proximity to that work or lower in cost. The
community of Waterloo also has an Index score of 45. That is also true of the area just northeast of Escalon, which
has an index score of 25 and is home to a large dairy operation. The unincorporated area just southeast of Stockton
bounded by S. Jack Tone Road, E. Mariposa Road, French Camp Road, and SR-99 has an Index Score of 29, which
is likely related to its proximity to a number of jobs centers, including the Stockton Airport and its related large logistics
and freight hub, the Northern California Youth Center prison, and agricultural operations.

However, most rural unincorporated communities in San Joaquin County have Index scores above 50. This may be
related to the far distances that rural households need to drive to access job opportunities as well as everyday goods
and services like food or healthcare. This high cost in rural areas is typical for communities throughout the Central
Valley and in the Sierras. The combined cost of housing and transit decreases in closer proximity to incorporated cities
in Sacramento and the Bay Area, particularly areas with close transit access. However, these areas also tend to have
higher housing costs.

To help create more jobs in areas close to where people live, the County’s 2035 General Plan includes several
programs:

"  Program ED-1.4: Strive to improve jobs-housing balance so that more residents can live and work locally,
primarily by pursuing additional jobs for the resident labor force.

®  Program ED-3.3: Strive to provide an adequate circulation system to support job growth and economic
development.
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" Program ED-3.7: Work with the San Joaquin Partnership to attract industrial development to appropriate
locations in the county.
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Environmental and Related Health Outcomes

A disadvantaged community or environmental justice community (EJ Community) is identified by the California
Environmental Protection Agency (CalEPA) as “areas that are disproportionately affected by environmental pollution
and other hazards that can lead to negative health effects, exposure, or environmental degradation,” and may or may
not have a concentration of low-income households, high unemployment rates, low homeownership rates,
overpayment for housing, or other indicators of disproportionate housing need. In February 2021, the California Office
for Environmental Health Hazard Assessment released the fourth version of CalEnviroScreen, a tool that uses
environmental, health, and socioeconomic indicators to map and compare community environmental scores. In the
CalEnviroScreen tool, communities that have a cumulative score in the 75th percentile or above (25.0 percent highest
score census tracts) have been designated “disadvantaged communities” under SB 535. Cumulative scores are
calculated using the individual scores from two groups of indicators: Pollution Burden and Population Characteristics.
Pollution Burden scores exposure to negative environmental hazards, such as ozone and PM.s concentrations,
drinking water contaminants, lead risk from housing, traffic impacts, and more, which may negatively impact health
outcomes among residents. Population Characteristics scores the rate of negative health conditions and access to
opportunities, such as asthma, cardiovascular disease, linguistic isolation, poverty, unemployment, and housing cost
burden. For each indicator, as with the cumulative impact, a low score reflects positive conditions.

As shown in Figure 7-19, CalEnviroScreen 4.0 Map, the Delta areas north of Mountain House and extending to the
northern edge of the county in Thornton are all considered disadvantaged communities under SB 535. In these areas,
highest-scoring contributing factors include impaired waters, groundwater threats, drinking water quality, poverty, and
unemployment. Large sections central and south Stockton as well as surrounding unincorporated areas like French
Camp, Taft Mosswood, Kennedy, August, Country Club, Lincoln Village, and parts of Garden Acres are also considered
disadvantaged communities under SB 535. In the Country Club area, lead from housing is also a notably high-scoring
factor, as it is in several areas within Stockton and in the Garden Acres area. The majority of the Lathrop area is also
considered a disadvantaged community, as are unincorporated areas to the east of Manteca and areas on the east
side of Lodi. On the east side of Manteca, hazardous waste, drinking water quality, and pesticide exposure are primary
factors in this rating. Drinking water contaminants, groundwater threats, cleanup sites, hazardous and solid wastes,
and pesticides were also identified as concern in the areas in and around Lathrop. In east Lodi, the highest-scoring
issues were socioeconomic, including poverty, unemployment, linguistic isolation, and low education attainment.

Areas of San Joaquin County with the most positive rankings included part of the Woodbridge community, the Dogtown
area, and part of the Clements community. Incorporated areas with more positive CalEnviroScreen scores include
much of south and west Tracy, the neighborhoods of Stockton near University of the Pacific and Brookside Country
Club, northwest Stockton, and west Lodi.

Many agricultural areas in the Central Valley have less positive CalEnviroScreen scores, likely due to lower-income
areas and possible exposure to environmental contaminants related to agriculture, such as pesticides, water
contamination, and solid waste from livestock. Rural areas of the Sierras, to the east, tend to have more positive
CalEnviroScreen scores, due to lower levels of agricultural pollution and traffic. In the Bay Area and Sacramento region,
less positive CalEnviroScreen scores tend to be in more urban areas rather than lower-density or suburban areas, and
these are more often related to a mix of poverty factors, traffic pollution, lead from housing, and impaired water quality.

Housing Element
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To support more positive environmental conditions, the Housing Element includes the following programs:

Program 4-3: Seek funding to implement additional rehabilitation programs, including grants to allow rental
and owner-occupied houses in the county to remediate lead-based paint hazards.

Program 4-5: Coordinate with the San Joaquin Valley Air Pollution Control District (Valley Air District) and
Central Valley Regional Water Quality Control Board to conduct program outreach and pursue funding for
improvements that would promote place-based revitalization.

Additionally, other chapters of the 2035 General Plan contain programs with the goal of improving environmental
conditions throughout the county, including, but not limited to:

Program PHS-5.1: Participate in programs to monitor harmful air contaminants to determine their impacts.

Program PHS-5.2: Coordinate with the San Joaquin Valley Air Pollution Control District (SJVAPCD) during
the review of new development projects that have the potential for causing adverse air quality impacts.

Program PHS-5.7: Require new development projects to implement all applicable best management
practices that will reduce exposure of sensitive receptors (e.g., hospitals, schools, daycare facilities, elderly
housing, and convalescent facilities) to toxic air contaminants.

Program PHS-5.8: Strive to minimize motor vehicle emissions through land use and transportation strategies,
as well as by promotion of alternative fuels.

Program PHS-5.9: Support SJVAPCD efforts to reduce PM1o and PM. 5 emissions from construction, grading,
excavation, and demolition to the maximum extent feasible and consistent with State and federal regulations.

Program PHS-5.10: Require PMy and PM,s emission reductions on County-maintained roads to the
maximum extent feasible and consistent with State and federal Regulations.

Program PHS-7.2: Strive to ensure that hazardous materials and wastes do not contaminate air, water, or
soil resources.

Program NCR-3.3: Support multi-jurisdictional groundwater management that involves adjacent groundwater
basins.

Program NCR-3.4: Support efforts to eliminate sources of pollution and clean up the County’s waterways and
groundwater.
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Transportation Mobility

Multiple transportation systems exist to serve residents of San Joaquin County. Services offer connections within
incorporated areas, between separate areas of the county, and to broader regional destinations (see Figure 7-20,
Transit Routes and Stop Areas by Agency). These transportation systems are critical to serve the large capacity of
residents and commuters. Over 100,000 people commute to and from San Joaquin County daily.'3 Almost half of these
commuters travel to the San Francisco Bay Area where compensation is higher on average. There are also significant
commuters between counties to the north, east, and south, with most commuters entering San Joaquin County from
these areas. There are almost twice as many commuters who travel within the county.!" The existing transportation
systems connect these varied areas; however, rural connections are less available. To increase connectivity throughout
these areas, accessibility and demand services are available.

The largest transportation provider in the county is the San Joaquin Regional Transit District (RTD). This agency offers
a wide range of transit systems that provide intercity, interregional, and rural service. There are also multiple other bus,
rail, and rideshare agencies in the county that contribute to creating broad connectivity. The extent of many of these
agencies, and the largest service of the San Joaquin RTD, is fixed-route bus transportation within the cities in the
county.

San Joaquin RTD offers dozens of fixed-route bus lines throughout the City of Stockton. Most of these lines are local
routes that operate within the city of Stockton on weekdays and weekends. There is one stop in unincorporated county
land just south of Stockton and six stops just east of the city. In addition, the agency offers five inter-city connection
routes to other cities, such as Manteca, Tracy, Lathrop, Ripon, and Escalon. These fixed-route lines operate on
weekdays and only include stops within the limits of the cities that they serve. However, these lines may deviate up to
a mile from the route with a reservation. Many of these cities have additional local bus transit systems, which include
the Lodi Grapeline, Manteca Transit, Tracy Tracer, Escalon eTrans (demand-response transit only), and Ripon
Blossom Express.

A portion of the San Joaquin RTD bus transit lines allow for alternate stops within one mile of the traditional service
line. Seven fixed routes in Stockton and the five inter-city routes provide this service. This expands the metro bus
service to almost every part of the city of Stockton and expands the County bus service beyond the inter-city route that
covers Stockton, Tracy, Lodi, Manteca, Ripon, Lathrop, and Escalon. This service may be used with a reservation on
weekdays from 5:30 a.m. to 9:00 p.m. Many of the buses are equipped with ramps and kneeling capacity to
accommodate broader accessibility. Even more, the San Joaquin Access Pass allows Americans with Disability Act
(ADA)-certified passengers to ride certain fixed-route services for free.

Beyond the cities, other transit services are offered to connect rural areas. San Joaquin RTD has also recently deployed
Van Go!, which is an on-demand rideshare service throughout the county. For a fee, passengers may call or reserve
a ride with Van Go! for curb-to-curb transportation. This service is available from 8:00 a.m. to 5:00 p.m. every day. San
Joaquin RTD also offers an ADA rideshare service where passengers may call or reserve a ride. This service may be
used on routes comparable to fixed routes. This service is offered from 5:20 a.m. to 10:12 p.m. on weekdays and from
7:00 a.m. to 7:44 p.m. on weekends. Curb-to-curb programs also operate in the cities of Manteca, Escalon, and Tracy.
Additionally, private ride-sharing providers offer services throughout the county. Although most transportation systems

13 Michael, J. A., Pogue, T. E. (2015). Commuting in the North San Joaquin Valley. University of the Pacific Center for Business
and Policy Research. https://www.pacificcbpr.org/wp-content/uploads/2022/07/3.NSJV-Commuting.pdf
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available are within cities, additional resources expand the service. With these varied services, San Joaquin RTD offers
transportation throughout the county.

At a larger scale, there are several inter-regional transportation systems that connect San Joaquin County to
neighboring regions. The San Joaquin County RTD has a commuter service that makes inter-city stops on a route that
goes north to Sacramento and southwest to San Jose. Similarly, the Altamont Corridor Express (ACE) also offers a
commuter service from Stockton to San Jose. This service has three inter-city stops in San Joaquin County and offers
four hourly morning trips westbound and four hourly evening trips eastbound. Rail service is offered by Amtrak, which
stops in Stockton and connects to Sacramento, the San Francisco Bay Area, and Fresno County. Additionally,
Greyhound bus stops are in Stockton, Tracy, and Lodi, and they connect to various stops in the Sacramento area, the
Bay Area, and the San Joaquin Valley. These inter-regional systems offer connections to neighboring regions but are
centrally located only in incorporated areas, especially Stockton.

Active transportation is supported through several regional policies. Measure K is a half-cent tax for transportation
projects and funds a wide variety of projects and programs. This policy has been renewed until 2041. One program,
the Active Transportation Program, supports increased bicycle and pedestrian mobility and safety throughout the
county. Through this program, dozens of miles of Class |, II, and Il bicycle thoroughfares have been developed in
major cities and continue to grow. However, there are currently only 16 miles of Class Il (shared use road) bicycle
thoroughfares in the unincorporated county. Additionally, the San Joaquin, Stanislaus, and Merced County
Transportation planning agencies have supported the development of Dibs. Dibs is a program that helps transit users
plan routes and connect to different transportation systems.

San Joaquin County has many varied transportation systems that offer local, inter-city, countywide, and inter-regional
transit services. The most robust service is offered in major cities such as Stockton, which have local and inter-city
fixed-routes. These cities are also the locations of inter-regional transit stops. Local services are offered more broadly
while most inter-regional services are offered at limited times. There are also on-demand call and reservation services
that provide connection for unincorporated areas. Van GO! and ADA accessibility programs offer curb-to-curb rides to
anyplace in the county. These extended programs help to connect more rural communities with more robust systems.
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FIGURE 7-20 TRANSIT ROUTES AND STOP AREAS BY AGENCY
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Sites Analysis: Environment, Jobs, Education, and Transportation

As is shown in Table 2 in Appendix B, the largest percentage of the unit capacity, 67.15 percent, is within Mountain
House. This includes nearly half of lower-income unit capacity. All three of the census tracts with unit capacity received
a score of 1 under the TCAC Education rating, which is the highest possible score. This area had medium
CalEnviroScreen scores in the 58th percentile for all three tracts. When considering the Housing and Transportation
cost index for the area, areas in the central parts of Mountain House tended to spend more than 70 percent of their
income on housing and transit, while those in the tract surrounding the center paid only 27 percent of their income
toward housing and transit, which could either be indicative of the lower cost of housing farther from the center of
Mountain House or that more residents of the surrounding area work in agricultural occupations. It is estimated that
the development of lower-income housing in this area will give children in lower-income households access to better
education outcomes. However, new residents of this area may have longer commute times than residents of areas
closer to Stockton.

Census tract 52.25, just north of Tracy, also had an education score of 1 as ranked by TCAC and a CalEnviroScreen
score in the 58th percentile. However, residents in this area paid a smaller percentage of their income toward housing
and transportation costs compared to residents of central Mountain House (67 percent) and many sites identified in
this area were within 0.5 miles of a San Joaquin RTD transit stop. The Banta/Stoneridge area, also near Tracy, had a
high TCAC Education score of 0.91, and the 2.41 percent of lower-income unit capacity in this tract will allow lower-
income learners to attend school in an area with higher education outcomes. Residents paid a similar percentage of
their income toward housing and transportation compared to those of tract 52.25 (69 percent), though this area had
less positive environmental scores under CalEnviroScreen, potentially due in part to its proximity to a large logistical
distribution center. However, the potential low-income sites identified in this tract are not adjacent to the logistics center.

The community of Lockeford, where 8.13 percent of the RHNA inventory is located, has similar CalEnviroScreen scores
to Mountain House and the area north of Tracy (66th percentile), as well as similar average combined costs of housing
and transportation (63 percent). However, the area had a slightly less positive educational score than Tracy or Mountain
House (0.67). The unit capacity in this area is predominantly moderate-income (19.06 percent of moderate-income
capacity), with only 1.29 percent of lower-income unit capacity in this area. It is not expected that including affordable
housing capacity in an area with moderately performing schools will reinforce negative education outcomes for students
living in those homes.

The census tract that includes the very rural areas of Terminous and Thornton has a similar education score to
Lockeford (0.61), but lower costs of housing and transportation (46 percent of household income spent on these costs)
and a less positive CalEnviroScreen rating (81st percentile). Both the lower cost of transportation and lower
CalEnviroScreen rating may be due to the close proximity to agricultural operations, as these can have an adverse
effect on the environment due to possible use of environmental contaminants, and residents may work on farms or
related processing operations. By identifying 4.83 percent of lower-income unit capacity in this area, it is estimated that
employees of farms or other agricultural operations will be able to access more affordable housing closer to their place
of work, located within an area of moderately performing schools. Other tracts with more positive CalEnviroScreen
scores tend to be farther from Stockton, but also include less than 1 percent of RHNA units.
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Many other areas of San Joaquin County have less positive education scores as well as CalEnviroScreen scores,
particularly in the areas around Stockton. Many of these communities are considered disadvantaged communities
under SB 535. For example, in the French Camp and Taft Mosswood areas, the two census tracts with RHNA unit
capacity have CalEnviroScreen scores in the least positive decile and the education scores in the least positive quartile.
These two tracts include a combined 5.26 percent of the total RHNA unit capacity, including 9.81 percent of the lower-
income unit capacity. Tract 8.02, which is mostly within Stockton but also includes an unincorporated “island” area
south of Country Club, also has a CalEnviroScreen score of 99 and an education score in the least positive quartile.
This tract does not include any lower-income unit capacity. Though educational and environmental scores tend to be
less positive in the unincorporated areas adjacent to Stockton, housing developed in these areas would have the
benefit of close proximity to Stockton RTD’s network of transit routes, which can lower household transportation costs,
as well as employment opportunities within Stockton itself. Residents of tracts near Stockton tend to pay less of their
income toward the combined costs of housing and transportation. RHNA inventory sites in unincorporated areas near
Tracy are also mostly near to the city’s transit routes, though residents have similar combined housing and
transportation costs to areas farther from Stockton.

Special Housing Needs
Population with a Disability

Countywide, 12.5 percent of residents of all ages report having a disability, and the most commonly reported disability
is ambulatory difficulty (see Figure 7-21, Percentage of Population with a Disability). Few areas of San Joaquin
County have disability rates greater than 20 percent. Census tracts in the unincorporated county where more than 20
percent of the population report having a disability include the unnamed areas east and south of Garden Acres (28.8
and 23.5 percent), the area north of Mountain House and west of Stockton (24.7 percent), and Morada (22.6 and 20.0
percent). These areas may have more senior residents, as over a third of seniors aged 65 or above in San Joaquin
County (38.8 percent) report at least one disability as of the 2016-2020 ACS.

Within incorporated areas, downtown Stockton and several areas of north Stockton also have higher rates of residents
with disabilities, as does the far east side of Manteca. Many of these areas are likely to have these increased rates due
to the presence of one or more housing complexes for seniors, who tend to have more disabilities, or residential care
facilities for people with disabilities.

Regionally, nearby communities in the Sierras tend to have higher rates of residents with disabilities than most
communities in San Joaquin County, including in areas with higher concentrations of senior housing, care homes, and
memory care facilities in the SR-49 corridor. In Stanislaus County to the south, the few areas with higher concentrations
of residents with disabilities are located primarily in Modesto. Similarly, in Sacramento County, areas with higher
concentrations of residents with disabilities are mostly within Sacramento or adjacent communities, with another
located in the census tract overlapping parts of Galt and Herald. In Contra Costa County, residents with disabilities
tend to be concentrated in suburban and exurban areas. In Solano County, a few large census tracts within the Delta
area include concentrations of residents with disabilities, which is a continuation of the pattern in the Delta area north
of Mountain House.
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To support the development of housing for community members with disabilities, the County has included relevant
actions in the following programs in the Housing Element.

Program 2-1: Support affordable housing development for special-needs groups, including seniors; persons
with disabilities, including developmental disabilities; female-headed households; and homeless persons to
reduce the displacement risk for these residents from their existing homes and communities.

Program 3-2: Continue to implement State requirements to include accessibility in housing and public facilities
for persons with disabilities. Also, the County will create a public information brochure on reasonable
accommodation and provide that information on the County’s website.

Program 3-5: Update the Development Title to remove barriers to housing for special-needs groups by
amending the Development Title to allow residential care facilities for six or fewer persons in accordance with
Health and Safety Code Section 1568.0831, and allow residential care facilities for seven or more persons
only subject to those restrictions that apply to residential uses in the same zone, in accordance with the
County’s definition of family.

Program 3-6: Meet with the Valley Mountain Regional Center to implement an outreach program that informs
families in the county about housing and services available for persons with developmental disabilities.
Continue to ensure new developments comply with standards in the Americans with Disabilities Act (ADA) for
persons with disabilities. Encourage “universal design” features, such as level entries, larger bathrooms, and
lower kitchen countertops to accommodate persons with disabilities. Encourage multifamily housing
developers to designate accessible and/or adaptable units to be affordable to persons with disabilities or
persons with special needs.
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FIGURE 7-21 PERCENTAGE OF POPULATION WITH A DISABILITY
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Family Status and Female-Headed Households

According to the 2020 ACS, 19.6 percent of households in the unincorporated county were headed by a single female
householder, and 3.9 percent of households in the unincorporated county were headed by a single female householder
living with children under 18 (see Figure 7-22, Percentage of Population in Female-Headed Households). Both
rates are lower than the countywide rates of 25.1 percent and 5.8 percent of households, respectively. Single-parent
householders with children may struggle to access affordable housing with only one income and may receive unequal
treatment in the rental housing market. On average, women employed full-time earn only 83.7 percent of what men are
paid, a gap that is greater among Black and Hispanic women. '

Within San Joaquin County, the highest concentrations of children in households with a single female householder are
typically within incorporated areas, particularly central Stockton and Manteca. Most areas have rates of children in this
household type of under 20 percent, and very few unincorporated areas have rates over 30 percent. The census tract
that includes part of the unincorporated community of Kennedy has a rate of children in female-headed households of
43.4 percent, but this tract includes part of Stockton. As such, it's difficult to determine how many children in these
households are in the city or in Kennedy. The fully unincorporated census tract with the highest rates of children in this
household type within the unincorporated areas is the tract that includes Collierville, Acampo, Cooper Corner, and
Woodbridge, where 36.9 percent of children live in this household type. However, this area has a moderate median
household income of $74,107 and a low rate of residents living in poverty (5.6 percent). In the census tract that includes
Terminous, 30.6 percent of children live in households with single female householders. This tract has one of the lowest
median incomes in the county, $45,250, which may be related to a higher percentage of single-parent households, and
one of the higher rates of residents in poverty in the unincorporated county (26.1 percent).

The tendency toward higher concentrations of children in this household type within incorporated areas is common
throughout the region, including Modesto, Sacramento, and the Bay Area, with some exceptions. In the unincorporated
community of Copperopolis in Calaveras County, 61.4 percent of children on the south side of the community live in
this household type; however, this community is very small and so the rate may be skewed by a small number of
children or households. A similar situation may exist in the unincorporated census tract between Rancho Murieta and
Wilton in Sacramento County, where 46.3 percent of children live in households with single female householders.

To support the development of housing that could be affordable to a lower-income, single-parent household, the County
has included the following Housing Element programs.

" Program 1-3: Facilitate development of residential units in commercial zones and mixed-use projects that
include affordable units, by providing incentives including, but not limited to, priority project processing, delay
of development or impact fee payment, supporting developers with infrastructure upgrades, and helping
affordable housing developers to secure financing.

" Program 2-1: Work with housing developers to expand opportunities for affordable lower-income housing for
special-needs groups, including female-headed households, by creating partnerships, providing incentives,
and pursuing funding opportunities.

14 Chun-Hoon, W. (2023, March 14). "5 Fast Facts About the Wage Gap." US Department of Labor.
https://blog.dol.gov/2023/03/14/5-fast-facts-the-gender-wage-gap#:~:text=Stats.,for%20Black%20and%20Hispanic%20women.
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"  Program 2-3: Streamline the ADU approval process, provide public education, and promote ADU
development throughout the unincorporated county.

"  Program 2-4: Continue to implement the County’s GAP Loan Program, which provides deferred, down
payment assistance loans to low income, first-time homebuyers for the purchase of newly built homes as a
part of the County's home construction program.

®  Program 2-5: Seek State and federal funding specifically for lower-income housing, including funding targeted
specifically for the development of housing affordable to extremely low-income households.
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FIGURE 7-22

PERCENTAGE OF POPULATION IN FEMALE-HEADED HOUSEHOLDS
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Sites Analysis: Special Housing Needs

As shown in Table 3 in Appendix B, none of the census tracts with RHNA sites inventory have populations where
more than 25 percent of residents have a disability. Therefore, the development of RHNA units of any income level are
not expected to exacerbate any concentrations of residents with disabilities. The development of lower-income units in
areas with low concentrations of residents with disabilities may create new opportunities for lower-income residents
with disabilities within these areas. Census fracts in the Morada area have higher percentages of residents with
disabilities compared to other areas, as does census tract 14, an unincorporated “island” within Stockton, which may
be due in part to the higher percentage of residents over the age of 65 in these areas. A relatively small percentage of
the overall RHNA unit capacity is in these areas (0.62 percent in Morada and 0.01 percent in tract 14).

Most areas of the county where RHNA inventory capacity was identified have low rates of children living in female-
headed households, below 25 percent. One notable departure from this pattern is in census tract 22.02, which includes
part of the community of Kennedy. In this tract, 43.4 percent of children are in female-headed households. No lower-
income unit capacity was identified in this census tract, but 1.61 percent of lower-income unit capacity was identified
in nearby tract 21, where only 28.3 percent of children live in female-headed households. It is estimated that this
capacity for lower-income housing will create opportunities for lower-income, female-headed households without
exacerbating any existing concentration of female-headed households within tract 22.02.

Similarly, in the community of Garden Acres, 1.02 percent of lower-income unit capacity has been identified in tract
27.01, where 9 percent of children live in female-headed households, while no lower-income capacity was identified in
nearby tract 27.02, where 26.5 percent of children live in female-headed households. It is estimated that this will allow
lower-income female-headed households to have affordable housing opportunities in their community without over-
concentrating female-headed households in one census tract.

Though 4.83 percent of lower-income unit capacity was identified in the census tract that includes Terminous and
Thornton, where 30.6 percent of children live in female-headed households, this tract is large and very rural, and it is
estimated that the high percentage of children in female-headed households may be influenced by the relatively small
number of households overall.

In Mountain House, where the largest share of lower-income unit capacity was located, fewer than 5 percent of children
in each of two of the three tracts live in female-headed households. In the third, 24.2 percent of children live in female-
headed households. It is estimated that the development of lower-income housing in this area would create housing
mobility opportunities for lower-income female-headed households without creating an overconcentration of this
household type.

Farmworkers

According to the 2022 USDA Census of Agriculture, 16,068 farmworkers were employed in the county on 1,534 farm
operations. Just under half of workers, 44.3 percent, worked for less than 150 days. The 2016-2020 ACS estimates
that 6,445 residents of the unincorporated county work in agriculture, forestry, fishing and hunting, and mining.
However, migrant workers have historically been undercounted by the Census and ACS, due in part to missing
addresses in the Census rolls and the use of "low-visibility" housing units, such as groups of households at a single
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address, or using garages or basements as residences.'® As such, there may be more farmworker residents in the
unincorporated county than were reported.

As of September 2023, the HCD Employee Housing Facilities Permit Services database reports 42 active units of
employer-provided farm housing facilities with non-expired permits consisting of on-site structures or contracts with
hotels. An additional 45 employees are listed as being housed in sites that are active but potentially have expired
permits. Several additional permits have been provided to other hotels or on-site structures but are not currently active
or occupied. Monitoring of several other sites is provided by the San Joaquin County Environmental Health Department,
including sites in Holt, Lodi, and areas surrounding Stockton, but the number of employees served at each site is not
provided by the database. Of the active facilities listed in the Permit Services Database for which enforcement is
provided by HCD, all are within the greater Stockton area, many within the city limits. One hotel facility serving 24
employees with H2-A visas is in the August area.

Housing for farmworkers can also be secured directly by farmworkers through the open rental market that is not specific
to farmworkers. Housing provided in this manner can be difficult to quantify without a survey, as there is no central
listing of these units.

Citizens, noncitizens with permanent status, and H-2A visa workers are eligible for public housing, HCVs, USDA rural
rental assistance, and Section 8 project-based rental assistance. Farmworker housing provided by the San Joaquin
County Housing Authority is in Lodi and French Camp (seasonal migrant centers) as well as Thornton (year-round).
Housing at seasonal migrant centers costs between $11.50 and $12.50 per day, or between $345 and $375 for a 30-
day month. Only families qualify for seasonal units, and the units are open from May through October. For farmworkers
with proof of permanent residence, rent in the year-round housing community in Thornton varies between $501 and
$698 per month. These rates are significantly lower than median rents in the county, but because there are so few
units available in these developments, and because this housing is not available near other agricultural areas of the
county, there is likely a significant need for more farmworker housing.

To facilitate the development of additional housing that can accommodate farmworkers’ needs, the County has
included the following Housing Element programs.

"  Program 3-3: Seek partnerships and regularly meet to monitor the farmworker housing need and to discuss
opportunities and potential sites suitable for new housing for farmworkers, as well as existing farmworker
housing developments that need rehabilitation and preservation. Offer incentives such as density bonuses,
streamlined processing, and the minor deviation process to facilitate development of farmworker housing.
Conduct biannual outreach to the owners of agricultural properties in the inventory to provide them with
information about the available opportunities for developing employee housing on their site. Provide technical
support and offer incentives to housing developers in the application of funds for farmworker housing. Meet
with developers of farmworker housing at least twice during the planning period to identify any constraints to
employee housing development and will market the agricultural sites inventory to these developers. For new
affordable housing projects developed with County assistance, incentives, and/or subject to County
requirements, the County will require that the developers give qualified farmworker households a preference
for 15 percent of the new units.

15 Grantmakers Concerned with Immigrants and Refugees, 2016, October, "California Counts! Reducing Census 2020
Undercount." https://www.gcir.org/resources/california-counts-reducing-2020-census-undercount.
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®  Program 3-4: Continue to update its inventory of existing farmworker housing and document conditions of
housing during the annual inspection process. Work through its Code Enforcement efforts and housing
rehabilitation programs to improve conditions in farmworker housing.

Sites Analysis: Proposed Farmworker Housing Sites

As part of its sites inventory, the County identified a set of parcels in areas with land use and zoning designations for
agricultural uses that are expected to be developed with housing to accommodate farmworkers. All are expected to be
developed at prices that are affordable to lower-income households due to the nature of farmworker salaries. As is
shown in Table 4 in Appendix B, the majority of these sites (75.6 percent) were identified in tracts that were determined
to be either highest or high resource areas by TCAC, including two areas that were identified as RCAAs (tracts 50.03
and 55.02). Only two low-resource areas were included (tracts 51.31 and 36.02), with 13.4 percent of farmworker unit
capacity identified in these two tracts. No farmworker housing capacity was included in areas that were designated
areas of high segregation and poverty.

More than half (57.3 percent) were identified in areas with TCAC education domain scores in the most positive quartile,
and 84.1 percent were identified in areas with education domain scores over 0.5, which represents positive educational
opportunity for children living in farmworker households. Of the 15 census tracts where farmworker housing sites were
identified, only one is considered a disadvantaged community under SB 535 (tract 51.31), and only 6.1 percent of
farmworker housing capacity was identified in this tract.

Substandard housing conditions were a significant concern identified in the Farmworker Health Study completed by
UC Merced, particularly housing that requires significant repairs, has poor ventilation or water damage, is overly hot or
cold, or has mold or active water leaks. Though housing that is more than 30 years old is not necessarily substandard,
older housing tends to be more likely to need significant repairs or habitability upgrades. Of the units of farmworker
housing that are projected to develop on the sites identified, 39.0 percent are in census tracts where the majority of
housing units were built in or before 1989, including 7.3 percent in areas where the majority of housing units were built
prior to 1939. The construction of new farmworker housing in any area will create new opportunities for farmworkers in
substandard housing conditions to live in safer conditions, but this may be particularly true in the tracts with
predominantly older housing.

Because many farmworkers live in rented housing, the availability of rental housing in areas near agricultural
employment opportunities is an important consideration. In 10 of the 15 census tracts where farmworker housing unit
capacity was identified (including 63.4 percent of unit capacity), renter households make up less than 33 percent of the
total number of households, indicating a need for more rental housing to avoid overcrowding conditions. Just over half
of the farmworker unit capacity (51.2 percent) was identified in areas where more than 25 percent of renter households
overpay for housing. Additional rental housing in these areas may also have the benefit of allowing farmworkers to
access housing that is priced for farmworker incomes rather than finding higher-priced housing in the general rental
market.
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Overcrowding and Overpayment
Households Experiencing Overcrowding

Overcrowding occurs when the number of people living in a household is greater than the home was designed to hold.
The U.S. Census Bureau considers a household overcrowded when there is more than one person per room, excluding
bathrooms, hallways, and kitchens, and severely overcrowded when there are more than 1.5 occupants per room. A
typical home might have a total of five rooms that qualify for habitation under this definition (three bedrooms, living
room, and dining room). If more than five people were living in the home, it would be considered overcrowded.
Overcrowding is strongly related to household size, particularly for large households, and the availability of suitably
sized housing. A small percentage of overcrowded units is not uncommon, and often includes families with children
who share rooms or multigenerational households. However, high rates of overcrowding may indicate a fair housing
issue resulting from situations such as two families or households occupying one unit to reduce housing costs
(sometimes referred to as “doubling up”). Situations such as this may indicate a shortage of appropriately sized and
affordable housing units as overcrowding is often related to the cost and availability of housing and can occur when
demand in a jurisdiction or region is high.

Countywide, the rate of overcrowding at any level is 7.9 percent, with 5.7 percent of households experiencing
overcrowding of 1.0 to 1.5 occupants per room, while 2.2 percent of households experiencing severe overcrowding of
more than 1.5 occupants per room. In unincorporated areas, the rates of overcrowding are slightly higher at 8.6 percent
of households experiencing overcrowding, with 6.6 percent of households experiencing overcrowding of 1.0 to 1.5
occupants per room, and 2.0 percent experiencing severe overcrowding of more than 1.5 occupants per room.

However, overcrowding is not experienced equally across unincorporated county areas. In many unincorporated
communities in San Joaquin County, fewer than 5 percent of households experience overcrowding (Figure 7-23,
Households Experiencing Overcrowding). This includes the unincorporated communities of Terminous, Thornton,
Victor, and the south side of Lockeford, Morada, Linden, Peters, and Farmington.

Areas in the unincorporated county with approximately average rates of overcrowding include the large tract between
Terminous and Mountain House (7.9 percent of households experiencing overcrowding), Collierville, Coopers Corner,
north Woodbridge, and Acampo (6.2 percent of households), Dogtown (5.0 percent), north Lockeford (5.6 percent),
and several tracts to the southeast of Stockton that do not include any CDPs (between 5.1 and 9.7 percent of
households).

Most of the county's highest rates of overcrowding are within incorporated cities, including several central
neighborhoods in Stockton, the northeast side of Lodi, and a small area of north Tracy. Unincorporated communities
and areas with the highest rates of overcrowding include:

®  French Camp (19.5 percent of households),
®  Mountain House (18.6 percentin one tract, 12.6 percent in another, and 1.9 percent in the northernmost tract),

= Kennedy (17.6 percentin one tract, 15.3 percent in another tract, and 3.0 percent in the southern tract covering
the community),

®  Garden Acres (15.6 percent in one tract and 9.7 percent in another)
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Moderate levels of overcrowding (10.0 to 15.0 percent of households) are experienced in several areas of the
unincorporated county, including:

= Census tract including north Tracy, Lammersville east of Mountain House (14.0 percent)
®  Census tracts to the west and south of Lodi (12.3 and 11.7 percent)

= Waterloo, Glenwood, and Noble Acres (11.0 percent)

Most adjacent counties follow a similar pattern of low rates of overcrowding (fewer than 10 percent of households) in
the unincorporated areas, with some neighborhoods of incorporated cities experiencing higher rates of overcrowding.
One possible exception is the unincorporated area to the northeast of Empire in Stanislaus County, though this large
census tract also includes a small portion of the city of Waterford. In the area of Contra Costa County adjacent to San
Joaquin County, the unincorporated community of Byron also experiences moderate rates of overcrowding, as does a
predominantly unincorporated census tract surrounding Galt in Sacramento County, which includes a very small area
of Galt.

To mitigate overcrowded conditions and assist larger households with accessing appropriately sized housing, the
County has included the following programs.

®  Program 2-1: Work with housing developers to expand opportunities for affordable lower-income housing for
special-needs groups, including large families. Promote the use of the density bonus ordinance, application
process streamlining, and fee deferrals to encourage affordable housing, with an emphasis on encouraging
affordable housing in high-resource areas and areas with limited rental opportunities currently.

"  Program 2-5: Seek State and federal funding specifically for lower-income housing, including funding targeted
specifically for the development of housing affordable to extremely low-income households, such as the Local
Housing Trust Fund program and Proposition 1-C funds. The County will also pursue available funding under
those State and federal programs that require its direct participation, such as CDBG and HOME Investment
Partnerships Program (HOME) funds.

®  Program 3-7: Expand regulatory incentives for the development of units affordable to extremely low-income
households and housing for special-needs groups, including persons with disabilities (including
developmental disabilities) and individuals and families in need of emergency/transitional housing. Prioritize
new opportunities in higher-resource areas.

® Program 3-8: Assist the Housing Authority with Housing Choice Voucher outreach to both landlords and
tenants and identify funding sources for landlord incentives, particularly in Racially Concentrated Areas of
Affluence.
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FIGURE 7-23 HOUSEHOLDS EXPERIENCING OVERCROWDING
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Cost Burden

HUD considers housing to be affordable for a household if the household spends less than 30.0 percent of its income
on housing costs. A household is considered “cost burdened” if it spends more than 30.0 percent of its monthly income
on housing costs, while those who spend more than 50.0 percent of their income on housing costs are considered
“severely cost burdened.”

Among Renters

The majority of census tracts in San Joaquin County have rates of overpayment that exceed 20 percent of renter
households according to the 2017-2021 ACS (see Figure 7-24, Renter Overpayment). Exceptions include tracts north
of Stockton but west of Woodbridge (2.6 percent), the southern area of Morada (0 percent), the area of Tracy just to
the south of Mountain House (16.6 percent), and two large census tracts covering north Ripon and extending to Escalon
(18.0 and 9.2 percent of renters). These areas are very low density and tend to have moderately higher median
household incomes (between $90,00 and $175,000), with the exception of the census tract just west of Escalon, which
has a median household income of $71,458.

However, there is not a direct relationship between higher-income areas of the county and low rates of renter
overpayment. The south side of the Mountain House community, part of Lammersville, and the area immediately
surrounding it have the county’s second-highest rate of renter overpayment, at 93.0 percent of renter households, but
a median household income of $136,639. Fewer than 10 percent of households in this census tract live below the
poverty line. This suggests that renter overpayment is related to particularly high rental rates in this area. This rate
could also be influenced by the low numbers of rental units. On the north side of Mountain House, rates of renter
overpayment are more moderate, with the two census tracts having 24.9 and 27.0 percent of households experiencing
cost burden, respectively.

Other areas of the county with high rates of renter overpayment are in areas with lower median household incomes,
such as some unincorporated areas immediately adjacent to Stockton. Many of these areas have renter cost burden
rates of greater than 50 percent of households in part or all of the community. Unincorporated areas with high rates of
renter overpayment and low to moderate median household incomes include:

®  North side of Lockeford (80.0 percent)

= Country Club (71.5, 56.8, and 53.3 percent of households in three census tracts)
= Kennedy (66.3, 63.4, and 46.6 percent of households in three census tracts)

= North Morada (63.2 percent)

= West of Ripon and west side of Ripon (63.2 percent)

= West of Lodi, including the west side of Lodi (61.0 percent)

®  Taft Mosswood (57.3 and 35.4 percent of households in two census tracts)

®  Lincoln Village (57 and 54.1 percent of households in two census tracts)

®  August (52.8 and 48.7 percent)

®  Banta and Stoneridge (51.3 percent)
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These higher rates of renter overpayment are most typically found within cities, particularly Stockton, Manteca, and
Lodi. This may be related to lower wages in these areas and higher rental rates. In one census tract in the county,
located in southern Manteca, 100 percent of renter households experience cost burden. This area also has a median
household income of $126,410. This area is a small neighborhood predominantly made up of larger single-family
homes and so this rate may be related to a low number of rental households and high rental cost.

Rates of renter cost burden are more moderate to the south of Stockton, including French Camp (35.4 percent) and
the census fracts just north and south of Manteca and Lathrop (between 28.6 and 38.6 percent of renters). Census
tracts farther away from cities also have rates of renter overpayment that are still high but less extreme, including:

= Dogtown (49.5 percent)

= Collier, Acampo, Coopers Corner and Woodbridge (47.4 percent)

" Garden Acres (44.7 and 42.4 percent across two census tracts)

= Areas west of Stockton (44.2 percent)

= Waterloo, Glenwood, and Noble Acres (42.6 percent)

®  Terminous and Thornton and surrounding areas (37.4 percent)

= South side of Lockeford and Victor and areas to the east (32.9 percent)

= South of Lodi (31.0 percent)

®  New Jerusalem and Vernalis (28.6 percent)

® Linden, Peters, and Farmington and surrounding areas (27.6 percent)
Countywide, the median gross rent charged as of the 2017-2021 ACS was $1,608, compared to $1,870 statewide. To
have sufficient income to afford housing at the median rent without experiencing cost burden, a household must earn
at least $64,320. As previously discussed, the unincorporated communities of Garden Acres, Waterloo, Noble Acres,
New Jerusalem, Vernalis, and parts of the communities of Glenwood, August, Kennedy, Taft Mosswood, Country Club,

and Lincoln Village communities are within census tracts that have median household incomes lower than $55,000 per
year. Many of these communities have significant levels of renter overpayment.

Regionally, rates of renter overpayment tend to be low or moderate in lower-density areas farther south in the Central
Valley, with rates in cities trending higher throughout. Many areas of the Sierras have rates of renter overpayment
exceeding 50 percent, which may be related to lower availability of rental housing in more remote areas. To the east
and north, in both the Bay Area and Sacramento area, rates of renter overpayment tend higher than in much of San
Joaquin County, even outside of incorporated cities and within higher-income areas, which may be attributable to high
rental costs throughout those regions.

As part of Program 2-1, the County will work with housing developers to expand opportunities for affordable lower-
income housing, including through the use of the density bonus ordinance, application process streamlining, and
possibly fee deferrals to encourage affordable housing. This program will place an emphasis encouraging affordable
housing in high-resource areas and areas with limited rental opportunities currently, including Lockeford, Clements,
Banta, and Stoneridge; and parts of Morada, Kennedy, and Country Club. Similarly, the County will seek State and
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federal funding specifically for lower-income housing, including funding targeted specifically for the development of
housing affordable to extremely low-income households, such as the Local Housing Trust Fund program and
Proposition 1-C funds as part of Program 2-5. The County will also promote the development of accessory dwelling
units as part of Program 2-3, and will seek funding to establish an ADU incentive program that offers homeowners
financial assistance for constructing ADUs in exchange for placing a deed restriction on the unit for 10 years that would
limit rental rates for the ADU to rates affordable to lower-income households. Through Program 2-10, the County will
conduct outreach to religious institutions to make them aware of their development rights under SB 4 and provide
information about available County resources, technical assistance opportunities, and programs to support such
projects if available. The development of additional affordable housing through these four programs will create
opportunities for renters struggling with overpayment to move into housing that is priced more appropriately for their
income level. Additionally, as part of Program 2-7, the County will also determine the level of funds necessary to
develop an emergency rental assistance grant program and apply for such funds in order to implement this type of
program. The County will research the possibility of a Home Sharing program as part of Program 2-11 and implement
if feasible, which will create additional lower-income housing opportunities within the existing housing stock.

Housing Choice Vouchers

The Housing Choice Voucher (HCV) Program is an essential tool for housing mobility for renters who would otherwise
experience cost burden. The program extends rental subsidies to extremely low- and very low-income households,
including families, seniors, and the disabled. The program offers a voucher that pays the difference between the current
fair-market rent (FMR) as established by HUD and what a tenant can afford to pay (i.e., 30 percent of household
income).

As of August 2023, 4,102 households in San Joaquin County received rental assistance funds, 69 of which were in
unincorporated areas (see Figure 7-25, HCV Usage). At the same point in time, the HCV waiting list had 4,980
households on it. In 2021, HCV usage in San Joaquin County centered around Stockton, Manteca, and parts of Lodi,
including unincorporated communities adjacent to the cities. In the unincorporated communities of Kennedy, Morada,
and Country Club, more than 5 percent of renters in all or part of the community used HCVs, including 20.9 percent of
renters in the census tract, including west Kennedy and the adjacent neighborhood of Stockton. A small number of
renters in the area around Mountain House and north Tracy also used HCVs, around 2.3 percent. Many communities
in the unincorporated area did not have any renters that used HCVs.

Use of HCVs is generally higher in the Bay Area and Sacramento area, and lower in adjacent counties in the Sierras.
Within Stanislaus County, to the south, HCV usage follows similar patterns to San Joaquin County in that it's higher in
and around incorporated cities and that many unincorporated areas away from cities have no HCV users.

To help prevent and address housing cost burden in renter households, the County has included the following Housing
Element programs.

®  Program 2-1: Support the development of additional units of affordable housing, including by promoting the
use of the density bonus in high-resource areas and areas with limited rental opportunities, streamlining the
permitting process for affordable housing, and facilitating the approval process for land divisions, lot line
adjustments, and specific or master plans that result in parcel sizes that enable affordable housing
developments.

" Program 2-3: Promote the development of ADUs and target outreach in higher-opportunity areas.
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"  Program 2-5: Seek State and federal funding specifically for lower-income housing, including funding targeted
specifically for the development of housing affordable to extremely low-income households, such as the Local
Housing Trust Fund program and Proposition 1-C funds. The County will also pursue available funding under
those State and federal programs that require its direct participation, such as CDBG and HOME Investment
Partnerships Program (HOME) funds.

®  Program 2-7: Identify a partner organization to provide eviction prevention legal aid services and identify
funding to support this service.

®  Program 3-7: Expand regulatory incentives for the development of units affordable to extremely low-income
households and housing for special-needs groups, including persons with disabilities (including
developmental disabilities) and individuals and families in need of emergency/transitional housing. Prioritize
new opportunities in higher-resource areas.

® Program 3-8: Assist the Housing Authority with Housing Choice Voucher outreach to both landlords and
tenants and identify funding sources for landlord incentives, particularly in Racially Concentrated Areas of
Affluence.
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Among Homeowners

Cost burden among homeowners follows different patterns than those of renters in San Joaquin County, with many
areas farther from city centers having higher rates of cost burden. The census tract to the west of Stockton has a
homeowner overpayment of 85.1 percent, though this may be skewed by a low overall number of homeowner
households (201 households, as of the 2017-2021 ACS). Additionally, the predominantly unincorporated census tract
just south of Garden Acres has a homeowner overpayment rate of 73.4 percent. See Figure 7-26, Housing Cost
Burden Among Homeowners.

Large areas to the north, east, and south of Stockton have rates of owner overpayment between 40 and 60 percent.
These include the census tracts that include:

Kennedy (56.0, 47.3, and 39.9 percent of owner households)

Areas just north of Escalon (55.0 and 52.7 percent)

Terminous and Thornton (53.8 percent of owner households)
Lammersville (51.8 percent and 28.5 percent)

Garden Acres (46.0 and 44.0 percent)

Banta and Stoneridge (44.9 percent)

Colliervile, Acampo, Coopers Corner, and part of Woodbridge (43.9 percent of owner households)
August (43.0 and 28.7 percent)

Linden, Peters, and Farmington (43.4 percent of owner households)
Country Club (42.3 and 38.4 percent of households)

The north area of Lockeford (41.8 percent).

Much of the remainder of the unincorporated county's census tracts had moderate rates of homeowner cost burden.
These include the census tracts that include:

The communities of Dogtown and Clements (39.4 percent of owner households)
New Jerusalem and Vernalis (37.0 percent)

The area south of Mountain House (32.9 percent)

The community of Victor and the south side of Lockeford (31.5 percent)
Chrisman (26.6 percent)

The tract including the north and south sides of Mountain House along with the area just to the east (28.5
percent)

French Camp (23.4 percent)
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Unlike the areas of highest rates of cost burden, many of the census tracts with moderate to high rates of owner cost
burden (between 20 and 60 percent) do not have a small number of owner households relative to the size of the
unincorporated communities therein. Overpayment is likely related to high housing prices in the area but may also
indicate high numbers of residents in owned housing whose incomes may have decreased after purchasing their
homes, for example due to retirement, unemployment, or underemployment. As discussed in Section 7.2, Existing
Needs Assessment, areas in the unincorporated county area have a higher population of residents aged 65 or over
(14.5 percent of residents) compared to the county as a whole (12.8 percent of residents). Within CDPs, communities
that had unemployment rates higher than the county average of 6.1 percent included Kennedy (12.2 percent), Linden
(10.3 percent), Taft Mosswood (10.3 percent), Garden Acres (9.8 percent), Lincoln Village (6.9 percent), and Country
Club (6.6 percent).

A small number of census tracts in unincorporated San Joaquin County have homeowner overpayment rates of less
than 20 percent. These tracts include the central areas of Mountain House (15.3 percent and 5.6 percent of owner
households), the southern edge of Morada (12.3 percent of owner households), most of Taft Mosswood (11.2 percent),
and the communities of Waterloo, Glenwood, and Noble Acres (16.8 percent of owner households).

In three census tracts within south Stockton, 100 percent of homeowners overpay for housing. However, there are very
few homeowner households in these census tracts overall (167, 40, and 3 homeowner households, respectively). Three
additional census tracts in Stockton have rates of overpayment greater than 50 percent, though two these areas also
have 100 or fewer owner households. Homeowner cost burden rates within Stockton, Lodi, and Manteca tend to be
less extreme and tend to be between 30 and 50 percent of owner households.

As discussed in Section 7.2, Existing Needs Assessment, a household of four with an income at the 2023 countywide
median of $100,300 would be able to purchase a home with a price of approximately $406,950 before they would begin
to experience cost burden due to mortgage payments. This calculation assumes a 90 percent loan at 6.75 percent
annual interest rate and 30-year term, and assumes taxes, mortgage insurance, and homeowners’ insurance account
for 21 percent of total monthly payments. According to Zillow, in 2021, the median sales price for homes in the Stockton
metropolitan statistical area was $462,326 and the median home value for San Joaquin County was $477,165,
indicating that a household of four with the countywide median income could likely not purchase a house in the area
without then experiencing housing cost burden.

High rates of owner overpayment are common in the unincorporated areas of most surrounding counties, with most
cost burden rates in these areas falling between 30 and 60 percent, suggesting that an income to housing cost
imbalance is not unique to San Joaquin County. The Mokelumne Hill and San Andreas areas of Calaveras County are
in a census tract with a particularly rate of high owner cost burden (61.3 percent of owner households), as does the
area just west of Turlock in Stanislaus County (65.6 percent of owner households) and part of the Knightsen community
of Contra Costa County (62.3 percent of owner households).

To assist homeowner households with the cost of living and prevent housing cost burden, the County has included the
following Housing Element programs.

" Program 2-1: Facilitate the approval process for land divisions, lot line adjustments, and/or specific plans or
master plans resulting in parcel sizes that enable affordable housing development and process fee deferrals
related to the subdivision for projects affordable to lower-income households.
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®  Program 2-4: Continue to implement the GAP Loan Program, which provides deferred, down payment
assistance loans to low income, first-time homebuyers for the purchase of newly built homes as a part of the
County's home construction program.

"  Program 2-6: Identify a partner organization to provide foreclosure prevention education, counseling, and
mediation services, and will identify funding to support these activities.

®  Program 4-1: Continue to provide low-interest and/or deferred loans to very low- and low-income
homeowners on a countywide basis to finance the cost of housing rehabilitation.

®  Program 4-2: Continue to provide low-interest loans to homeowners who reside in their home and have a
life-threatening or emergency home rehabilitation need that is verified by an inspector.

"  Program 4-3: Seek funding to implement additional rehabilitation programs, including the Lead Hazard
Control Program and a Rental Rehabilitation Program.

®  Program 6-3: Continue to apply for funding on an annual basis for the San Joaquin County Weatherization
program, which provides clients with basic weatherization services including installation services, safety
testing, home energy assessment, and energy education. Identify and apply for funds to assist developers of
lower-income housing in flood and dam inundation zones to incorporate flood mitigation measures in new
buildings, and for lower-income households to retrofit flood mitigation measures into existing homes, as well
as develop a program to distribute these funds when available.

Sites Analysis: Overcrowding and Overpayment

As is shown in Table 5 in Appendix B, only two census tracts with RHNA unit capacity have a rate of overcrowding at
more than 20 percent of households. Tract 15.01 in August includes 2.95 percent of lower-income unit capacity and
0.39 percent of moderate-income capacity, and tract 8.02 south of Country Club does not include any lower-income
unit capacity and 1.63 percent of moderate-income capacity. The development of these units in these areas will provide
additional affordable housing opportunities for residents of these communities and is therefore expected to improve
overcrowding conditions in these areas. Additionally, the distribution of lower and moderate-income housing is
expected to provide more housing mobility opportunities for lower-income households looking to move to higher-
opportunity areas

Many areas of the county with RHNA unit capacity have rates of renter cost burden at or above 50 percent of
households, particularly in the communities surrounding Stockton. It is estimated that any development of lower and
moderate-income housing either within these tracts or in adjacent tracts will provide new opportunities for lower and
moderate-income households to find housing that is affordable to them rather than overpaying for housing, thereby
improving conditions with regard to renter cost burden in these areas. The highest percentage of lower-income unit
capacity is located in Mountain House, which also represents the highest rate of renter overpayment of any tract with
RHNA unit capacity. In tract 52.23, which includes the areas on the north and south side of Mountain House, 93.0
percent of renter households overpay for housing. In this area, only 16.4 percent of households are renters, which
suggests a strong need for additional affordable rental housing in this area. It is estimated that the development of
22.73 of RHNA unit capacity in this census tract and 25.74 percent of lower-income capacity in the adjacent tract will
create much-needed affordable rental opportunities in this high-opportunity area. Similarly, in Lockeford, 80 percent of
renters overpay for housing and only 12.9 percent of households are renters. The inclusion of 1.29 percent of lower-
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income housing and 19.06 percent of moderate-income housing in this area is expected to increase the quantity of
affordable housing in this area and reduce the cost burden for renters.

Among homeowners, overall rates of overpayment tend to be lower than those of renters in communities where RHNA
inventory was identified. However, there are some notable exceptions. In tract 8.02, south of Country Club, 100 percent
of homeowners overpay for housing. This tract is fairly sparsely populated, with only 438 households overall and a
majority-renter population, so the extreme rate of overpayment may be biased by the small total number of
homeowners. However, this still indicates a strong need for more affordable owned housing opportunities. The inclusion
of 1.63 percent of moderate-income unit capacity in this area is expected to provide more affordable ownership housing
opportunities and therefore improve conditions with regard to homeowner cost burden in this area. Similarly, in tract
37, located on the southeast side of Stockton near Kennedy, 73.4 percent of owner households experience cost burden.
The development of housing on sites that represent 4.18 percent of the moderate-income unit capacity in the RHNA
inventory is expected to provide additional affordable owned housing opportunities for homeowners experiencing cost
burden.
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FIGURE 7-26 HOUSING COST BURDEN AMONG HOMEOWNERS
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Homelessness and Evictions

Homelessness is a fair housing concern, and it is often difficult to collect informative data that accurately reflects the
magnitude of the population at risk, resulting in undercounting. A Point-in-Time (PIT) count in 2024 found 1,254
individuals in shelters and 3,469 individuals without shelter in Stockton, Tracy, Lodi, and Manteca. The PIT count
conducted by the San Joaquin County Community Development Department and the Central Valley Low Income
Housing Corporation in late January 2022 was employed as described in Section 7.2, Existing Needs Assessment.

The 2022 count was only conducted in the cities of Stockton, Tracy, Lodi, and Manteca, due in part to limited resources
for completing the PIT in these areas and challenges in categorizing migrant workers within the HUD definitions of
unhoused persons. The majority of resources for homeless individuals are also located in these cities. A PIT count has
not been completed in the rural county area since 2005. As of 2022, Central Valley Low Income Housing Corporation
estimated that there were approximately 87 unsheltered persons in the unincorporated county. Though most homeless
community members tend to congregate in cities rather than the unincorporated county areas, some homeless
community members congregate in areas on the city fringes, including the Lincoln Village and Country Club areas
outside of Stockton. These communities are in closer proximity to services such as commercial areas and public transit.
However, the locations of specific, static encampments are not known. Emergency shelters are primarily provided in
Stockton, Lodi, Tracy, and Manteca. Through Program 3-1 of the Housing Element, the County will continue to pursue
State and federal funds to support existing shelters and will implement opportunities to provide additional shelter. As
new resources for homeless community members become available, the County will work with housing and service
providers to conduct outreach countywide, with additional outreach targeted in the Lincoln Village, Country Club,
French Camp areas, and the unincorporated area north of the City of Tracy where there are typically a higher
concentration of persons experiences homelessness.

Enroliment data related to homeless students is published through the California Department of Education’s California
Longitudinal Pupil Achievement Data System (CALPADS). While this is not reflective of the entire homeless population,
it may give an indication of where some concentrations of homeless community members are located. It is also worth
noting that homeless student data includes students who are “temporarily doubled up”, which is not captured by the
PIT count. This is the most common type of housing for homeless students in the county. In the 2022-2023 school
year, the non-continuation schools with the highest rates of students experiencing homelessness that served
unincorporated areas were French Camp Elementary (Manteca USD, 18.5 percent of students), Don Riggio School
(Lincoln USD, 12.1 percent of students), Earl E. Williams Middle School (Tracy Joint USD, 11.3 percent of students),
Stockton High School (Stockton USD9.2 percent of students), and Wanda Hirsch Elementary (Tracy Joint USD, 9.1
percent of students). French Camp Elementary serves the French Camp community and Earl E. Williams Middle
School serves the unincorporated area north of the City of Tracy, while other schools in this list serve both cities and
unincorporated areas. This may indicate a congregation of homeless community members in this area. Don Riggio
Elementary serves unincorporated island areas near the Brookside and Lincoln Village neighborhoods of Stockton in
addition to areas within the City of Stockton. Stockton High School serves large areas of the City of Stockton as well
as unincorporated areas on east and southeast edges of the city. Wanda Hirsch Elementary serves areas of central
Tracy as well as a small unincorporated area west of the city boundary. Most homeless students in these two schools
are living in a “temporarily doubled up” situation rather than living in shelters, hotels/motels, or living in unsheltered
situations.
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In September 2024, the County Board of Supervisors advanced an ordinance prohibiting camping on public property,
while also hearing a proposal from the County Probation Department to establish a safe camping location on County-
owned or leased land in order to provide an alternative to camping in public spaces. The Board of Supervisors also
heard proposed amendments to the Building Code that would permit the safe camping space to be constructed?s.

The 2024 Homeless Count conducted by the San Joaquin County Continuum of Care did include a count of homeless
community member in the unincorporated county based on both a street and shelter count and a survey of 624
sheltered and unsheltered homeless community members following the street and shelter count. A separate afternoon
youth count was also conducted in order to accurately count unaccompanied minors and young adults between ages
18 and 24. Though survey responses were not divided by jurisdiction, more than half of respondents responded that
lack of a job or sufficient income was a barrier to entering permanent housing. Just over one quarter of respondents
(26 percent) identified that a loss of income or reduction in income was the primary condition that led to homelessness.
Of the 4,732 sheltered or unsheltered homeless residents in the county, 752 were identified in unincorporated areas
(15.8 percent of all homeless community members). Though this is a significantly higher count than was estimated in
prior years, it is worth noting that the Continuum of Care significantly changed its methodology between 2022 and
2024, and so this increase in homeless residents in the county may reflect improved counting methodology rather than
a dramatic increased in the unhoused population in the unincorporated county. Within the unincorporated area,
approximately half were unsheltered. Within all survey responses, 90 percent of respondents identified that they had
been living in San Joaquin County prior to their recent episode of homelessness. Demographic information from this
count is not published by jurisdiction. According to outreach conducted during preparation of the County's 2020
Analysis of Impediments, single adults comprise the majority of the local homeless population. The local provider of
housing interviewed also noted that many homeless persons in the county are employed, including many farmworkers,
and others have issues with mental illness that prevent them from maintaining employment.

According to a 2020 report on evictions in San Joaquin County prepared by Faith in the Valley, the Judicial Council of
California reported 2,926 eviction filings for the 2018-2019 fiscal year. According to the 2015-2019 ACS, there were an
estimated 95,813 renter households in the county during this period, indicating that around 3 percent of renter
households may have experienced eviction. Princeton University's Eviction Lab calculated that for every 100 renter
households in California, an average of 2.2 evictions were filed in 2018, indicating that San Joaquin County's rate
may be above the statewide average. Additionally, the Judicial Council's total likely does not include the full number of
evictions in the county, as many evictions happen informally. Among unlawful detainer filings based on rent owed, 9
percent of tenants owed less than one month's rent, which may be due to owing late fees or utility fees after rent was
paid. An additional 47 percent owed one month's rent or less. Among unlawful detainer filings based on rent owed, the
median amount owed was $1,500. The report found that fewer than 1 percent of tenants had legal representation in
court hearings, compared to 67 percent of landlords, and that 42 percent of cases resulted in a default judgement
against the tenant due to tenants not responding to notices. These figures were not separated geographically, so it is
difficult to determine whether eviction is concentrated in cities or the unincorporated county. However, they do indicate
a potential need for emergency rent assistance programs with coordinated legal aid resources. Through Program 2-7,

16 San Joaquin County. “Ordinance and Building Code Amendments Show Broad Strategy in Addressing Homelessness”. (26
September, 2024). https://www.sjgov.org/department/bos/board-news/board-news-detail/2024/09/26/ordinance-and-building-
code-amendments-show-broad-strategy-in-addressing-homelessness

17 Eviction Lab. 2023. Princeton University.
https://evictionlab.org/map/?m=modeled&c=p&b=efr&s=all&r=states&y=2018&z=3.78&lat=39.50&Ion=-105.25&lang=en&I=06_-
119.27_37.27
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the County will develop an eviction prevention program, including emergency rent assistance grants and an eviction
prevention legal aid partnership.

To support homeless services and help to create more opportunities for community members experiencing or at risk
for homelessness, the County has included the following Housing Element programs.

"  Program 3-1: Continue to pursue State and federal funds available to the County, private donations, and
volunteer assistance to support existing shelters and pursue the development of additional shelters, when
funds become available, in underserved areas of the county (e.g., Lodi, Manteca, Tracy, and Stockton
planning areas). Additionally, continue to provide supportive services and case management and provide
temporary housing for individuals with special needs in board and care homes. Continue to collaborate with
nonprofit housing providers and the Housing Authority to facilitate alternative shelter arrangements for
farmworkers, seniors, persons with disabilities, the homeless, extremely low-income persons, and other
special-needs groups, and continue to fund local food banks and clothing closets through the provision of
vouchers through the General Relief Program for emergency housing or other housing assistance.

®  Program 3-5: Update the Development Title to address barriers to development of several housing types that
serve special-needs groups, including transitional and supportive housing, emergency shelters, and low-
barrier navigation centers.

Housing Conditions

As discussed in the HNA, housing condition can be an indicator of quality of life. Substandard conditions present a
barrier to fair housing as occupants are susceptible to health and safety risks associated with poor housing conditions
and at risk of displacement if conditions make the unit unhabitable or if property owners must vacate the property to
conduct repairs. As housing units age, they deteriorate without ongoing maintenance, which can present a fair housing
issue for occupants, reduce property values, and discourage private reinvestment in neighborhoods dominated by
substandard conditions. Typically, housing over 30 years is more likely to need repairs or rehabilitation than newer
units.

According to the 2016-2020 ACS, approximately 68.8 percent of housing units in unincorporated San Joaquin County
were built at least 35 years ago (built in 1989 or before) and may need repairs (see Figure 7-27, Map of Age of Housing
Structures). This is lower than the rate of homes of this age in the state (approximately 74.2 percent), yet higher than
the rate of homes of this age in San Joaquin County as a whole (61.5 percent of housing units). This need has informed
the inclusion of several programs in the Housing Element, including rehabilitation assistance and relocation assistance.

Areas with high levels of housing that was built at least 30 years ago include the majority of unincorporated areas west,
north, and east of Stockton, as well as the census tract that includes New Jerusalem and Vernalis and the tract to the
northwest of Escalon. In each of these areas, more than half of housing units were built prior to 1990. This is also true
of many of the cities of Stockton, Manteca, Lodi; central Tracy; the west side of Escalon; central Lathrop; and the
southeast side of Ripon. Among named unincorporated communities, Country Club had the highest percentage of units
built before 1990 (95.7, 94.0, and 90.0 percent of units across three census tracts). Morada (87.5 and 82.8 percent)
and Garden Acres (89.5 and 82.1 percent) also had notably high percentages of older housing. Areas of the
unincorporated county with more newer housing include Lammersville (36.2 percent of units built before 1990),
Mountain House (10.4, 16.6, and 8.22 percent), and the census tract that includes Banta and Stoneridge (25.3 percent).
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Lead-based paint was banned from home use in 1978; therefore, residents housing built prior to 1980 may be at
particularly high risk for lead-based paint exposure, especially among children. As of the 2017-2021 ACS, the Country
Club and Lincoln Village communities have particularly high rates of housing units built before 1980 (92.5, 91.3, and
85.3 percent of housing units in Country Club, 80.2 and 77.4 percent in Lincoln Village). As indicated by
CalEnviroScreen rankings, potential lead exposure is also an issue of concern in the Garden Acres and August
unincorporated communities.

As reported in their 2020 Analysis of Impediments to Fair Housing, San Joaquin County's most recent Housing
Conditions Survey was completed in 2004. At the time, the survey determined that 60 percent of units in the sample
were in "sound" condition, 18 percent required moderate repairs, 16 percent required minor repairs, and 7.5 percent
needed major repairs. The study had a sample size of 254 units. Between September 2018 and June 2020, the County
Environmental Health Department opened 107 residential code enforcement cases on 83 properties. Of these cases,
64 percent were issued a "red tag," indicating that the structure was unsafe to occupy. More than half of the cases
opened during this period included violations related to general dilapidation or improper maintenance (52 percent of
cases) or hazardous or inadequate wiring (57 percent of cases). An additional 15 residential code enforcement cases
were opened on 14 mobile home units, of which, 7 cases resulted in issuances of red tag notices. Similar to stick-built
housing, the most common violations were general dilapidation or improper maintenance (60 percent of cases) or
electrical hazards (53 percent of cases). Though these cases were distributed throughout both incorporated and
unincorporated areas, the Country Club area had a notably high concentration of cases, including units deemed
unsuitable for habitation.

To support improvements in any substandard housing conditions in the county, the County has included the following
Housing Element programs.

"  Program 4-1: Continue to provide low-interest and/or deferred loans (loans repaid when the property is sold
or changes title) to very low- and low-income homeowners (<80 percent AMI) on a countywide basis to finance
the cost of housing rehabilitation.

®  Program 4-2: Continue to provide low-interest loans to homeowners who reside in their home and have a life
threatening or emergency home rehabilitation need that has been verified by an inspector.

® Program 4-3: Seek funding to implement additional rehabilitation programs, including the Lead Hazard
Control Program (LEAD) and Rental Rehabilitation Program (RRP) for owners of rental housing.

"  Program 4-4: Implement code enforcement activities on a complaint basis and, if needed, enact a proactive
code enforcement for ensuring compliance with building and property maintenance codes.

®  Program 6-1: Continue to implement California’s energy-efficiency standards for new residential construction
contained in the State’s Building Standards Code.

® Program 6-2: Continue to promote energy efficiency in residential land use planning and design through its
subdivision site plan review and design review processes, preapplication meetings, promotional literature
available at the permit counter, and the posting of information on energy conservation on the City’s website.

® Program 6-3: Continue to apply for funding on an annual basis for the San Joaquin County Weatherization
Program, which provides clients with basic weatherization services, including installation services, safety
testing, home energy assessment, and energy education.
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Disaster-Driven Displacement

Significant portions of the unincorporated county area are within the Federal Emergency Management Agency’s
(FEMA's) 100-year flood zone, also called the 1 percent annual chance flood hazard zone (see Figure 7-28, Flood
Hazard Map). The Sacramento-San Joaquin Delta is the primary driver of this flood risk. This flood hazard area covers
the unincorporated communities of Terminous, Thornton, and Country Club, as well as small areas in Taft Mosswood,
Woodbridge, and Lockeford. A small area of north Tracy and parts of the Banta and Stoneridge unincorporated
communities are also within this flood hazard area. This flood hazard area also includes areas in Sacramento, Solano,
and Contra Costa Counties, as the same Delta formation continues into these counties. The 100-year flood zone also
extends along the San Joaquin River to the south through unincorporated county areas toward Stanislaus County.

Farther from the Delta, some communities are in areas with a lower flood risk, called the 0.2 percent or 500-year flood
hazard area. This hazard area extends farther east from the high-risk Delta area, and includes parts of Lincoln Village,
Waterloo, and Morada; the communities of Kennedy, Glenwood, and Noble Acres; and much of the community of
Linden.

Other areas in the county are in areas of reduced risk due to the presence of a levee, including many parts of Stockton,
Lathrop, and Manteca; the unincorporated community of August; parts of Lincoln Village and Morada; and the majority
of French Camp.

Areas of the county that are farther from the Delta and the San Joaquin River are not within any FEMA flood risk zone.
These include Mountain House, Collierville, Dogtown, Peters, and most of the communities of Waterloo, Farmington,
and Lockeford. Many areas south of San Joaquin County in the Central Valley are not within 100-year flood zones,
except for areas directly around the San Joaquin River. To the east, in the Sierras, 100-year flood zone areas are
sparse and limited to areas adjacent to lakes, reservoirs, and creeks.

Relatedly, many areas near the Delta are within California Governor's Office of Emergency Services (OES) Dam
Inundation Areas. This includes the majority of Stockton and its surrounding unincorporated communities; the cities of
Lathrop, Manteca, Ripon, Escalon, and Lodi; north Tracy and unincorporated areas north of Tracy; and the
unincorporated communities of Farmington, Clements, Banta, Stoneridge, Morada, Waterloo, Lindon, Lockeford,
Victor, Acampo, Woodbridge, and parts of Collierville. See Figure 7-29, Dam Inundation Areas.

In much of the county, landslide susceptibility is limited to small areas immediately surrounding rivers and creeks.
However, the southwest area of the county, south of Mountain House and including small portions of southwest Tracy,
are within higher-susceptibility areas. The landslide susceptibility band that includes southern Tracy continues
northwest through Alameda and Contra Costa Counties as well as south into Santa Clara and Stanislaus Counties.
Smaller unincorporated areas near the Sierras also have some level of landslide susceptibility, including areas east of
Linden, Peters, Dogtown, Farmington, and Lockeford. This stretch of landside susceptibility continues southeast into
Stanislaus County and north into Sacramento County and increases in intensity moving east into the Sierras. See
Figure 7-30, Landslide Susceptibility Map.

Two areas of the county are within Fire Hazard Severity Zones. On the southwest side of the county, the unincorporated
area south and southwest of Tracy and Mountain House is in a mix of moderate and high fire hazard severity zones,
as defined by CalFire. This includes a portion of the community of Chrisman, which is in a moderate fire hazard severity
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zone. A stretch of the northeast corner of the county is also within a moderate fire hazard severity zone, including the
north edge of the Dogtown community and unincorporated areas along the Amador and Calaveras County borders.

No areas of the county are within Liquefaction Zones as designated by the California Geological Survey’s Seismic
Hazards Program.

To address the risk of flooding and dam inundation, the County has included Program 6-3 to identify and apply for
funds to assist developers of lower-income housing in flood and dam inundation zones to incorporate flood mitigation
measures in new buildings, and for lower-income households to retrofit flood mitigation measures into existing homes,
as well as develop a program to distribute these funds when available.

Additionally, in other chapters of the 2035 General Plan, the County has included the following policies and programs
to manage the risk of flooding or dam inundation.

= Policy LU-8.1: Preserve open space as part of its goal of managing flood hazards.
®  Policy PHS-1.3: Maintain a Flood Safety Plan and Contingency Mapping.
" Policy PHS-2.19: Maintain a Dam Failure Plan

" Policy PHS-1.13: Support public awareness of climate change, including flood preparedness.

Goal PHS-2 of the Public Health and Safety Element also focuses on protecting people and property from flood
hazards, including restricting uses in certain floodways (PHS-2.1), requiring evaluation of flood protection for new
development (PHS-2.3), and preserving existing floodway and floodplains to maintain existing flood carrying capacities
(PHS -2.7).

The County also participates in the National Flood Insurance Program, including promoting the purchase of flood
insurance and informing the public of the risk of flooding through outreach campaigns.
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FIGURE 7-29 DAM INUNDATION AREAS
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FIGURE 7-30  LANDSLIDE SUSCEPTIBILITY MAP
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Fair Housing Enforcement

San Joaquin County refers requests for fair housing assistance to the San Joaquin Fair Housing Association (SJFH),
a fair housing nonprofit that provides tenant-landlord mediation, outreach and education, and referral services, in
addition to facilitating fair housing complaint submittal.

Discrimination

Between January 2019 and August 2023, San Joaquin Housing, Inc. received 10 fair housing cases from residents in
the unincorporated area. This represents 0.75 percent of all fair housing complaints in San Joaquin County during the
same period. Of these 10 cases, 6 were resolved. Of these 10 households, 8 were lower-income households and 7
were female-headed households. There were 36 residents in the 10 households combined, of which, 23 (63.9 percent)
were Hispanic or Latino.

According to the 2020 Analysis of Impediments to Fair Housing, five of the seven cases filed with the HUD Office Fair
Housing and Equal Employment Opportunity (FHEO) from 2015 to 2019 in the unincorporated county were determined
to not have cause. Two were conciliated or settled. Looking at FHEO cases received in the period between 2013 and
2022:

®  Three cases were received from Mountain House residents
= Two were received from Thornton residents and two from residents of Acampo

®  One was received from a resident of Lockeford and one from a resident of Woodbridge

Of the cases filed with the California Department of Fair Employment and Housing (DFEH) countywide between 2015
and 2020, the most common basis for complaints was disability-related (43.5 percent of complaints in the urban
county), followed by race (21.7 percent of complaints). Denial of reasonable accommodation was the most commonly
listed discriminatory practice, followed by evictions, denial of rental/lease/sale and denial of equal terms and conditions.
However, DFEH cases were not divided geographically within the county, so it is not possible to determine how many
of these occurred in the unincorporated county.

To promote equal housing, the County has included Program 5-1, through which it will continue to financially support
the San Joaquin Fair Housing, Inc. (SJFH) in their efforts to provide fair housing education and outreach, mediate
landlord-tenant disputes, promote fair housing practices, and reduce the effects of housing discrimination.

Compliance with Fair Housing Laws

In addition to assessing demographic characteristics as indicators of fair housing, jurisdictions must identify how they
currently comply with fair housing laws or identify programs to become in compliance. San Joaquin County enforces
fair housing and complies with fair housing laws and regulations through a twofold process: review of local policies and
codes for compliance with State law, and referral of fair housing complaints to appropriate agencies. The following
identifies how the County complies with fair housing laws:
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®  Density Bonus Law (Government Code Section 65915). The County has included Program 3-5 to amend
the density bonus ordinance to allow up to a 50.0 percent increase in project density depending on the
proportion of units that are dedicated as affordable, and up to 80.0 percent for projects that are completely
affordable, in compliance with State law.

®  No-Net-Loss (Government Code Section 65863). The County has identified a surplus of sites available to
meet the Regional Housing Needs Assessment allocation. In total, the County’s surplus unit capacity is 4,395,
composed of 107 lower-income units, 3,227 moderate-income units, and 1,061 above moderate-income units.

® Housing Accountability Act (HAA) (Government Code Section 65589.5). The County does not condition
the approval of housing development projects for very low-, low-, or moderate-income households, or
emergency shelters unless specific written findings are made.

= Assembly Bill 2339. The County currently allows emergency shelters by-right, without limitations, in the C-G
(General Commercial) and P-F (Public Facilities) zoning districts.

= Senate Bill 35 (Government Code Section 65913.4). The County will comply with SB 35 by establishing a
written policy or procedure, as well as other guidance as appropriate, to streamline the approval process and
standards for eligible projects within one year of Housing Element adoption (Program 2-5).

= Senate Bill 330 (Government Code Section 65589.5). The County complies with SB 330, relying on
regulations set forth in the law for processing preliminary applications for housing development projects,
conducting no more than five hearings for housing projects that comply with objective general plan and
development standards, and making a decision on a residential project within 90 days after certification of an
environmental impact report or 60 days after adoption of a mitigated negative declaration or an environmental
report for an affordable housing project. The County has included Program 2-5 to formalize this process by
establishing a written procedure to be made available on the County’s website and at public counters.

= (California Fair Employment and Housing Act (FEHA) and Federal Fair Housing Act. The County provides
protections to residents through referrals to legal assistance organizations, such as San Joaquin Housing,
Inc. and has included Program 5-1 to continue to financially support San Joaquin Fair Housing, Inc. (SJFH)
in their efforts to provide fair housing education and outreach, mediate landlord-tenant disputes, promote fair
housing practices, and reduce the effects of housing discrimination. The County will continue to collaborate
with the San Joaquin County Housing Authority to promote equal housing opportunity through its housing
assistance programs and outreach to tenants and rental property owners.

®  Review Processes (Government Code Section 65008). The County reviews affordable development
projects in the same manner as market-rate developments, except in cases where affordable housing projects
are eligible for preferential treatment, including, but not limited to, on residential sites subject to AB 1397.

= Assembly Bill 686 (Government Code Section 8899.50). The County has completed this AFH and identified
programs to address identified fair housing issues in Table 7-47, Factors Contributing to Fair Housing Issues.

®  Equal Access (Government Code Section 11135 et seq.). Through Program 5-2, the County will continue
to offer translation services for all public meetings and offer accessibility accommodations to ensure equal
access to all programs and activities operated, administered, or funded with financial assistance from the
State, regardless of membership or perceived membership in a protected class. The County will update its
website to advertise the availability of these services in both English and Spanish and will include information
on how to access these services on any announcements of public meetings.
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Contributing Factors

In discussions with stakeholders and fair housing advocates and through this assessment of fair housing issues, the
County identified Factors Contributing To Fair Housing Issues, as shown in Table 7-47. While a variety of strategies
are identified in this element to address the fair housing issues, the most pressing issues are listed below. Contributing
factors are shown next to each issue, and related actions that are being taken to address these. Primary contributing
factors and meaningful actions related to those factors are shown in bold.

TABLE 7-47 FACTORS CONTRIBUTING TO FAIR HOUSING ISSUES

compared to housing cost

AFH
Identified
Fair Contributing Factor Priority Meaningful Actions
Housing
Issue
Need for Older housing Medium Program 3-4: Maintain Farmworker Housing Inventory
home . . Program 4-1: Countywide Home Rehabilitation
I Deferred maintenance over time ) ) i
rehabilitation Program 4-2: Emergency Housing Rehabilitation
High cost to complete Program
maintenance Program 4-3: Additional Rehabilitation Programs
Presence of lead paint in
homes
Higherthan | High cost of housing Medium Program 1-3: Encourage Mixed-Use Projects and
average Low income from local Residential in Commercial Zones
rates of " Program 2-1: Support Affordable Housing Development
eviction employment opportunities Program 2-5: Funding for Affordable Housing
filings compared to housing cost Program 2-7: Eviction Prevention
Lack of knowledge or lack of Program 3-7: Extremely Low-Income Households
access to legal aid
Less Positive | pojlution caused by agricultural Low Program 4-3: Additional Rehabilitation Programs
CalEnviroSer | o industrial uses Program 6-1: Promote Energy Conservation
een scores Lead paint in older homes Program 6-2: Energy Efficiency Through Planning and
esign
Program 6-3: Weatherization and Flood Mitigation Activities
High rates of | | ack of available affordable High Program 1-3: Encourage Mixed-Use Projects and
housing cost | housing Residential in Commercial Zones
burden Lowi Program 1-4: Monitor Housing Production
ow income from local . .
employment opportunities Program 2-1: Support Affordable Housing Development

Program 2-2: Manufactured/Mobilehome Monitoring
Program

Program 2-3: Promote the Development of Accessory
Dwelling Units

Program 2-4: First-Time Homebuyer Assistance

Program 2-5: Funding for Affordable Housing

Program 3-3: Facilitate the Development of Housing for
Farmworkers

Program 3-7: Extremely Low-Income Households

Program 3-8: Housing Choice Vouchers (Section 8) Rental
Assistance
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TABLE 7-47 FACTORS CONTRIBUTING TO FAIR HOUSING ISSUES

AFH
Identified

Fair Contributing Factor Priority Meaningful Actions
Housing

Issue

Program 2-10: Affordable Housing on Religious-Owned
Properties
Program 2-11: Home Sharing Program
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7.4 HOUSING SITES ANALYSIS

HCD is required to allocate each region’s share of the statewide housing need to COGs based on DOF population
projections and regional population forecasts used in preparing regional transportation plans. The COG develops a
Regional Housing Need Plan (RHNP) allocating the region’s share of the statewide need to cities and counties within
the region. The RHNP promotes the following objectives: increase the housing supply and the mix of housing types,
tenure, and affordability in all cities and counties within the region in an equitable manner; promote infill development
and socioeconomic equity; protect environmental and agricultural resources; and encourage efficient development
patterns; and promote an improved intraregional balance between jobs and housing. Housing element law recognizes
the most critical decisions regarding housing development occur at the local level within the context of the periodically
updated General Plan.

Regional Housing Needs Allocation

The RHNA is the State-required process to ensure cities and counties are planning for enough housing to
accommodate all economic segments of the community. The process is split into three steps:

1. Regional Determination: HCD gives each region a Regional Determination of housing need, which includes a total
number of units split into four income categories. San Joaquin County is in the region covered by San Joaquin Council
of Governments (SJCOG), and HCD gave SJCOG a Regional Determination of 52,719 units for the 6th Cycle RHNA
(2023-2031). This is the total number of units that the cities and counties in the SJICOG region must collectively plan
to accommodate.

2. RHNA Methodology: SJCOG is responsible for developing an RHNA Methodology for allocating the Regional
Determination to each city and county in their region. This methodology must specifically state objectives, including,
but not limited to, promoting infill, equity, and environmental protection; ensuring jobs-housing balance; and
affirmatively furthering fair housing. Of the 52,719 units allocated to the SJICOG region, 8,808 were allocated to
unincorporated San Joaquin County. SUICOG'’s methodology and unit allocations were approved by HCD in 2022.

3. Housing Element Updates: Each city and county must then adopt a housing element that demonstrates how the
jurisdiction can accommodate its assigned RHNA through its zoning. HCD reviews each jurisdiction’s housing element
for compliance with State law.

San Joaquin County’s share of the regional housing need was determined by a methodology prepared as part of the
RHNP, adopted in September 2022. In accordance with SICOG’s RHNP, the County must plan to accommodate 8,808
housing units between June 30, 2023, and December 31, 2031. Table 7-48 shows the County’s RHNA by income
category. Of the 8,808 total units, the County must plan to accommodate 1,824 units for very low-income households,
1,145 units for low-income households, 1,734 units for moderate-income households, and 4,105 units for above
moderate-income households.

As shown in Table 7-48, the allocation is equivalent to a yearly need of approximately 1,101 housing units for the 8-
year time period. Of the 8,808 housing units, 4,703 units are to be affordable to moderate-income households and
below, including 1,824 very low-income units (of which 50 percent is allocated to the extremely low-income category),
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1,145 low-income units, and 1,734 moderate-income units. Countywide, the total housing need is 52,719 new units, of
which, the unincorporated county received approximately 17 percent.

TABLE 7-48 REGIONAL HOUSING NEED
UNINCORPORATED SAN JOAQUIN COUNTY

2023-2031
RHNA Category Unit Allocation Percentage
Very Low 1,824 21%
Low 1,145 13%
Moderate 1,734 20%
Above Moderate 4,105 46%
Total 8,808 100%

Source: San Joaquin Council of Governments (SJCOG), Regional Housing Needs Allocation (RHNA) Final RHNA
Methodology (2022)
*It is assumed that 50 percent of the very low-income category is allocated to the extremely low-income category.

Meeting the RHNA

HCD allows jurisdictions to count four types of credits toward meeting their RHNA:

®  Actual Production. Jurisdictions can count the number of approved and built units during the RHNA
projection period of 2023-2031 toward their RHNA.

= Rehabilitation of Units. Under State law, cities can count up to 25 percent of their RHNA for the rehabilitation
of qualified substandard units that would otherwise be demolished.

® Preservation of Affordable Units. AB 438 (2002) authorizes jurisdictions to count a part of the affordable
units that would otherwise revert to market rents but are preserved through committed assistance from the
jurisdiction.

® Available Land for Development. Cities and counties may also count potential housing production on
suitable vacant and underutilized sites within the community.

Housing Production

Since the Housing Element projection period runs from June 30, 2023, to December 31, 2031, the County’s RHNA can
be reduced by the number of new units built or approved since June 30, 2023. County staff compiled an inventory of
all residential units that have been constructed, are under construction, or have been issued a building permit within
the current Housing Element planning period.
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Units Constructed or Approved

One of the County’s main housing goals is to ensure that a variety of housing opportunities at a range of prices and
rents are made available to residents. This includes conventional single-family homes, multifamily apartments and town
homes, and housing for special-needs groups. Table 7-49 provides a breakdown of the dwelling units built, under
construction, or approved by permit from June 30, 2023, through December 21, 2023. As shown in the table, 179
housing units have been constructed, are under construction, or have received building permits. Of the 179 housing
units, 158 are single-family residences and are assumed to be market-rate. Since June 30, 2023, there have been two
single-family homes constructed by Stocktonians Taking Action to Neutralize Drugs (STAND), an affordable-housing
developer. These have been estimated to be affordable to lower-income households based on the organization’s
strategy of building housing for households eligible for the County’s GAP Loan Program with incomes below 80 percent
of the AMI. Mobile homes have consistently provided a source of affordable housing for lower-income households in
San Joaquin County. Mobile homes on temporary foundations are commonly constructed for farmworker housing on
agricultural lands. Mobile homes on permanent foundations provide affordable housing as primary and secondary
residences. Since June 30, 2023, there have been 19 mobile homes built in the county. These units are assumed to
be affordable to lower-income households based on the typical cost of permanent and temporary foundation
manufactured homes.

TABLE 7-49 HOU