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A. Review and Revision  

Special Housing Needs: The element must provide an evaluaƟon of the cumulaƟve effecƟveness of past goals, 
policies, and related acƟons in meeƟng the housing needs of special needs populaƟons (e.g., elderly, persons 
with disabiliƟes, large households, female-headed households, farmworkers, and persons experiencing 
homelessness). Programs should be revised as appropriate to reflect the results of this evaluaƟon. In addiƟon, 
the element could also discuss the results, success, or lack of, challenges and opportuniƟes from outreach, 
coordinaƟon, applicaƟon for funding, incenƟves or other acƟviƟes and discuss potenƟal strategies set forth in 
the current element to meet the need. 

Page 7-227 and 7-228 

B. Housing Needs, Resources, and Constraints  

Racially Concentrated Areas of Poverty/Affluence: The element idenƟfied several tracts as R/ECAP and RCAA’s; 
however, the element should evaluate factors that contribute to this outcome. This analysis should uƟlize local 
data knowledge and other relevant factors to achieve a comprehensive analysis. For example, the element 
could examine past land use pracƟces, investments, and quality of life relaƟve to the rest of the County and 
region. Based on a complete analysis, the County can consider addiƟonal acƟons (not limited to the Regional 
Housing Need AllocaƟon (RHNA)) to promote housing mobility, place-based strategies, and improve new 
housing opportuniƟes throughout the County. 

Page 7-67 to 7-71 

DisproporƟonate Housing Needs: While the element includes some informaƟon on persons experiencing 
homelessness, the element should be revised to evaluate the needs, impacts and paƩerns within the 
unincorporated areas of the County, such as areas of higher need. For example, the element should examine 
paƩerns of need or areas with higher concentraƟons of persons experiencing homelessness, including access 
to transportaƟon and services. The element should uƟlize local data and knowledge such as service providers 
and code enforcement officials to assist this analysis. Based on a complete analysis, the element should revise 
programs accordingly. Lastly, the element notes that 63 percent of renters are overpaying for housing, with 
almost 37 percent of all renter households severely overpaying for housing within County. The element should 
be revised to include meaningful policies and programs that help address this. 

Homelessness: page 7-126 

Overpayment:  

 Discussion page 7-116 

 Program edits:  

 Programs 2-7 (page 7-258)  

 Program 2-10 (page 7-261)  

 Program 2-11 (page 7-262) 

IdenƟfied Sites and AffirmaƟvely Furthering Fair Housing (AFFH): The analysis should be revised to idenƟfy 
whether sites improve or exacerbate condiƟons and whether sites are isolated by income group. The element 
includes informaƟon on idenƟfied sites with respect to locaƟon, the number of sites and units by all income 

7-84, 7-85, 7-88, 7-109, 7-123 and 
124 
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groups. However, it should also discuss whether the distribuƟon of sites improves or exacerbates condiƟons. If 
sites exacerbate condiƟons, the element should idenƟfy further program acƟons that will be taken to promote 
equitable quality of life throughout the community (e.g., anƟ-displacement and place-based community 
revitalizaƟon strategies). 

ContribuƟng Factors: Based on the outcomes of a complete analysis, the element should re-assess and 
prioriƟze the contribuƟng factors to fair housing issues. 

Page 7-137 

Person Experiencing Homelessness: While the element includes an analysis on persons experiencing 
homelessness, the element should be updated with the most recent point-in-Ɵme (PIT) count. Specifically, the 
element notes data from the 2022 PIT survey, however HCD understands that the County has completed a 
more recent count. Based on an updated dataset, the element should revise the analysis and programs 
accordingly. 

Pages 7-34-35, 7-126 

Farmworkers: The element provides some informaƟon on farmworkers within the County; however, a 
complete analysis must idenƟfy challenges faced by this populaƟon, exisƟng resources to meet those needs 
(availability farmworker housing units, etc.,), an assessment of gaps in resources, and proposed policies, 
programs and funding to help address those gaps. The analysis could also consider regional and statewide 
studies. studies. 

Page 7-43 to 7-45 

Sites Inventory: The element incorrectly reflects the number of units by income level for the RHNA. For 
example, Table 7-57 indicates that the County is accounƟng for 904 lower-income units, 2180 moderate-
income and 813 above moderate-income units; however, reflects the total as 7,183 units for Mountain House 
Specific Plans. AddiƟonally, tables in secƟon 7.4 (Site Inventory) should be reviewed for accuracy and revised 
where appropriate. For example, Table 7-60 should account for 904 units of lower-income housing in the 
County’s Mountain House Specific Plan but instead accounts for 0 units 

Page 7-160, 7-167 

 

RealisƟc Capacity: The element is generally assuming 70 percent of maximum densiƟes on residenƟal only 
sites. This assumpƟon is based on development trends generally related to single family development as 
noted on Table 7-55. AddiƟonally, the element did include some addiƟonal examples within the City of 
Stockton in Table 7-56. However, the element should be revised with addiƟonal trends to support this capacity 
assumpƟon. For example, the element could reference other examples from incorporated ciƟes, areas outside 
of incorporated ciƟes, or in unincorporated neighborhoods. In addiƟon, the element should discuss how land 
use controls and site improvements were calculated and incorporated into realisƟc capacity assumpƟons. 

Page 7-149 to 7-153 
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Lastly, the element appears to assume residenƟal development on sites with zoning in commercial and mixed-
use zones and allow for non-residenƟal uses. The element must analyze the likelihood of residenƟal 
development in zoning where 100 percent nonresidenƟal uses are allowed. The analysis should be based on 
factors such as development trends including nonresidenƟal, performance standards requiring residenƟal uses 
or other relevant factors such as enhanced policies and programs. 

Page 7-154 through 7-156 

Manufactured Housing: The element is projecƟng 303 manufactured homes to accommodate the RHNA 
including 182 units for lower-income households. The element includes some informaƟon about the cost of a 
manufactured housing, including factors that affect affordability (e.g., land and financing costs). However, for a 
complete analysis the element should reflect typical land costs in San Joaquin County as part of the esƟmated 
total costs of manufactured homes noted on Table 7-50. AddiƟonally, the element notes development costs 
based on Fresno County. However, the analysis should be supplemented with more local data and knowledge 
about typical costs within the County. 

The element must include strong acƟons that incenƟvize and facilitate the development and affordability of 
this housing type. Examples include establishing funding sources, modifying development standards and 
reducing fees, increasing awareness, pre-approved plans and homeowner/applicant assistance tools. In 
addiƟon, given the current assumpƟons, the element should commit to more frequent monitoring (e.g., 
monitoring permits and affordability every other year) and take appropriate acƟon such as adjusƟng 
assumpƟons or rezoning within a specified Ɵme period (e.g., 6 months). 

Page 7-235 

Analysis: page 7-141 to 7-145  

Program 2-2: page 7-255/256 

Mountain House Specific Plans: The housing element relies upon various specific plans in Mountain House to 
accommodate a porƟon of the County’s RHNA. The element indicated the esƟmated residenƟal capacity and 
number of units by income group are based on the remaining capacity in these specific plans. However, to 
address esƟmated capacity assumpƟons, the element should discuss past and current development trends, 
phasing and Ɵming requirements, and any potenƟal constraints to future development. The element must 
further address the necessary approvals for development and demonstrate the suitability for development in 
the planning period including support for affordability assumpƟons. To uƟlize residenƟal capacity in Specific 
Plans, the element must: 

Page 7-158 to 7-163 

 IdenƟfy the plans' approval and expiraƟon date.  Page 7-158 

 IdenƟfy approved or pending projects within these plans that are anƟcipated in the planning 
period, including anƟcipated affordability based on the actual or projected sale prices, rent 

Page 7-159 
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levels, or other mechanisms establishing affordability in the planning period.  

 Describe any development agreements, and condiƟons or requirements such as phasing or 
Ɵming requirements, that impact development in the planning period.  

Page 7-158  

 Current or remaining Infrastructure needs.  Page 7-158 

 InformaƟon on subdivisions including future parceling, acreage of sub-areas, future parcels 
sizes, etc.  

Page 7-158 and 7-159 

Based on a complete analysis, the element must include programs and acƟons to encourage and facilitate 
development during the planning period including monitoring. 

Page 7-252 (Program 1-6) 

Employee Housing: 

 Affordability – The element anƟcipates 492 units of employee housing will accommodate a 
porƟon of the County's lower-income RHNA obligaƟon during the planning period. While the 
element includes some informaƟon on costs for employee housing, the element must 
demonstrate the affordability of these units in the planning period based on actual sales 
price, rent level, or other mechanisms ensuring affordability (e.g., deed restricƟons).  

 Zoning for Lower-Income Households – The element identified a portion of the lower-
income RHNA on sites zoned for agricultural uses that allow 1-5 units per acre. The element 
must demonstrate densities appropriate to accommodate housing for lower income 
households. For communities with densities that meet specific standards (at least 20 units 
per acre for San Joaquin County), no analysis is required. (Gov. Code, § 65583.2, subd. 
(c)(3).) Otherwise, an analysis must demonstrate appropriate densities based on factors such 
as market demand, financial feasibility, and development experience within identified zones. 

Page 7-164 to 7-167 

Environmental Constraints: While the element generally describes potenƟal environmental constraints, it must 
sƟll describe any other known environmental or other condiƟons that could impact housing development on 
idenƟfied sites in the planning period (e.g., shape, access, contaminaƟon, easements, condiƟons, 
compaƟbility). 

Page 7-168 
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Water and Sewer Capacity: The element must demonstrate sufficient exisƟng or planned water, and sewer 
capacity to accommodate the County’s regional housing need. (Gov. Code, § 65583.2, subd. (b).) The element 
must also idenƟfy infrastructure capacity by community area or service district relaƟve to idenƟfied sites. 
However, for sites idenƟfied for housing for above moderate-income households not served by public sewer 
systems, the required informaƟon need not be listed on a parcel-by-parcel basis. 

Page 7-216 to 7-222 

For your informaƟon, water and sewer service providers must establish specific procedures to grant priority 
water and sewer service to developments with units affordable to lower-income households. (Gov. Code, § 
65589.7.) Local governments are required to immediately deliver the housing element to water and sewer 
service providers. HCD recommends including a cover memo describing the County’s housing element, 
including the County’s housing needs and regional housing need. 

Page 7-262, Program 2-12  

Electronic Sites Inventory: For your informaƟon, pursuant to Government Code secƟon 65583.3, the County 
must submit an electronic sites inventory with its adopted housing element. The County must uƟlize 
standards, forms, and definiƟons adopted by HCD. 

Noted  

Zoning for a Variety of Housing Types: 

 Accessory Dwelling Units (ADU) – The County must allow ADUs in all zones that allow 
residenƟal uses including mixed-use zones and nonresidenƟal zones. The element does not 
address this requirement. Table 7-68 notes that ADUs may not be permiƩed in several 
commercial zones that allow residenƟal. The element must specifically address whether the 
County complies with this requirement. Based on a complete analysis, the element may need 
to include a specific commitment to addressing this requirement.  

 Manufactured Housing – Manufactured housing built on a permanent foundaƟon must be 
allowed in the same manner and in the same zones as convenƟonal or sƟck-built structures. 
Specifically, manufactured homes on a permanent structure should only be subject to the 
same development standards that a convenƟonal single-family residenƟal dwelling would be 
subject to. While the element notes that the County allows manufactured housing consistent 
with state law (7-179), Tables 7-69 does not reflect whether the County allows manufactured 
housing. The element must demonstrate consistency with this requirement or add or modify 
programs as appropriate. 

Page 7-256 
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Land Use Controls: The element must idenƟfy and analyze the impact of all relevant land use controls as 
potenƟal constraints on a variety of housing types in all zones that allow residenƟal uses, including 
commercial zones and mixed-use zones. The analysis should address any impacts on cost, supply, housing 
choice, feasibility, Ɵming, approval certainty, and ability to achieve maximum densiƟes and include programs 
to address idenƟfied constraints. Specifically, the analysis must idenƟfy and analyze the density ranges and 
minimum lot sizes for the commercial zones (Table 7-65). AddiƟonally, the element should note the minimum 
lot requirements and maximum heights for development in the agricultural zones. Lastly, the element should 
analyze parking standards for MulƟfamily Housing, Accessory Dwelling Units, and Single Room Occupancy 
Units. Based on a complete analysis, the element may need to add or modify programs to address any actual 
or potenƟal constraints on development. 

Page 7-180 to 184 

General – While the element outlines a general overview of processing Ɵmeframes, it should describe and 
analyze processing Ɵmes and procedures for a typical single-family and mulƟfamily development. The analysis 
should address the approval body, the number of public hearings, if any, approval findings, and any other 
relevant informaƟon. In addiƟon, the analysis should address impacts on housing cost, supply, Ɵming, and 
approval certainty. 

Page 7-196 to 7-201 

MulƟfamily Housing – The element notes that mulƟfamily housing is allowed with an administraƟve use 
permit in the high-density zones e.g., R-M and R-MH. Further the element indicated that an administraƟve use 
permit is considered a discreƟonary review (p. 7-186). The element must analyze this requirement for 
potenƟal constraints on housing development. The analysis should address the Ɵming, approval body, number 
of public hearings, if any, approval findings, and any other relevant informaƟon. In addiƟon, the analysis 
should address impacts on housing cost, supply, Ɵming, and approval certainty. 

Page 7-199 

Design Review – The element must describe and analyze the design review guidelines and process, including 
approval procedures and decision-making criteria, for their impact as potenƟal constraints on housing supply 
and affordability. For example, the analysis could describe required findings and discuss whether objecƟve 
standards and guidelines improve development certainty and miƟgate cost impacts. The element must 
demonstrate this process is not a constraint or it must include a program to address this permiƫng 
requirement, as appropriate. 

Page 7-200 
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Local Processing and Permit Procedures: Finally, the element should discuss compliance with the Permit 
Streamlining Act and intersecƟons with CEQA and Ɵming requirements, including streamlining determinaƟons 
and add or modify programs as appropriate. 

Page 7-200 and 7-201 

 

Fees and ExacƟon: While the element includes a lisƟng of planning fees, it should also analyze these fees for 
impacts on housing costs including costs for a condiƟonal use permit. In addiƟon, the element describes the 
total impact of fees on single-family and mulƟfamily development, but the analysis appears limited to certain 
building, planning, and impact fees. The element must provide the County's full fee schedule to provide a 
complete analysis. The element should enhance exisƟng policies and programs based on a complete fee 
analysis. 

Page 7-204 to 7-207 

Zoning and Fees Transparency: The element must clarify its compliance with new transparency requirements 
for posƟng all zoning, development standards, and fees for each parcel on the jurisdicƟon’s website pursuant 
to Government Code secƟon 65940.1(a)(1)((A) and (B)). 

Page 7-170, 7-201 

Constraints on Housing for Persons with DisabiliƟes: The element briefly describes its reasonable 
accommodaƟon procedures. However, the element should also describe the process and decision-making 
criteria such as approval findings and analyze any potenƟal constraints on housing for persons with disabiliƟes. 

Page 7-190 

Permit Times: The element must analyze the length of Ɵme between receiving approval for a housing 
development and the submiƩal of an applicaƟon for building permits. 

Page 7-195 to 7-197 

C. Housing Programs 

To have a beneficial impact in the planning period and achieve the goals and objecƟves of the housing 
element, programs must have discrete Ɵming (e.g., at least annually or by 2025), specific commitment to 
housing outcomes and refrain from language such as “explore”. Several programs noted below must be 
revised with updated Ɵmelines and commitments including: 

 

Program 1-5 – Use of Sites In Previous Cycles Page 7-252 

Program 2-3 – Promote The Development of Accessory Dwelling Units. Page 7-256 and 7-257 

Program 3-1 – Support For ExisƟng Homeless Shelters and Persons Experiencing Homelessness. Page 7-264 and 7-265 
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Program 3-2 – Publicizing Reasonable AccommodaƟon. Page 7-265 and 7-266 

Program 3-3 – Facilitate Development of Housing for Farmworkers. Page 7-266 to 7-268 

Program 3-4 – Maintain Farmworkers Housing Inventory.  Page 7-268 

Program 3-5 – Development Title Updates to Address Special-Needs Housing. Page 7-268 to 7-270 

Program 3-6 – Persons with Developmental DisabiliƟes. Page 7-270 

Program 3-7 – Extremely Low-Income Households. Page 7-271 

Program 4-4 – Code Enforcement. Page 7-275 

2. Iden fy ac ons that will be taken to make sites available during the planning period with appropriate zoning and development standards and 
with services and facili es to accommodate that por on of the city’s or county’s share of the regional housing need for each income level that could 
not be accommodated on sites iden fied in the inventory… (Gov. Code, § 65583, subd. (c)(1).)  

As noted in Finding B3, the element does not include a complete site analysis, therefore, the adequacy of sites 
and zoning were not established. Based on the results of a complete sites inventory and analysis, the County 
may need to add or revise programs to address a shorƞall of sites or zoning available to encourage a variety of 
housing types. 

Noted 

The element must revise programs focused on assisƟng lower-income and special needs households with 
specific commitment, outcomes and include discrete Ɵming. AddiƟonally, given the needs for seniors and 
female-headed households, the element must have specific programs and acƟons to assist in the development 
of housing. Program acƟons could include proacƟve outreach and assistance to non-profit service providers 
and developers, prioriƟzing some funding for housing developments affordable to special needs households 
and offering financial incenƟves or regulatory concessions to encourage a variety of housing types 

Page 7-254 and 7-255 

Page 7-270 

 

As noted in Finding B4 and B5, the element requires a complete analysis of potenƟal governmental and 
nongovernmental constraints. Depending upon the results of that analysis, the County may need to revise or 
add programs and address and remove or miƟgate any idenƟfied constraints. 

Noted  
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Program 4-3 (AddiƟonal RehabilitaƟon Programs) – The element notes that the County has not a conducted a 
housing condiƟons survey since 2004. AddiƟonally, the analysis noted a significant need for strong rehab 
programs. While this program commits to conducƟng a study by 2027, given the needs and current condiƟons, 
the county should commit to compleƟng this effort earlier in the planning period (e.g., 2025). Lastly, given the 
significant needs and dispariƟes for housing condiƟons, based on a completed study, the element should 
commit to addiƟonal efforts. 

Page 7-274 and 7-275 

As noted in Finding B1, the element must include a complete analysis of AFFH. The element must be revised to 
add goals and acƟons based on the outcomes of a complete analysis. The element must add, and revise 
programs based on a complete analysis and lisƟng and prioriƟzaƟon of contribuƟng factors to fair housing 
issues. 

Noted  

Goals, PrioriƟes, Metrics, and Milestones: As a reminder, goals and acƟons must significantly seek to 
overcome contribuƟng factors to fair housing issues and must include quanƟfiable metrics and milestones for 
evaluaƟng progress on programs, acƟons, and fair housing results. Goals and acƟons must specifically respond 
to the analysis and to the idenƟfied and prioriƟzed contribuƟng factors to fair housing issues and must be 
significant and meaningful enough to overcome idenƟfied paƩerns and trends. AcƟons must have specific 
commitment, milestones, geographic targeƟng and metrics or numeric objecƟves and, as appropriate, must 
address housing mobility enhancement, new housing choices and affordability in high opportunity areas, 
place-based strategies for community preservaƟon and revitalizaƟon and displacement protecƟon. 

-- 

 Promote Housing Mobility and Increasing Housing Choices in Higher Resourced Areas – The analysis 
demonstrates that the unincorporated areas of the County include several neighborhoods that are 
relaƟvely higher-income, higher resourced, high, and highest opportunity and defined as a racially 
concentrated area of affluence. AddiƟonally, the element disproporƟonately concentrates the lower 
income (RHNA) in Mountain House. While Mountain House is predominantly a higher resource area in 
the County, the over-concentraƟon of RHNA limits housing choices. The element must include acƟons 
to promote housing mobility within the City and relaƟve to the region to promote an overall inclusive 
community. Examples include homesharing, promoƟng a county-wide affordable rental registry, 
expanding outreach efforts, enhancing zoning strategies, incenƟvizing ADUs, requiring with affirmaƟve 
markeƟng outside of the County and coordinaƟng with regional enƟƟes. AddiƟonally, as menƟoned, 
quanƟfiable metrics should be meaningful to reflect the needs of the community. 

Page 7-261 

Page 7-262 
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 Place-Based Strategies for RevitalizaƟon and PreservaƟon – The analysis notes several areas that are 
considered concentrated areas of poverty and lower resourced relaƟve to other parts of the County. In 
addiƟon to addressing the program requirements menƟoned above, the element must establish 
strong programs and policies that implement place-based acƟons to conserve and revitalize 
communiƟes. The County can incorporate relevant policies and acƟons from other general plan 
elements such as the environmental jusƟce and safety element. For your informaƟon, place-based 
programs include acƟons that improve one’s quality of life related to housing, transportaƟon, safety, 
educaƟon, recreaƟon, infrastructure, etc. Furthermore, the element must include metrics and 
milestones for targeƟng meaningful change and evaluaƟng progress on programs, acƟons, and fair 
housing results. 

Page 7-275 to 7-277 

 


