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A detailed evaluation of the General Plan Update Housing Element is critiqued below.  The affordable housing plan proposed by Mintier Harnish is flawed by its dependence on subsidies financed by a stressed treasury, mandates that increase housing costs for the un-subsidized homebuyer and excessive control by a planning department that has a history of not processing applications in a timely manner.

There are free market options that can meet the demand for low and moderate income homes without subsidies, coercion or government interference.
Class K housing has worked well in some jurisdictions.  Codes are relaxed to allow smaller homes and lots without garages and other amenities normally required.  Senior cottages, apartments or row houses would be examples.
A successful plan in Canada was to sell what they called semi-detached (what we call duplex) homes finished to the point where they are livable.  New owners can finish the interiors; build garages, fences, etc. as they are able after moving in.
Mobile home and RV parks are popular with retirees and others.  Their development should be encouraged.  Some parks are owned by the residents in the form of a corporation or partnership governed by a board elected by the residents.  This system also works well.
	Program
	Comment

	All programs which call for funding from the general fund.
	· The costs of implementation of the proposed housing element is unsustainable.
· It is not appropriate for the General Plan to mandate expenditures from the General fund.

· The vast number of new county employees that the implementation of the proposed Housing Element requires is unsustainable.
· One time grants should not be used to fund ongoing services and source of grants must be identified.

	Program H1.3 Infill Incentive Program. 

To facilitate development of infill projects, the County shall adopt an Infill Incentive Ordinance to assist developers in addressing barriers to infill development. Incentives could include, but are not limited to: modifications of development standards, such as reduced parking, increased building height, reduced street width, and relaxed setback requirements to accommodate smaller or odd‐shaped parcels; waivers or deferrals of certain development fees, helping to decrease or defer the costs of development; or direct grants from the County. The County will post this information on its website.
	1) Development fees and Government grants are taxpayer funds.  Use of taxpayer funds to promote development: 

· increases burden to struggling middle class

· interferes in market forces by providing a competitive advantage to some

· invites corruption

2) Relaxed standards: 

· may infringe on neighbors property rights 

· interferes in market forces by providing a competitive advantage to some

· invites corruption



	Program H1.4 Minimum Density Standard. 

The County shall amend the Zoning Code to eliminate single‐family houses as permitted uses in the Two‐family (R‐2) and Multi‐family (R‐3) zoning districts, unless built to at least 60 percent of the maximum density for those zones.
	· Infringes on the current rights of property owners.  

· Impedes development in stages.

· Disrupts the housing market.

	Program H1.7 Planning for Large Sites. 

The County shall encourage further lot subdivision or development of specific plans for large sites (i.e., 15 acres or larger) that are identified in the Housing Element sites inventory if it facilitates development at the expected affordability level for the sites.
	· “Encourage” is vague, can be used to coerce developers into more density than the market requires.

· Invites corruption

	Program H1.9. Additional Infrastructure Capacity. 

The County shall initiate partnerships with water and wastewater districts to ensure capacity for a diversity of new housing types. The County shall provide technical assistance to the water and waste water districts for the development of long‐range infrastructure plans. The County shall also work cooperatively with the water and wastewater districts to identify additional funding to support priority projects.
	· The county is not responsible for water and sewer.  That falls to the property owners to contract with providers.  

· Use of taxpayer funds to provide technical assistance to private companies is inappropriate.

· Invites corruption.



	Program H2.1 Density Bonus. 

The County shall update the Zoning Code to include density bonus provisions that are consistent with State law, including statewide parking standards for affordable housing.
	· Interferes with market forces by providing a competitive advantage to some.
· Invites corruption.

	Program H2.4 First Time Homebuyer Assistance Program. 

The County shall continue to support and fund its First‐Time Homebuyer Assistance Program to help make housing affordable for low‐ and moderate‐income residents.
	· Funding increases burden to struggling middle class.
· Unfair to un-subsidized homebuyers.

· Invites corruption.

	Program H2.5 Surplus County Land. 

The County shall evaluate all County‐owned surplus land to determine its suitability for affordable housing and identify appropriate entities to hold or acquire such land. The County shall also develop a process for transferring the properties to these entities, including procedures for land exchanges if sites more suitable for affordable housing are identified. Affordable housing developed under this program shall have 55‐year affordability covenants for multi‐family rental units and 45‐year affordability covenants for ownership units.
	· Can be used to coerce developers to create projects that the market does not want.  

· County may exchange valuable land for worthless land.

· County should sell excess land to the private sector, allowing maximum flexibility of use.

· Invites corruption.

· Inclusionary zoning and covenants distorts and disrupts the housing market. 



	Program H2.6 Assisting Affordable Housing Developers. 

The County shall provide technical and/or financial assistance to affordable housing developers, such as site identification, site acquisition, and identification of subsidy sources including HOME funds and CDBG monies. The County will post this information on its website.
	· Use of taxpayer funds to provide technical assistance to private companies is inappropriate.

· Interferes in market forces by providing a competitive advantage to some.
· Invites corruption.
· Community Development Block Grants should not be part of the General Plan.

	Program H2.7 Incentives for Affordable Housing.

The County shall provide fee reductions, fee waivers, deferral payments, or installment payments for development and building fees on projects with an affordable housing component.
	 Development fees are taxpayer funds.  Use of taxpayer funds to promote development: 

· increases burden to struggling middle class.
· interferes in market forces by providing a competitive advantage to some.
· Invites corruption.

	Program H2.8 Provision of Water and Sewer Facilities for Affordable Housing. 

The County shall implement the provisions of Government Code Section 65589.7 which requires the granting of priority for the provision of water and sewer facilities for affordable housing projects. The County will initiate discussions with water and sewer agencies to obtain a written policy from each jurisdiction describing how each agency does or will grant priority for the provision of water and sewer facilities for affordable housing projects; or provide written verification indicating that sufficient water and sewer capacity and infrastructure exist to serve all parcels which have been identified in the Housing Element sites inventory. The County shall request that water and sewer agencies notify the county of changes in the status of water and sewer capacity or infrastructure.
	· The county is not responsible for water and sewer.  That falls to the property owners to contract with providers. 

· Coercion of private companies for priorities is inappropriate.

· Invites corruption.



	Program H2.9 Affordable Housing Program Study.

The County shall conduct a study to identify an affordable housing strategy to increase the supply of owner and renter occupied housing for persons with extremely low‐ to moderate‐incomes. Components of the strategy may include, but are not limited to: 1) mandatory construction of a fixed percentage or number of affordable housing units as a requirement for approval of proposed housing projects; 2) payment of fee(s) in‐lieu of the construction of part or all of the required affordable housing units; or 3) other affordable housing fee collection mechanisms such as a per‐project fee; 4) other methods for the private sector to assist ongoing efforts to meet the county's affordable housing need; or 5) feasibility of a housing trust fund. The study could include an analysis of potential requirements such as the appropriate percentage of affordable units and/or appropriate fee levels, minimum project size, income eligibility criteria, methods by which developers could meet the requirements, appropriate resale restrictions on ownership units, and time frame for affordability of units. The study will result in the adoption of County policy on affordable housing for extremely low‐ to moderate‐income units.
	· Coercion of private companies for an affordable housing strategy is inappropriate.

· Funding increases burden to struggling middle class.

· Studies should be privately funded, controlled and would likely be for the purpose of determining demographics and housing market opportunities.



	Program H2.11 Land Supply. 

The County shall review land use patterns, existing densities, location of job centers, and availability of services as a part of the General Plan Update to identify additional areas that may be suitable for higher‐density residential development to ensure that a sufficient supply of land is available to achieve the County's housing objectives for lower‐income households.
	· If the allowed uses of the identified areas are changed and this impacts the rights of the neighbors, this should go through a public review process, preferably with a 2/3 approval of affected property owners.

· Invites corruption.



	Program H3.8 Definition of Family. 

The County shall amend Section 17.06.0800 of the Calaveras County Ordinance Code to re‐define “family” as: One or more persons living together in a dwelling unit, with common access to and common use of all facilities.
	· This does not appear to need changing. The current law seems to functioning therefore changing is unnecessary.
The current law reads:

17.06.0800  Family.

"Family" means a group of individuals with a common bond by means of blood, marriage or conscientiously established relations, living together as a housekeeping unit sharing a dwelling unit. Clients of a group home subject to Health and Safety Code Section 1501 are not deemed a family for purposes of this title.

	Program H3.10 Funding for Extremely Low Income Households. 

The County shall pursue public‐private partnerships and funding sources to facilitate the development of housing for extremely low‐income households in the county.
	· Funding by taxation increases burden to struggling middle class. 
· The market already responds to this.
· Charity should be provided by the private sector.



	Program H4.2 Housing Rehabilitation Funding/Revolving Loans. 

The County shall continue to administer the Calaveras County Housing Rehabilitation Revolving Loan Program to improve housing conditions in targeted locations in the county. (Infill)
	· Use of taxpayer funds for loans increases burden to struggling middle class. In some cases, both the principle and interest are taxpayer funded.  
· Providing loans to targeted locations to increase infill is discriminatory and undermines free market forces.



	Program H4.3 Housing Choice Vouchers Program.

The County shall continue to work with Central Sierra Planning Council to administer the Housing Choice Voucher Program (Section 8 assistance).
	· Use of taxpayer funds for Vouchers increases burden to struggling middle class.

· Federal programs should not be part of General Plan.

	Program H4.4 Preservation of At Risk Properties. 

The County shall work with property owners and public or private organizations to ensure continued availability and affordability of subsidized units, and shall provide technical and financial assistance for the acquisition and rehabilitation of at‐risk properties.
	· Use of taxpayer funds for subsidized units and financial assistance increases burden to struggling middle class.

· The promotion and public outreach should be funded by the private entities, not the County. 
· Use of taxpayer funds to provide technical assistance to private companies is inappropriate.

· Invites corruption.



	Program H4.5 Housing Conditions Survey and Rehabilitation Study. 

The County shall conduct a housing survey to assess the condition of existing housing stock in targeted communities and determine the need for County‐supported rehabilitation programs.
	· Use of taxpayer funds for rehabilitation increases burden to struggling middle class.

· Provision of housing is a function of the marketplace and should not be a function of government.

	Program H4.6 Water and Sewer Connections and Replacement. 

The County shall continue to provide financing to qualified lower‐income households, currently on well and septic to connect their homes to new or existing water and sewer systems.
	· Use of taxpayer funds for well and septic to connections increases burden to struggling middle class.

· The county is not responsible for water and sewer.  That falls to the property owners to contract with providers.
·   Invites corruption.

	Program H6.4 Promoting LEED Certification. 

The County shall continue to work with community groups and local developers to actively promote LEED certification for new residential and mixed‐use commercial buildings. The County will post links and information on their website about LEED Certification.
	· A part of LEED certification is determining a buildings carbon footprint.  Developers should not be required to incur extra expense based on the questionable science surrounding the idea of a carbon footprint.

	Program H6.5 PG&E Energy Conservation Programs and Workshops. 

The County shall work with PG&E to take a more active role in the county by scheduling training programs on energy efficiency, conducting home energy efficiency audits, and providing funds for energy‐efficiency home improvements for moderate‐ and lower‐income households.


	· Costs of these programs and home improvements will be borne by either the rate payers or tax payers and increases burden to struggling middle class.

· Costs of the programs are likely to be more than the cost of the energy savings in the benefitting households. This cost will be borne by the rate payers.

	Program H7.4 Annual Reporting on Manufactured 
Housing and Accessory Units. 

The County shall monitor the affordability of manufactured housing and accessory units. The County shall provide this information in the annual report to the Department of Housing and Community Development. If necessary, the County shall revise policies and programs to ensure that these housing units are meeting the needs of lower income residents.
	· The ability to revise policies seems to be a loophole for more government interference with less public visibility.

· This increases costs to the taxpayers with little resulting benefits.


