
Annual Report

The Discovery Challenge Academy Color Guard during the 
Presentation of Colors at Victory Gardens ribbon cutting ceremony.



Reflecting on accomplishments over the past year, I am immensely proud of our team 

and excited for what’s to come. The positive impacts of our work on the people we serve, 

people struggling with issues of poverty, homelessness, and hardship, will improve the 

lives of everyone in our community for years to come.

The Housing Authority County of San Joaquin (HACSJ) remains committed to creating safe 

and secure housing for people experiencing significant challenges in their lives, including 

homelessness. That commitment has resulted in 393 new units being built and over 
500 people permanently housed who are no longer living on the streets or in shelters. 

Victory Gardens opened in October 2022 and provides permanent homes for 48 military 
veterans and their families. It’s also brought tens of millions in local tax dollars back 

to San Joaquin County through state and federal grant programs while supporting local 

businesses. 

More developments are underway, like Sonora Square, a 37-unit complex for housing-

insecure individuals on track to open later this year. This partnership with San Joaquin 

County Behavioral Health Services (SJCBHS) is just one example of many collaborative 

efforts to provide more high-quality, energy-efficient, affordable housing that is so 

desperately needed in our region.

My proudest moments this year are shared with the people we serve, like Calvin Bryce, 

a veteran living at Victory Gardens who can finally invite family over into his own home. 

Then there’s Pandora Crowder, a resident of the Conway community who collected and 

distributed over 600 backpacks to children in need last year. I am grateful and continue 

to be inspired by the stories of people who have overcome challenges and achieved 

new goals.

Finally, I am delighted to express my sincerest gratitude for the inspiring commitment of 

our staff, who have dedicated so much time and energy to the success of HACSJ. It’s an 

honor and pleasure to work with so many wonderful people who have chosen a career 

in service. With the support from our Commissioners and our partners, we will continue 

to work together toward creating a community where everyone has a place to call home.

Best regards,

Peter W. Ragsdale

Executive Director

Executive Director's Letter

Peter W. Ragsdale
Executive Director
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On October 6, 2022, county, state and federal elected officials, along with the HACSJ Board of Commissioners, 
celebrated the opening of Victory Gardens with a ribbon-cutting ceremony in French Camp.
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Spending over $18 million in development projects 
in 2022, the economic impact of HACSJ's initiatives 
has been far-reaching, with both short-term and 
long-term effects on the local economy.

HACSJ Economic Impact
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In September 2022, HACSJ and San Joaquin County 

announced that Victory Gardens, a 48-unit affordable 
housing community for veterans and their families, 

was completed. This development serves as a home 

and a symbol of hope and resilience for those who 

have served our country. 

The $27 million project in French Camp, near San Joaquin 

General Hospital, was made possible with State Veteran 

Housing and Homelessness Prevention (VHHP) funds and 

Low-Income Housing Tax Credits. San Joaquin County and 

DFA Development's support made this the first time VHHP 

funds have been used in the county. Delta Community 

Developers Corp. (DCDC), the non-profit arm of HACSJ 

that develops and manages affordable housing for low-

income and special needs populations partnered with 

HACSJ to bring this project to fruition.

This state-of-the-art building provides support 

and stability to homeless veterans who have faced 

homelessness and other challenges after leaving military 

service. The apartments are modern and energy-efficient, 

and the grounds include amenities such as a community 

Support and Community 
for Homeless Veterans

INITIATIVES

garden, a community room, a computer room, high-speed 

internet, and pickleball courts. The property's location next 

to a Community-Based Outpatient Clinic run by Veterans 

Affairs ensures veterans can easily access the healthcare 

they need without having to travel far from home.

To celebrate the move-in day, Sherie Tomek, a San Joaquin 

County resident from a veteran family, generously donated 

her time and resources to create welcome packages for 

the new residents. The packages included handmade 
blankets, veteran-themed home decorations, 
clothing, toiletries, and more.

“Victory Gardens tugged at my heart. 
Welcome home packages needed to be done. 
Now that these veterans have a safe and warm 
place to live, they need it to feel like home.”

Sherie Tomek – Community Volunteer

VICTORY 
 GARDENS

Victory Gardens, 48 units of supportive housing 
for veterans, was completed in the Fall of 2022



Sonora Square is a new residential development 

in downtown Stockton that follows a “housing-first” 

approach to homelessness, a philosophy that values 

flexibility, individualized support, client choice, and 

autonomy. This project is a partnership between San 

Joaquin County Behavioral Health Services and HACSJ, 

offering a stable, supportive living environment to 

individuals with mental health needs. DCDC worked 

with HACSJ to design and build Sonora Square in a way 

that would be supportive and welcoming to residents.

                                                                                 

This initiative offers residents access to several services, 

including case management, peer support activities, 

mental health care, substance abuse support, physical 

health care, and benefits counseling. Sonora Square 

aims to break the cycle of homelessness for individuals 

by providing them with a stable, supportive living 

environment so they can focus on their health.

                                                                                                                                 

Construction is on track for completion in late summer 

2023. The adaptive reuse project will include new 

construction to reimagine a former commercial 

building and provide 37 one-bedroom units, offices, 

and community meeting spaces.

                                                                                 

Sonora Square was made possible through a $2.1 million 

Low-Income Housing Tax Credits Grant from the No Place 

Like Home Program, a $4.5 million Mental Health Services 

Act Grant, a $1.6 million Permanent Local Housing 

Allocation, and a $718K Community Development 

Block Program Grant from the City of Stockton.

SONORA
SQUARE
An Integrated Solution 
for Housing and 
Mental Health Care

Adaptive reuse and new construction of 37 units at 
Sonora Square in downtown Stockton with expected 
completion in the Summer of 2023

“Sonora Square is a beacon of hope, supporting housing-insecure individuals in their 
transition to less restrictive housing while creating convenient access to necessary care. 

Our partnership with HACSJ strengthens our dedication to serving vulnerable 
populations, ensuring housing access for all eligible individuals.”

Genevieve G. Valentine, LMFT – Director of Behavioral Health Services
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Calaveras Quarters is a transformative new development 

that will help address youth homelessness and foster 

youth services in San Joaquin County. A former 121-room 

motel will be redesigned into 69 one-bedroom units 

of permanent supportive housing that will offer 

wrap-around services, life skills training, education, 

and employment services.

                                                                                                                     

HACSJ and DCDC are proud to be partnering with nearly 

a dozen local service organizations, including Parents 

by Choice, Central Valley Low Income Housing Corp., 

Aspiranet, Lutheran Social Services of Northern California, 

Mary Magdalene Community Services, STAND, and 

Children's Home of Stockton to ensure housing stability 

and economic mobility for these at-risk youth. 

                                                                     

This project has received a total of $30.3 million in funding 

from three sources: the State of California Housing and 

Community Development’s Homekey Program provided 

Former Motel Repurposed 
into Permanent Supportive 
Housing for At-Risk Youth

CALAVERAS 
QUARTERS

$24.3 million, while the City of Stockton provided a total 

of $6,050,000 million through its portion of funds through 

the American Rescue Plan Act. In addition to developing 

and operating Calaveras Quarters, HACSJ will contribute 

$9.7 million in permanent housing vouchers to ensure 

the project's long-term viability. 

"Parents by Choice is excited to join this 
project, providing safe accommodations for 
young adults transitioning out of foster care. 

We thank the City of Stockton, the State of 
California, and the Housing Authority County 

of San Joaquin for investing in our youth."

Tony Yadon – Executive Director of Parents by Choice

Located on March Lane in Stockton, Calaveras Quarters 
provides 69 units of permanent housing for at-risk youth, 
with completion anticipated in December 2023

8



In the heart of South Stockton, the Conway community 

exemplifies the power of people coming together. 

Pandora Crowder, the president of the Conway Community 

Resident Council, is at the forefront of this community and 

has become a beacon of hope for the families living there.                                                               

Pandora's work includes organizing annual community 

events such as the Backpack Jamboree, Thanksgiving 

turkey drives, diaper and formula drives, resources fairs, 

summer events, and a Christmas train during the holiday 

season. She also focuses on economic empowerment 

through the Jobs Plus Initiative and works with the Filipino 

community on the Dawn Program.                                                                  

"We have multi-generational families here,” Pandora said. 

“And I tell people all the time that most of us are just one 

paycheck away from being in the exact same situation."                                             

Pandora's work has significantly impacted the residents 

of Conway and the surrounding community. The Housing 

Authority County of San Joaquin is proud to have her as 

a member of its community and looks forward to the 

positive impact she will continue to make in the future. 

PANDORA CROWDER

Reluctant Leader to Community Champion

For Calvin Bryce, a three-tour veteran, high school 

basketball coach, and father of four, Victory Gardens 

in San Joaquin County has been a lifeline. After doctors 

recommended he have heart surgery, Calvin realized 

it was time to prioritize his health. However, even after 

returning to work, he continued to struggle.                                                                    

"I'm grateful for everybody involved in getting me where 

I am today because I was in a place I have never been 

before,” he said. Victory Gardens provided more than 

just a place to live; they offered beds, couches, TV stands, 

all-new appliances, and moving-in kits. For Calvin, 

the attention to detail was a sign of respect he had 

not experienced in a long time.        

                                                      

Calvin had never considered that he might be suffering 

from Post Traumatic Stress Disorder (PTSD), which was 

also causing stress on his heart. However, with his case 

worker's guidance, Calvin could work through his 

reluctance to change and embrace the support he needed 

to recover, including seeking therapy to address his trauma.                                                                  

"I want my sons to see that I can get through this. I'm not 

less valuable," Calvin said. "I'm not less of a man, and I'm 

not less of a human being. I'm still whole, and this is a part 

of living. I tell them that when they see me struggling, it is 

because I'm transitioning into getting strong again.”

CALVIN BRYCE

Three-Tour Veteran and Father of Four

RESIDENT HIGHLIGHTS
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Housing Authority County of San Joaquin Scholarship 
Foundation Providing Scholarships to Our Students 

EDUCATIONAL OPPORTUNITIES

All American Modular LLC
Artifex West, Inc
Bertilacchi Insurance Agency
B.I.C Security Systems
Black Water Consulting 
 Engineers, Inc
CBRE Group, Inc
Condor
CSG Advisors, Inc
The Davis Family
DFA Development LLC
Diede Construction, Inc.

Tonya Hensley, Stan State Amirah Winn, UC Davis Jasmine Romero, UOP

Our Sponsors

“I grew up in a migrant and low-income family, 
and we didn't always have the accommodations 
other students had. I am thankful for this 
opportunity so I can build a better life 
and future for myself.”

Jasmine Romero – University of the Pacific Student

To date, we’ve awarded more than $157,000 in 

scholarships to over 114 students who have attended 

various colleges throughout the region, including the 

University of California, Berkeley, University of the Pacific, 

and San Joaquin Delta College. The incredible achieve-
ment of our Scholarship Foundation has been made 
possible thanks to the generous support of sponsors 
and private donors, some of them listed below.

Empowering residents 

with the opportunity to go 

to school is a critical piece 

of creating self-sufficiency 

and long-term employment.

By recognizing the inherent potential of our residents, 

the Housing Authority County of San Joaquin established 

a Scholarship Foundation for students whose families 

participate in our programs. The HACSJ Scholarship 

Foundation offers merit-based scholarships for 

post-secondary education and vocational training.                                                                  

In many instances, the student may be the first in their 

family to attend college, and education is a critical first 

step in changing the trajectory of their life. Every dollar 

raised is an investment in education that pays immeas-

urable dividends and provides a path to self-sufficiency. 

Domus Management Co
Durst Contract Interiors
Enterprise Community 
 Investment, Inc
Evergreen Tree Service
F&M Bank
First Tee of San Joaquin
Goldfarb Lipman Attorneys
Hedy Holmes Staffing Services
Hogan Drywall
Home Depot, Inc
Joe Murphy

The Jones Family
KDS Plumbing
KIPP Nor Cal Public Schools
La Tierra Verde Landscape, Inc
Mandal Construction 
 Services, Inc
Mark Ease Products
The Mendelson Family
MLB Construction
Octavio’s Restaurant
Olympic Cleaning Service
Phyllis Runyon

Port of Stockton
Premier Staffing
PPG
The Ragsdale Family
Realty Roundup Inc
Renaissance Groups
Reno & Cavanaugh PLLC
Russo’s Heating & Air, Inc
San Joaquin Community 
 Foundation
Siegfried Engineering, Inc
Trinity Development & 
 Construction, Inc 

In the heart of South Stockton, the Conway community 

exemplifies the power of people coming together. 

Pandora Crowder, the president of the Conway Community 

Resident Council, is at the forefront of this community and 

has become a beacon of hope for the families living there.                                                               

Pandora's work includes organizing annual community 

events such as the Backpack Jamboree, Thanksgiving 

turkey drives, diaper and formula drives, resources fairs, 

summer events, and a Christmas train during the holiday 

season. She also focuses on economic empowerment 

through the Jobs Plus Initiative and works with the Filipino 

community on the Dawn Program.                                                                  

"We have multi-generational families here,” Pandora said. 

“And I tell people all the time that most of us are just one 

paycheck away from being in the exact same situation."                                             

Pandora's work has significantly impacted the residents 

of Conway and the surrounding community. The Housing 

Authority County of San Joaquin is proud to have her as 

a member of its community and looks forward to the 

positive impact she will continue to make in the future. 
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The Housing Authority County of San Joaquin supports 

the Tracy Bike Life Youth Program, which launched in 

May 2022. The program aims to provide families in San 

Joaquin County with free or low-cost biking and outdoor 

adventures for their children. It includes a six-week class 

where kids learn bike repair skills, emphasizing S.T.E.M 

education. At the end of the program, students can 

choose to keep their fixed bike or donate it to someone 

in need. Two cohorts in 2022 served approximately 

65 kids, with more cohorts planned in 2023.                                                             

President of the Tracy Bike Life Youth Program, Dottie 

Nygard, said, "This program not only gives youth 

valuable biking and outdoor adventure experiences 

but also equips them with essential skills, encourages 

community involvement, and promotes health and 

well-being."                                                                    

Besides teaching bike repair, the Tracy Bike Life Youth 

Program encourages community engagement and 

environmental awareness. The program inspires young 

participants to actively contribute to their community 

and take pride in their surroundings by organizing bike 

rides, workshops, and neighborhood clean-up events. 

Tracy Bike Life Youth Program
Empowering Youth Through Biking and Outdoor Activities

Proud parent Cristina Albers said, "Tracy Bike Life 

has been an extraordinary program for my daughters. 

They've gained valuable skills like repairing a bike and 

how to ride safely in traffic. It’s also helped to develop 

their self-confidence and self-sufficiency skills. 

The Tracy Bike Life program is one of the best things 

we have ever done!”        

   

The Housing Authority County of San Joaquin takes pride 

in supporting this transformative initiative by addressing 

transportation challenges through bike repairs while 

fostering community empowerment. 

Tracy Bike Life participants at their 
graduation ceremony on April 11, 2023

Timothy Grote helps Sophia Albers repair 
the brake cables on her newly built bike



The Housing Authority County of San Joaquin has joined 

forces with Aspire Public Schools and KIPP Public Charter 

Schools to provide high-quality education and essential 

services to families in South Stockton and throughout 

San Joaquin County.

This partnership addresses the need for educational 

opportunities in the area by offering free alternatives to 

traditional public schools for students and their families. 

These charter schools also serve as community centers, 

providing tutoring, healthcare, counseling, and financial 

assistance. Aspire and KIPP are committed to empowering 

students and families with the necessary resources to 

succeed.

Aspire offers college-level classes to enable high school 

students to graduate with an associate degree and plans 

to provide job opportunities to the surrounding 

community to work at the school. The campus is located 

at Sierra Vista, with an 85,500-square-foot, two-story 
building that can accommodate up to 1,000 students 

from transitional kindergarten to 12th grade. Aspire 

plans to add one grade level every year until completion, 

with 9th grade next for Fall 2023.  

KIPP Public Charter School is situated in the Conway 

community spanning 126,878 square feet, including 
three buildings and a gymnasium. The campus has 

dedicated buildings for students from transitional 

kindergarten to 8th grade, and the school plans to enroll 
1,100 students. KIPP focuses on providing personalized 

attention from staff who understand each student's 

unique circumstances to create a supportive environment 

that can be transformational for the children involved.                                                                    

The Housing Authority County of San Joaquin is proud 

to have partnered with Aspire Public Schools and KIPP 

Public Charter Schools to provide quality education and 

state-of-the-art facilities to families in South Stockton. 

We look forward to celebrating the success of our 

students and families for years to come.

Transforming Education in South Stockton

Aspire Public Schools and
KIPP Public Charter Schools

The administrative building at KIPP Public Charter School 
in the Conway community is currently undergoing 
a campus-wide expansion

The new two-story Aspire Stockton Secondary Academy 
building takes shape in the Sierra Vista community
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THE SHARED ELECTRIC VEHICLE PROGRAM
Empowering the Community with Reliable Transportation

Lack of transportation is a significant challenge for many 

residents in Stockton, hindering their ability to access 

essential services like doctor's appointments, pharmacy 

trips, and childcare. The Zero Emission Vehicle Grant 

program is addressing this issue by providing low-cost 

electric cars to the community, enabling individuals to go 

to work, school, and run errands. Thanks to this program, 

electric vehicles and charging stations have been installed 

in many of the locations managed by HACSJ and DCDC, 

such as the Conway community, Victory Gardens, and 

the Grand Canal Administrative Office. 

Conway community resident Mary Alvarez stated: “It's 

really convenient for me. I’m waiting for the funds to fix 

my car, so in the meantime, I can still get to my doctor’s 

appointments, go grocery shopping, and drop off my 

kids at school.”

The San Joaquin Council of Governments, Stockton 

Mobility Collective, and HACSJ launched this pilot program 

with Míocar, a membership-based carsharing service 

providing 24/7 access to vehicles on an hour or daily basis. 

It’s part of the Zero Emission Vehicles Grant program, 

which is set to expand to other housing communities 

like Tracy Homes and Crossway Residence. By providing 

reliable transportation, this joint initiative is a step towards 

creating stronger, more self-reliant communities.

ZERO EMISSION VEHICLE GRANT PROGRAM

A fleet of Míocars at the Grand Canal 
Administrative Office charging up for 
their next journey
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Conway community resident Mary Alvarez rents a Míocar 
from a new electric car-share program
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Creekside South Apartments

Park Center

Tracy Senior Apartments

Salas Park

HACSJ and DCDC have recently received funding 

to renovate Creekside South Apartments, a 40-unit 

apartment complex for seniors located in Lodi. 

The complex was built in 1972. The one and two-

bedroom apartments will undergo necessary 

rehabilitation and modernization with exterior 

upgrades to the building’s roofs, siding, and 

mechanical systems, along with remodeled kitchens 

and bathrooms on the interior. The project’s total 

cost is expected to be about $11 million.

HACSJ will partner with San Joaquin County 

Behavioral Health Services (SJCBHS) to offer 

permanent, supportive housing for homeless 

individuals in need of mental health services. 

HACSJ will provide rental assistance with Project-

Based Vouchers for 50 units, while SJCBHS will offer 

supportive services. HACSJ secured $11.65 million 

from the Mental Health Services Act to acquire 

and develop properties at 39 West Park Street, 

709 N. Center Street, and 21 West Park Street.

HACSJ is launching Phase I of the Tracy Apartments 

public housing development, which involves demo-

lishing 17 outdated housing units from 1952. 

These will be replaced with 55 modern and energy-

efficient units for low-income seniors who qualify. 

This project will be made possible through funding 

from the City of Tracy HOME funds, City of Tracy 

redevelopment funds, Low-Income Housing Tax 

Credits (LIHTC), and HACSJ.

The development of Salas Park in Lodi will provide 

54 units designed as affordable housing for seniors. 

A range of services will be available to residents, 

including peer support, mental health care, benefits 

counseling, and assistance with applications for 

public aid. Additionally, a variety of social activities 

and community events will be organized. Housing 

Choice Project-Based Vouchers will further enhance 

the stability and longevity of housing for these 

residents.

LOOKING AHEAD



Audited Statement
of Net Assets
as of September 30, 2022

Statement of Revenues, Expenses
and Changes in Net Assets
for the Period Ending September 30, 2022

ASSETS:

Cash and Investments

Accounts Receivable

Prepaid Expenses and Other Assets

Notes Receivable

Land, Structures & Equipment

Accumulated Depreciation

Construction in Progress

Deferred Outflows of Resources

$24,610,955

$2,683,853

$904,193

$5,639,760

$107,865,071

($62,970,462)

$2,610,778

$2,191,149

Total Assets $83,535,297

LIABILITIES:

Accounts Payable

Notes Payable

Other Liabilities

Accrued Pension Liability

Deferred Inflow of Resources

$1,868,135

$9,127,200

$3,400,163

$11,067,956

$5,914,649

$38,378,187

$6,193,607

$7,585,400

Total Liabilities $31,378,103

$52,157,194 $64,237,641

CAPITAL:

Invested in Capital Assets, Net of Related Debt

Restricted Net Assets

Unrestricted Net Assets

Total Capital

TOTAL CAPITAL AND LIABILITIES $83,535,297

REVENUES:

EXPENSES

HUD Operating Subsidy and Grants *

Dwelling Rental Income

Other Government Grants **

Investment Income

Other Income

$62,183,425

$5,268,598

$4,307,151

$462,318

$2,116,384

$44,864,084

$8,877,472

$3,961,934

$66,907

$1,236,532

$1,993,355

$305,582

$0

$2,931,775

Total Revenues $74,337,876

Housing Assistance Payments

Administration

Maintenance and Operations

Tenant Services

Utilities

General Expenses

Interest Expense

Gain (Loss) on Disposal of Assets

Depreciation

Total Expenses

CHANGE IN NET ASSETS: $10,100,235

 *  HUD – U.S. Department of Housing 
 and Urban Development

**  Other Government Grants – U.S. Department 
 of Agriculture and California Department of 
 Housing and Community Development

Financials
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2575 Grand Canal Boulevard, Suite 100 Stockton, CA 95207

209.460.5000 • hacsj.org

@SJCHousingAuth 

@SJCHousingAuthority 

@SJCHousingAuthority 

SJC Housing Authority

Sonora Square, a 37-unit adaptive reuse housing 
complex in downtown Stockton, is on track for 
completion in the Summer of 2023


