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Date: November 9, 2022 
 
PROJECT DESCRIPTION: LGI Homes filed a request to modify Condition of Approval II-9 
of Board of Supervisors (BOS) Resolution 08-023 approving Vesting Tentative Subdivision 
Tract Map 2005-190 and Road Modification for North Vista Plaza.   

 
Figure 1 - Boundary of Preserve 

 



APPLICANT:  
LGI Homes 
Evan Licht 
2251 Douglas Blvd Suite 110 
Roseville CA  95661 
 

LANDOWNER: 
VSP Lots LLC 
Manor Development, Camron Pringle 
1420 Kettner Blvd Suite 100 
San Diego CA  92101 

 
AGENT:   
Rick Engineering Company 
Scott Lillibridge 
2525 E Bidwell St 
Folsom CA  95630 
 
 
PROJECT LOCATION:   
The subject property, 31.94 acres, is located 2 miles southwest of Valley Springs, 1,000 
feet north of Highway 26 approximately 1.75 miles south of the Highway 12/Highway 26 
intersection.  The project site, APN’s 073-056-001, 002, 003, and 009, is a portion of 
Section 26, Township 4N, Range 10E, MDM. 
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ANALYSIS:  
 
On January 22, 2008, the County BOS conditionally approved Vesting Tentative 
Subdivision Tract Map 2005-190 to create 167 lots consisting of 156 residential lots, 2 on-
site detention basins, 7 landscaped areas, 2 recreational areas and private streets.  The 
map was initially approved for three years then was eligible for six years of State granted 
extensions.  Subsequently, the map received two discretionary extensions of time, granting 
an additional six years to the life of the map setting the final expiration to January 22, 2023.   
 
LGI Homes is in the process of purchasing the project.  They intend to record the final map 
and build out the subdivision, offering finished homes for sale.  BOS Resolution 08-023 
sets forth conditions of the approved (COA) vesting tentative map from County Planning, 
Public Works, Environmental Management Agency and the Building Department as well as 
Pacific Gas & Electric Company.  Furthermore, the resolution refers to seven measures to 
mitigate project related environmental impacts.  LGI Homes with their Engineer have been 
diligently working with the County to ensure all COA are being met.  Specifically, Condition 
II-9 must be met prior to the BOS approving the final map for recordation.  Condition II-9 
reads as follows:   

  
• Prior to approval of a Final Subdivision Map, the applicant will enter into a 

recordable agreement with the County to commit 5 housing units to be sold at an 
average sales price of $200,000.  These units would be sold to buyers meeting bona 
fide low-income limits as set by the California Department of Housing & Community 
Development (HCD).  Deed restrictions will be placed on the units so that resale 
prices to future buyers would be indexed over 30 years to low-income limits as set 
by HCD.   

 
In August of this year, LGI Homes submitted a request to modify this condition to remove 
the “average sale price of $200,000” portion of the condition stating that “income limits set 
by HCD have increased over the last 16 years.  In 2022, the low-income for a family of 4 
was $55,750.  Therefore, the amount of home a low-income family can qualify for has gone 
up.”  
 
The intent of condition II-9 is to provide affordable housing opportunities for lower income 
households.  Lower income is identified by the State Department of Housing and 
Community Development (HCD) as household incomes at 80% of the average median 
income (AMI) of the county and below.  However, Condition II-9 sets a specific sale price of 
$200,000 which doesn’t allow for consideration of fluctuating income levels and inflation.  
The information provided in the chart below is from HCD on how “affordable” is 
determined.  Affordability is determined first by total household income to number of 
persons in the family and this is compared to the average median for the county.  The 
average median income for a family of four (4) in Calaveras County is currently $90,000.  
What is affordable for rent or purchase is dependent on a downward or upward scale 
relative to the AMI.  For example, 30% affordability is 70% below the AMI, and 120% 
affordability is 20% above the AMI (Table 1).   
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The average cost of a home in Calaveras County is listed on the State Dashboard at 
$370,000.  Condition II-9 is targeting lower income affordability which is 80% AMI or less.  
Based on the chart below, affordability varies on household size and unit size.  For 
example, an affordable 3-bedroom home for a family of four (4) with an AMI of 80%, is 
$300,000.    
 

Table 1 
 

     
Table 2 

 

 
  
The developer estimates that the project will be complete, and homes will be ready for sale 
by 2025.  HCD updates the AMI and affordability information for Calaveras County 
annually.  As it is impossible to predict what the average income and therefore affordability 
rates will be in 2025 (when the project is projected to be ready for sales), the county can 
only commit to replace the original affordable sales price of $200,000 with whatever price is 
deemed affordable for a household at 80% of AMI by the HCD when the homes are offered 
for sale.  
 
Table 3 below illustrates the County’s annual housing progress report, showing that we 
continue to fall well below the State’s Regional Housing Needs Allocation (RHNA) goals for 
low and very low-income levels in the unincorporated portion of Calaveras County.  
Eliminating the specific selling price of a home and allowing the HCD to determine the 
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selling price will ensure that all persons falling into the low-income range including both low 
and very low-income levels, will be eligible to purchase a home.     
 

Table 3 
 
 

 
 
Three years into the eight-year Housing Element cycle, the county has achieved 18.8% of 
its RHNA goal. To be on track, we should be at 37.5%. 
 
The proposed revision to Condition II-9 is: 
 

• Prior to approval of a Final Subdivision Map, the applicant will enter into a 
recordable agreement with the County to commit five (5) housing units to be sold to 
buyers meeting bona fide low-income limits as set by the California Department of 
Housing & Community Development (HCD).  Deed restrictions will be placed on the 
units so that resale prices to future buyers would be indexed over 30 years to low-
income limits as set by HCD. 
 

Through this change, the number of required affordable housing units will remain the same, 
and they will still need to fit the definition of “low-income” set by HCD, but—instead of 
setting a fixed maximum sale price based on a 2006 definition of this term—the maximum 
sale price will now be based on whatever HCD’s “low income” threshold happens to be at 
the time of sale. 
 
 
CONCLUSION:   
 
Modifying condition of approval II-9 to remove the specific selling price of $200,000 and 
allowing HCD to determine the affordable home sales price based on household income 
levels at the time of purchase will increase the eligibility of all low-income buyers and help 
to decrease the total remaining RHNA.  The proposed modification is consistent with the 
goals and polices of the County Housing Element of the General Plan.  Goal H-2 
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encourages development, construction, and maintenance of safe, decent, and well-built 
affordable housing in the County.  The parcels are located within the Rancho Calaveras / 
Jenny Lind Community Plan Area.  Being that this is a residential project and modifying 
condition II-9 does not change the project, there are no applicable community plan policies 
specific to the modification.  The zoning code does not regulate household income levels 
and affordable home prices.   
 
ENVIRONMENTAL REVIEW:   
 
The Mitigated Negative Declaration prepared and adopted for the project (MND), which is 
attached to this staff report, adequately addressed potentially significant environmental 
impacts associated with the project.  While the construction of affordable housing was 
mentioned as one of the project goals in the MND, the maximum price of the resulting 
affordable units was not and is not related to any environmental impact category requiring 
CEQA review.  A change to a tentative map condition by which the current HCD-approved 
definition of “low income” will govern the maximum sale price of the five affordable units 
instead of an outdated fixed price deriving from an HCD formula applicable only at the time 
the map was approved is not a “change” to the project within the meaning of CEQA, does 
not trigger any of the conditions requiring subsequent CEQA review under Guideline § 
15162, and does not require the preparation of an addendum.  No further development is 
requested through this modification, and no changes are proposed to the resulting units or 
the property containing them. There are no further changes proposed to the tentative map; 
therefore, the previously approved MND 2005-190 continues to apply to the approval of this 
discretionary map modification. 
 
 
RECOMMENDATION: 
Staff recommends the Planning Commission adopt resolution 2022-015 approving the 
Modification to Condition II-9 of BOS RES 08-023 for the North Vista Plaza Subdivision 
based the findings included therein. 
 
ATTACHMENTS 
1. Draft Resolution   
2. BOS RES 08-023 
3. Notice of Public Hearing  
4. Request for Modification 
5. MND 2005-190 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 1 

 
Draft Resolution 2022-015 



Project: 2022-047 MEP PC Res: 2022-015 PC Hearing: 12/08/22 

COUNTY OF CALAVERAS, STATE OF CALIFORNIA 
PLANNING COMMISSION 

RESOLUTION NO. 2022-015 
>>A RESOLUTION APPROVING THE MODIFICATION TO CONDITION II-9 OF BOS RES 08-023, 
CONDITIONALLY APPROVING TENTATIVE SUBDIVISION TRACT MAP (TSTM) 2005-190 FOR NORTH 
VISTA PLAZA  
 

WHEREAS, the Planning Department of the County of Calaveras received a 
request from Evan Licht on behalf of LGI Homes to modify condition II-9 of Board of 
Supervisors (BOS) Resolution 08-023, approving TSTM 2005-190 for North Vista Plaza, 
by removing the “average sale price of $200,000” portion of the condition; and 

 
WHEREAS, on January 22, 2008, the County BOS conditionally approved 

TSTM 2005-190 for North Vista Plaza to create 167 lots consisting of 156 residential lots, 2 
on-site detention basins, 7 landscaped areas, 2 recreational areas and private streets; and  

 
WHEREAS, condition II-9 limits the sales price of five (5) homes to $200,000, 

which is currently below 60% of the county’s AMI; and 
 
WHEREAS, the proposed project is located on real property in the 

unincorporated portions of the County of Calaveras more particularly described as APN’s: 
073-056-001, 002,003, and 009; and 

 
WHEREAS, pursuant to California Environmental Quality Act (CEQA), an 

Initial Study/Mitigated Negative Declaration (IS/MND) was prepared and adopted by the 
BOS with approved TSTM 2005-190 for North Vista Plaza which adequately addressed 
potentially significant environmental impacts associated with the project; and  

 
WHEREAS, the modification to condition II-9 is not growth inducing and will 

not have a new potentially significant effect on the environment; thus, pursuant to 
California Environmental Quality Act (CEQA), the modification is supported by the original 
Mitigated Negative Declaration approved for the project; and  

 
WHEREAS, during a duly noticed public hearing on December 8, 2022, the 

Planning Commission considered all the information presented to it, including its staff 
report, information presented by the project proponent, and public testimony presented in 
writing and at the meeting; therefore, 
 

BE IT RESOLVED, that the Planning Commission approves the modification 
to condition II-9 of TSTM 2005-190 based upon the following findings: 
 
1. A Mitigated Negative Declaration (MND) was prepared for TSTM 2005-190 in 

accordance with the California Environmental Quality Act (CEQA), including seven (7) 
mitigation measures.   
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Evidence: The Mitigated Negative Declaration prepared and adopted for the project 
(MND) adequately addressed potentially significant environmental impacts associated 
with the project.  While the construction of affordable housing was mentioned as one 
of the project goals in the MND, the maximum price of the resulting affordable units 
was not and is not related to any environmental impact category requiring CEQA 
review.  A change to a tentative map condition by which the current HCD-approved 
definition of “low income” will govern the maximum sale price of the five affordable 
units instead of an outdated fixed price deriving from an HCD formula applicable only 
at the time the map was approved is not a “change” to the project within the meaning 
of CEQA, does not trigger any of the conditions requiring subsequent CEQA review 
under Guideline § 15162, and does not require the preparation of an addendum.  No 
further development is requested through this modification, and no changes are 
proposed to the resulting units or the property containing them. There are no further 
changes proposed to the tentative map; therefore, the previously approved MND 
2005-190 continues to apply to the approval of this discretionary map modification. 
 

 
2. The proposed modification is consistent with the County General Plan and applicable 

community or special plan, and the provisions of Title 17. 
  

Evidence:  The modification is consistent with the goals and policies of the County 
Housing Element.  Goal H-2 encourages development, construction, and 
maintenance of safe, decent, and well-built affordable housing in the County.  LGI 
Homes intends to build out the subdivision providing quality homes for sale.  
Condition II-9 requires the dedication of 5 homes to be sold at a cost affordable to 
low-income home buyers (80% AMI or lower).  Relying on a specific selling price 
does not account for inflation; thus, limiting the eligibility of low-income buyers to only 
those falling below 60% AMI.   The parcels are located within the Rancho Calaveras / 
Jenny Lind Community Plan Area.  Being that this is a residential project and 
modifying condition II-9 does not change the project, there are no applicable 
community plan policies specific to the modification.  The zoning code does not 
regulate household income levels and affordable home prices.          

 
3. Conditions of project approval are necessary for protection of the public health, 

safety, and welfare, and to reduce or eliminate potential environmental effects.   
 

Evidence:  This project is conditioned to adequately meet the housing needs of all 
economic segments of the community.  Modifying Condition II-9 is beneficial to the 
welfare of the public as it will provide opportunities to all income levels without 
exclusion.      

 
BE IT FURTHER RESOLVED, that the Planning Commission 

approves the modification to condition II-9 to read as follows:     
 
II-9  Prior to approval of a Final Subdivision Map, the applicant will enter into a recordable 

agreement with the County to commit five (5) housing units to be sold to buyers 
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meeting bona fide low-income limits as set by the California Department of Housing & 
Community Development (HCD).  Deed restrictions will be placed on the units so that 
resale prices to future buyers would be indexed over 30 years to low-income limits as 
set by HCD.   

 
PASSED AND ADOPTED by the Planning Commission of the County of 

Calaveras, at a regular meeting of the Planning Commission held on December 8, 2022, 
on a motion by Commissioner                  and seconded by Commissioner  

 
AYES:   
NOES  
ABSTAIN:  
ABSENT:    
 

Chair, Planning Commission 

ATTEST: 
 
 
Gina Kathan, Planner IV 
 
 
The project files are available for public review in the Planning Department, County of 
Calaveras, Government Center, 891 Mountain Ranch Road, San Andreas, CA. 95249, 
between the hours of 8:00 a.m. and 4:00 p.m. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 2 

 
BOS RES 08-023 























 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 3 

 
Notice of Public Hearing 



 
 
  

 
PLANNING COMMISSION 

 
NOTICE OF PUBLIC HEARING 

 
LEAD AGENCY: Calaveras County Planning Department 

891 Mountain Ranch Rd. 
San Andreas, CA 95249 

 
2022-047 Modification to Existing Permit for 2005-190 TSTM North Vista Plaza:  The County 
Planning Department received a request from LGI Homes to modify condition II-9 of Board of 
Supervisors Resolution 08-023 approving Vesting Tentative Subdivision Tract Map 2005-190 and 
road ordinance modification request for North Vista Plaza on January 22, 2008.   The TSTM was 
approved to create a 156-lot residential subdivision and is located 2 miles southwest of Valley 
Springs, 1,000 feet north of Highway 26 approximately 1.75 miles south of the Highway 12/Highway 
26 intersection.  The project site, APN’s 073-056-001, 002, 003, and 009, is a portion of Section 26, 
Township 4N, Range 10E, MDM.  Pursuant to CEQA guidelines, a Mitigated Negative Declaration 
was adopted with project approval in 2008. The request for modification will rely on the original 
Mitigated Negative Declaration as the request is not growth inducing and will not have a significant 
effect on the environment.    
 
NOTICE IS HEREBY GIVEN that the Calaveras County Planning Commission will conduct a public 
hearing on November 10, 2022, at 9:00 a. m. or soon thereafter to consider the above referenced 
project.  The public hearing will be held in the Calaveras County Board of Supervisors Chambers, 
Government Center, 891 Mountain Ranch Road, San Andreas, California. 
 
Pursuant to Government Code 65009, if anyone challenges the above listed issues in a court of law, 
the challenge may be limited to raising only those issues you or someone else raise at the public 
hearing described in this notice, or in written correspondence delivered to the Commission, at or prior 
to, the public hearing. You are welcome to review the application at the Calaveras County Planning 
Department during normal working hours, 8:00 a. m. to 4:00 p. m., Monday through Friday except 
county holidays. Gina Kathan is the project planner and can be reached at (209) 754-6394.  Planning 
Commission staff reports are made available for public viewing online at 
https://calaverasgov.us/Meeting-Calendar  on the Friday prior to the scheduled meeting.  The project 
file and staff report can be viewed or purchased at the Planning Department for the cost of making 
the copies.  
 
 
Date of Notice – October 28, 2022 
 
 
 
 
 

 

https://calaverasgov.us/Meeting-Calendar


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment 4 

 
Request for Modification 



 

Gina Kathan 
Calaveras County Planning Department 
 
Dear Ms. Kathan,                August 29, 2022 
 

I am writing you to formally request a modification to the conditions of approval (resolution 08‐

023) for North Vista Plaza, a 156‐lot subdivision in Valley Springs, CA. Condition II‐9 reads “Prior to 

approval of a Final Subdivision Map, the applicant will enter into a recordable agreement with the 

County to commit 5 housing units to be sold at an average sales price of $200,000. These units would be 

sold to buyers meeting bona fide low‐income limits as set by the California Department of Housing & 

Community Development (HCD). Deed restrictions will be placed on the units so that resale prices to 

future buyers would be indexed over 30 years to low‐income limits as set by HCD.” 

My request is to remove the “average sales price of $200,000” portion of the condition so that it 

reads, “…the applicant will enter into a recordable agreement with the County to commit 5 housing 

units to be sold to buyers meeting bona fide low‐income limits as set by the California Department of 

Housing & Community Development (HCD)…” 

Income limits as set by HCD have increased dramatically over the last 16 years. In 2022, the low‐

income limit for a family of 4 is $72,000 and will certainly go up in 2023 due to the inflationary 

environment. In 2012 (earliest year of income limits posted on the HCD website), the low‐income limit 

for a family of 4 was $55,750. Therefore, the amount of home a low‐income family can qualify for has 

gone up dramatically. The intent of this condition is to provide opportunity for low‐income families, and 

we intend to fulfill that intent. 

Additionally, such a small change should be seen as substantial conformance to the original 

conditions of approval and be able to be approved administratively by County staff. Thank you. 

 

Sincerely, 

 

 
Evan Licht 
LGI Homes 
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