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Preface 
 

 

The Housing Element consists of policies, programs, and background information and analysis as 

required by state law.  Housing element law essentially consists of two main components guiding 

the preparation of the housing element: analysis of housing needs, resources and constraints, etc. 

(Government Code Section 65583(a)) and housing programs (Government Code Section 

65583(c)).  This Housing Element is consistent with the other elements of the Modoc County 

General Plan. 

 

State requirements for housing elements are more detailed and exacting than for any other 

General Plan element.  California Government Code sections 65580 through 65589 require that 

housing elements contain: 

 

 An assessment of housing needs and an inventory of resources and constraints relevant to 

meeting those needs; 

 

 A statement of the community's goals, quantified objectives, and policies relevant to the 

maintenance, improvement, and development of housing; and 

 

 A program that sets forth a five-year schedule of actions that the local government is 

undertaking or intends to undertake to implement the policies to achieve the goals and 

objectives of its housing element. 

 

As required by state law, Modoc County’s 2009-2014 Housing Element identifies residential sites 

adequate to accommodate a variety of housing types for all income levels, analyzes governmental 

constraints to housing maintenance, improvement, and development; addresses conservation and 

improvement of the condition of the existing affordable housing stock; and outlines policies to 

promote housing opportunities for all persons. 
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Chapter One: Introduction 
 

Purpose of the Element 

 

In response to California’s critical housing needs, the legislature enacted housing element law with the 

goal of adequate, safe and affordable housing for every Californian.  The attainment of housing for all 

requires the cooperation of local and state governments.   

 

Housing element law requires local governments to adequately plan to meet their existing and projected 

housing needs including their share of the regional housing need.  Housing element law is the state’s 

primary market-based strategy to increase housing supply. The law recognizes the most critical 

decisions regarding housing development occur at the local level within the context of the General Plan.  

In order for the private sector to adequately address housing needs and demand, local governments must 

adopt land-use plans and regulatory schemes that provide opportunities for, and do not unduly constrain, 

housing development for all income groups.   

 

The housing element document shall consist of identification and analysis of existing and projected 

housing needs and a statement of goals, policies, quantified objectives and scheduled programs for the 

preservation, improvement, and development of housing.  The housing element shall identify adequate 

sites for housing, including rental housing, factory built housing, and manufactured homes, and shall 

make adequate provisions for existing and projected needs for all economic segments of the community. 

 

Unlike the other mandatory elements of the General Plan, the housing element is subject to detailed 

statutory requirements regarding its content and must be updated every five years. The housing element 

is also subject to mandatory review by a state agency. This reflects the statutory recognition that the 

availability of housing is a matter of statewide importance and that cooperation between all levels of 

government and the private sector is critical to attainment of the state’s housing goals.   

 

Local benefits derived from the preparation of a housing element include information about local 

housing conditions, identification of opportunities to meet local needs, provide citizens with an 

opportunity to participate in the planning process and serve as a policy statement so that everyone will 

understand the basis of future housing program decisions.  The housing element will also assist public 

agencies in the coordination of their housing types and quality of housing the county needs and assists 

builders making market decisions about the types and quality of housing needs. 
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Public Participation 

 

Opportunities for public to participate in the development of the housing element were provided through 

two evening public meetings held separately in Cedarville and Adin.  Notices for each of the meetings 

were posted in local post offices, advertised in the paper of local distribution, mailed directly to 

stakeholders and posted in various locations.  Opportunities to comment on the draft and final document 

were afforded by attending legally noticed public hearings at the Planning Commission and Board of 

Supervisor meetings.  Issues raised from public meetings were addressed under the appropriate section 

and incorporated into the body of the document.  In addition, the following agencies were asked to 

provide insights: 

 TEACH, Inc. 

 Modoc County Department of Social Services 

 Tribal Organizations 

 City of Alturas 

 

Written agency comments were submitted by the California Department of Housing and Community 

Development on August 13, 2009 and were incorporated into the final draft of the Housing Element.  No 

other written agency comments were received. 

 

Consistency with the General Plan 

 

Having been adopted in the fall of 1988 the current General Plan is dated.  However, given thirty years 

of economic decline and nominal population change, the General Plan remains largely pertinent in 

regards to the issue of housing.  Located in the remote northeast corner of the state, Modoc County did 

not experience population growth as would a bedroom community for commuters or have the impacts 

from developments locating near or within the county’s borders.  These factors contribute to the fact that 

the previous housing element has generally remained in overall compliance during the planning period.   

The current 2009 to 2014 housing element was reviewed for consistency with the 1988 General Plan and 

found to have no goals or policies in conflict.  During the 2009 to 2014 planning period the general plan 

is on track to be updated as required by the State of California.  As required by state law, it will also be 

reviewed to assure goals, policies and implementation programs are consistent with this housing 

element. 
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Chapter Two: Housing Needs

 

Population 

 

Summary 

Historically the number of county residents has increased from a population of just over 5,000 in 1900 

to currently just fewer than 10,000 (including the City of Alturas).  During this period growth has been 

cyclical, rising and falling in roughly ten-year increments.  Previously these trends were related to job 

creation and loss.  However a population decline through the 1990s added out-migration to the list of 

reasons for population decline.   It is important to note that when examining percent changes in 

population for Modoc County they can appear large because of the small population but translate to low 

numeric figures. 

 

The significance of the population change is not in the total numbers but in the age composition.  This 

demographic growth is almost all from early and near retired persons.  Projections by the Center for 

Economic Development estimates by 2015 persons age 60-69 will be the ten-year age group with the 

highest increase in Modoc County.  The data is consistent with the lack of employment diversity and 

total employment in the county.  The change is further fueled by the disparity of housing prices between 

other areas and low interest rates that escalated values in urban areas allowing persons to capture their 

equity and retire sooner.   

 

However, as the current “retiree” population matures, the need for more technologically advanced 

medical services increases.  Without a number of these services available in Modoc County some 

retirees are forced to relocate in order to live closer to needed medical resources.  In addition, an aging 

population naturally has a higher mortality rate.    

 

Analysis 

There are 9,702 people living in Modoc County as of 2008 (Table 1).  The population has both grown 

and declined several times over the last eighteen years.  The total net change since 1990 is 0.2 percent, 

or twenty-four people.  The period with the greatest growth was from 1990 to 1995, when the population 

grew from 9,678 to 10,014, the largest population ever recorded in Modoc County.  The period with the 

greatest decline followed soon after, from 1998 to 2000 when the population fell from 10,014, to 9,445.  

This pattern is consistent with the entire period after World War II when the population of Modoc 

County was nearly the same as it is today.  Coincidentally, the Census Bureau recorded 9,678 people in 

1950, the exact same number that was recorded forty years later in the 1990 Census. 

 

This population trend is generally followed in the unincorporated portion of Modoc County.  However, 

current figures reflect that the unincorporated portion of the county includes a greater share of the 

county’s total population.  Between 1990 and 1995, the population in the unincorporated portion grew 

414, or 6.4 percent.  The City of Alturas, the only incorporated community in Modoc County, lost 

population to the unincorporated area. 
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Table 1: Population Growth Trends, 1990-2008 

Year Modoc County Total Unincorporated Modoc County 

 Population 
Numerical 
Change 

Percent 
Change Population 

Numerical 
Change 

Percent 
Change 

1990 9,678   6,447   

1991 9,730 52 0.5% 6,504 57 0.8% 

1992 9,857 127 1.3% 6,615 111 1.7% 

1993 9,958 101 1.0% 6,690 75 1.1% 

1994 10,010 52 0.5% 6,767 77 1.1% 

1995 10,014 4 0.0% 6,836 69 1.0% 

1996 9,954 -60 -0.5% 6,838 2 0.0% 

1997 9,978 24 0.2% 6,861 23 0.3% 

1998 9,836 -142 -1.4% 6,775 -86 -1.2% 

1999 9,540 -296 -3.0% 6,588 -187 -2.7% 

2000 9,445 -95 -0.9% 6,545 -43 -0.6% 

2001 9,494 49 0.5% 6,604 59 0.9% 

2002 9,450 -44 -0.4% 6,576 -28 -0.4% 

2003 9,491 41 0.4% 6,631 55 0.8% 

2004 9,580 89 0.9% 6,757 126 1.9% 

2005 9,610 30 0.3% 6,799 42 0.6% 

2006 9,646 36 0.3% 6,836 37 0.5% 

2007 9,679 33 0.3% 6,864 28 0.4% 

2008 9,702 23 0.2% 6,898 34 0.4% 

Source: California Department of Finance, Demographic Research Unit, Table E4 

 

Population change in Modoc County is unique according to age group.  An analysis of population 

change by age shows that nearly all of the population growth since 1990 has been in the 45 to 64 age 

group.  This is a group of people who are moving here from urban areas either to retire early, or as will 

be shown in the employment growth section, bring jobs with them to support themselves until they 

retire.  This trend is consistent with that happening in rural Northern California, especially after 2000 

when Internet technology improved to the point that many workers could telecommute to work.  Many 

of these are contract workers, which show under proprietary jobs in the employment section. 

 

Other noteworthy trends include the declining population age 30 to 39, and the corresponding drop in 

children age 0 to 9 (Table 2).  The lack of non-proprietary work opportunities in Modoc County force 

many young families to seek employment elsewhere.  The number of older school-age children remains 

steady, perhaps because some of the older in-migrants still have children at home, offsetting the loss of 

families with parents in the 30 to 39 age group.  The college-age population, age 20 to 29, decreased by 

approximately 20% between 1990 and 2000, but has since increased to 40% above the 1990 figure.  The 

population age 40+ has increased over the eighteen years shown; however, projections for the 

population between the ages of 40 and 70 anticipate a decline. 

 
Table 2: Population by Age, 1990-2008 – Modoc County 
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Year 0-9 10-19 20-29 30-39 40-49 50-59 60-69 70-79 80+ 

1990 1,436 1,373 979 1,479 1,341 974 1,092 699 314 

1991 1,435 1,376 957 1,462 1,409 996 1,058 722 333 

1992 1,431 1,363 985 1,474 1,492 1,027 1,061 748 359 

1993 1,393 1,342 1,002 1,436 1,557 1,059 1,046 758 358 

1994 1,392 1,341 1,019 1,411 1,593 1,101 1,037 773 370 

1995 1,357 1,336 993 1,371 1,609 1,139 1,000 799 369 

1996 1,358 1,320 971 1,324 1,622 1,178 988 794 361 

1997 1,343 1,359 955 1,300 1,597 1,289 998 809 356 

1998 1,266 1,340 877 1,208 1,512 1,326 988 775 336 

1999 1,213 1,359 789 1,141 1,468 1,351 995 764 330 

2000 1,166 1,498 764 1,116 1,456 1,411 1,041 783 393 

2001 1,098 1,535 752 1,071 1,447 1,456 1,033 803 429 

2002 1,054 1,546 800 1,034 1,466 1,499 1,037 817 448 

2003 1,037 1,539 902 1,001 1,477 1,565 1,059 820 469 

2004 1,038 1,555 1,015 1,009 1,521 1,621 1,105 834 480 

2005 980 1,535 1,128 961 1,507 1,654 1,132 829 508 

2006 957 1,533 1,211 937 1,504 1,669 1,173 834 518 

2007 959 1,506 1,315 915 1,480 1,658 1,245 832 538 

2008 967 1,484 1,411 888 1,447 1,666 1,312 840 547 

2015(p) 939 960 1,419 1,251 1,027 1,316 1,421 883 540 

2030 (p) 1,087 1,044 939 1,419 1,686 1,070 1,139 1,113 685 

Source: California Department of Finance, Demographic Research Unit; Center for Economic 
Development, California State University 

 

Significance 

During the next planning period, little net change in the total population is anticipated, although the 

population may rise or fall more than one percent in any particular year due to shifting demographics 

and variable annual agricultural production.  Early and near retirees will continue to be the age group 

with the greatest growth, while the number of families will continue to decline due to lack of potentially 

marketable economic activities and job growth in Modoc County.  If enough of the near retirees grow 

older and remain in Modoc County, the population age 65 and over may start to rise again in the near 

future.  

 

With the county demographic changing, the level of services offered by the county will need to change 

as well.  In general, an older population needs more help filling out forms, communicating via phone or 

email, and transporting themselves to county offices when needed. 

 

Another significant change has been where these people choose to live. Transportation improvements, 

the abundance of cheap land, and the desire for space have encouraged home ownership outside of the 

City of Alturas and towns. This trend is likely to continue in the foreseeable future. 
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 Employment 

 

Summary 

Modoc County is dependent upon federal, state, and local governments to provide a majority of livable 

wages in the county.  The only continued job growth in the county has been from new non-farm 

proprietors.  Most of these are likely near retirees moving into the county doing consulting work before 

they retire permanently.  Due to the small size of Modoc County’s economy, the data cannot be 

analyzed in more detail so that confidential information from local business owners is protected. 

 

Current Economic Development Activities 

The most significant recent single job expansion is at a new Rite Aid in Alturas, which provided twenty-

four new jobs, twenty of which were filled by workers found locally. 

 

Superior California Economic Development (SCED) is a four county Economic Development District 

(Modoc, Shasta, Siskiyou and Trinity) that offers communities and businesses within these counties 

services such as: Demographic and Economic Information, Microenterprise Development Program, 

Technical Assistance Projects and Community Planning and Strategizing. SCED has helped individuals 

by providing the important tools necessary to plan, start and operate small and home-based businesses. 

Workshop graduates may apply for a loan for business start-up activities through SCED’s Microloan 

Program.   

 

Analysis 

Because Modoc County is an isolated area, the population influx of inter-county, or inter-state, labor 

migration is less than significant.  The largest place in Modoc County is Alturas which is 100 miles from 

the nearest significant employment center of Klamath Falls, Oregon.  It is likely there is a small amount 

of commuting to and from Oregon from the New Pine Creek area on US Highway 395 (north to 

Lakeview) and in the Newell area on State Highway 139 (north to Klamath Falls).  Therefore, job 

change in Modoc County has a direct affect on housing demand, and housing demand is affected little 

by job growth in neighboring counties. 

 

The largest employers in Modoc County are mostly in government and health care.  While the job 

estimate in Table 3 is subject to error, it demonstrates the importance of these two industries in Modoc 

County regardless. 
Table 3: Top Employers in Modoc County, 2007 

Full-Time Permenant Employment 

Organization Industry Sector Approx. Jobs 

County of Modoc Government 541 

Modoc Medical Center  Health and Social Services 165 

USDA Forest Service Government 185 

Surprise Valley Community Hospital Health & Social Services 60 

California Dept of Forestry and Fire Protection Government 30 

Modoc Joint Unified School District  Government 220 
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Environmental Alternatives Health & Social Services 45 

Bureau of Land Management  Government 51 

ISOT/Canby Family Clinic Health & Social Services 30 

Alturas Casino Other, Gambling 28 

Rite Aid  Retail 24 

Alturas Ranches Agriculture 12  

 

In the few years since the previous analysis, the number of jobs has been decreasing slowly (total 

decrease 8.1%), except for non-farm proprietors, whom have continued to grow steadily, seeing an 

increase of 8.7%. It is believed that near-retirees bringing jobs with them has added to the number of 

proprietors.  In the previous analysis it was noted that countywide job growth leveled off beginning in 

2001 (Figure 1), a trend that has continued to the present date.  This trend is not expected to change 

much in the next planning period.  

 
Figure 1: Composition of Job Change, 1990-2003 – Modoc County 
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Source: U.S. Department of Commerce, Bureau of Economic Analysis 
Note: Year 2000 decrease in Government and year 2001 increase in private non-farm jobs occurs because of a reclassification of some 
establishments run by local Native American Reservations, such as tribal health facilities. 
 

The average unemployment rate in Modoc County from 1990 to 2007 was 9.8 percent. Tracking 

monthly unemployment trends reveals seasonal changes in the level of employment. In Modoc County 

there have been, on average, significant declines in unemployment from August through October. 

During this period, unemployment dropped from over 10 percent to 7.5 percent, before it began to rise 

again. The consistent nature of this up-and-down pattern indicates a seasonality to employment in 

Modoc County, which may be largely driven by both seasonal ranching and forestry-related jobs. 
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In 2007, 4,200 residents, or 43 percent of Modoc County’s population, were members of the labor force, 

compared to 47 percent in California. The labor force in the county increased 10 percent between 1990 

and 2007, and has a 5 percent annual increase in 2007. 3,900 members, or 93 percent of Modoc 

County’s labor force, were employed, which was a 3 percent increase from the preceding year, and was 

2 percent lower than California’s total employment in 2007. 270 members of Modoc County’s labor 

force were unemployed, making up over 6 percent of the labor force. This represented a 35 percent 

increase from the previous year. Modoc County’s unemployment rate has been consistently higher than 

the state average since 1990. 

 

In 2008, the labor force was 3,990 and the unemployment rate was 9.7 percent. By March 2009, the 

most recent data available, the labor force had grown to 4,040 and unemployment jumped to 15.6 

percent (11.8 percent in March 2008). It is projected that the labor force in Modoc County will continue 

to grow while unemployment should stabilize once again at an average of 8-9 percent; however, it is 

likely that the current economic crisis will affect the recovery rate of the labor market. 

 
Figure 2: Monthly Labor Market (Seasonally Adjusted), January 2001-June 2005 – Modoc County  
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Source: California Employment Development Department, Labor Market Information Division 

 

Significance 
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Unexpected job growth could put pressure on the local housing market, causing available homes to sell 

quicker and prices to rise.  The number of additional jobs necessary to cause this change can only be 

estimated, although a job growth in excess of available vacant housing units for rent or for sale (about 

200) over the course of one year should be sufficient to cause prices to rise as demand for housing 

would start to outpace supply.  Given the current trend, this is highly unlikely to occur during the 

planning period, although shifting employment patterns add a certain amount of unpredictability to 

Modoc County job projections. 

 

Household Characteristics 

 

Household Growth and Tenure Trends 

The number of households in unincorporated Modoc County increased to over 2,800 by 2008 (Table 4).  

This number is expected to continue to increase because early and near-retirees are expected to continue 

to migrate to Modoc County and the unincorporated portion of the county is expected to capture nearly 

all of the anticipated housing growth in the county overall. 

 
Table 4: Household Growth Trends, 1980-2008 – Unincorporated Modoc County 

Year Households Numerical 
Change 

Annual Numerical 
Change 

1980 1,980   

1990 2,421 441 44 

2000 2,563 142 14 

2005 2,794 231 46 

2006 2,822 28 28 

2007 2,835 13 13 

2008 2,865 30 30 

Source: Census Bureau (2000 Census, SF3: H6), (1990 Census, 
STF3: H4) and DOF (E-5 Report) 

 

The proportion of owner-occupied to renter-occupied housing units grew between 1990 and 2000 to 74 

percent (Table 5).  This trend is expected to have continued through 2008 due to low home mortgage 

rates that continued through most of this decade.  However, the percentage should be expected to 

decrease once mortgage rates start rising, which should happen either later in 2009 or sometime in 2010.  

Mortgage rates usually change with alterations to the prime interest rate, which is expected to increase 

as inflation begins to appear.   

 

Home prices and rental rates in Modoc County are much lower than the state average, indicating that 

available housing is presently meeting demand.  This is not expected to change much during the next 

planning period.  Due to the slump in the housing market during the past year, sellers have been further 

lowering their asking prices.  While recovery of the housing market is anticipated, it is not likely to 

return quickly to the level that it was in 2007. 
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Table 5: Households by Tenure, 1980-2000 – Unincorporated Modoc County 

 1980 1990 2000 

 Number Percent Number Percent Number Percent 

Owner 1,471 74.3% 1,759 72.6% 1,897 74.0% 

Renter 509 25.7% 662 27.4% 666 26.0% 

TOTAL 1,980 100.0% 2,421 100.0% 2,563 100.0% 

Source: Census Bureau (2000 Census, SF 3: H7), (1990 Census, SF 3: H8) and 1980 Census 

 

Overcrowded Households 

The United States Census Bureau defines overcrowding as people living in a housing unit occupied by 

more than one person per room (not including kitchens and bathrooms).  Units with more than 1.5 

persons per room are considered severely overcrowded and indicate a significant housing need.   

 

Overcrowding is not a significant housing situation in unincorporated Modoc County.  According to the 

2000 Census, there were a total of 117 overcrowded households, representing only 4.6 percent of the 

total households.  To compare, overcrowding is more significant in California with 15.2 percent of the 

total households in overcrowded situations.   

 

Of the 117 overcrowded households, 55.6 percent were renters.  This percent does not indicate a 

disproportionate overcrowded situation for renters (Table 6).  Overcrowded renter households represent 

9.8 percent of the total renter households, which is much less than 23.9 percent for the entire State of 

California.  Furthermore, less than two percent (46 households) of the households in unincorporated 

Modoc County reported being severely overcrowded, most of which were in owner households.   

 

If housing becomes less affordable in Modoc County, the overcrowding situation will worsen as lower 

income families try to squeeze into smaller, more affordable units. 

 
Table 6: Overcrowded Households, 2000 – Unincorporated Modoc County 

Households Owners Renters Total 

TOTAL HOUSEHOLDS 1,897 666 2,563 

Total Overcrowded Households 52 65 117 

1-1.5 Persons per Room 31 40 71 

1.5 or More Persons per Room 21 25 46 

Unincorporated Modoc Overcrowding Rate 2.7% 9.8% 4.6% 

Statewide Overcrowding Rates 8.6% 23.9% 15.2% 

Source: Census Bureau (2000 Census SF 3: H20) 

 

Households Overpaying for Housing 

Table 7: Overpayment by Household Income, 2000 – Unincorporated Modoc County 

 Total Renters Total Owners Total Households 

Household Income <=30% MFI 288 280 568 
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% with any housing problems 59% 68.2% 63.6% 

% Cost Burden >30% 56.3% 66.8% 61.4% 

% Cost Burden >50% 41.3% 44.3% 42.8% 

Household Income >30% to <=50% MFI 251 333 584 

% with any housing problems 53.4% 52.0% 52.6% 

% Cost Burden >30% 43.8% 43.5% 43.7% 

Household Income >50% to <=80% MFI 252 546 798 

% with any housing problems 20.6% 26.4% 24.6% 

% Cost Burden >30% 3.2% 24.2% 17.5% 

Source: CHAS Data Report, 2000 

 

Households are considered to be overpaying for housing if payment (rent or mortgage) is 30 percent or 

greater than household income.  In 2000, approximately 524 households (46.1 percent) reporting to the 

2000 census were in overpayment situations (Table 8).  This incidence of overpayment occurs much 

more frequently in renter households (70.9 percent).  Furthermore, of the 549 households reporting 

incomes less than $35,000, 42.1 percent (231 households) were overpaying in 2000. 

 

Housing prices in Modoc County are much lower than average in California.  This caused the housing 

market to be oversupplied and many units for sale in Modoc County have remained so for years.  The 

result of an over-supplied housing market with little demand has been a greater number of homes in 

disrepair.    

 
Table 8: Households Overpaying, 2000 – Unincorporated Modoc County 

Households Owners Renters TOTAL 

TOTAL HOUSEHOLDS  1,897 666 2,563 

Total Households Overpaying 248 276 524 

LOWER INCOME HOUSEHOLDS 

Total Households with Income Less than $35,000 307 242 549 

Households Overpaying with Less than $35,000 118 113 231 

Modoc Overpaying Rate 13 % 41 % 20 % 

Statewide Overpaying Rate 31 % 45 % 38 % 

Source: Census Bureau (2000 Census SF 3: H69, H73, H94 and H97) 

*Number of households overpaying based on the number of households (1,137 total: 389 renter and 748 owner) 
computed by the Census Bureau 

 

Vacancy 

In Modoc County, housing units not utilized by local permanent residents is a potential issue.  More than 

ten percent of the county’s housing stock is used as a second or vacation home, compared with only two 

percent statewide (Table 9).  One possible trend is the increasing use of Modoc County dwellings as 

second homes, which would consume available housing for local residents and drive up the price, 

making housing less affordable.  This trend for second homes also contributes to a continuing shortage 

of adequate rental units as homes are left vacant and only are used for temporary, seasonal occupancy. 
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Table 9: Vacancy Rate by Unit Type, 2000 – Unincorporated Modoc County 

 Number Percent of 
Housing Units 

CA 
Percent 

For rent 53 1.6% 1.6% 

For sale 123 3.7% 0.9% 

Rented or sold, not occupied 60 1.8% 0.4% 

Seasonal, recreational, or occasional use 344 10.2% 2.1% 

Other 224 6.6% 0.6% 

Source: Census Bureau  (2000 Census SF3: H8) 

 

Significance 

Unlike most of California, housing in Modoc County is not in short supply, as evidenced by the 

relatively affordable and overabundance of local housing.  One drawback of this situation is a lesser 

desire to maintain an unused housing unit if it does not make for a good investment.  This situation is 

discussed in the next section. 

 

Extremely Low Income Households 

Extremely low-income is defined as households with income less than 30 percent of area median 

income. The area median income in the County is $33,700. For extremely-low income households, this 

results in an income of $10,100 or less. Households with extremely low-income have a variety of 

housing situations and needs. For example, most families and individuals receiving public assistance, 

such as social security insurance (SSI) or disability insurance, are considered extremely low-income 

households. 

 

In 2000, approximately 568 extremely low-income households resided in the County, representing 29.9 

percent of the total households. There are almost equal numbers of renters and owners; however, owners 

experience a higher incidence of housing problems. 63.6 percent of extremely low-income households 

faced housing problems (defined as cost burden greater than 30 percent of income and/or overcrowding 

and/or without complete kitchen or plumbing facilities) and 61.4 percent were in overpayment 

situations. Even further, 42.8 percent of extremely low-income households paid more than 50 percent of 

their income toward housing costs. 

 
Table 10: Housing Problems for Extremely Low Income Households, 2000 

 Total Renters Total Owners Total Households 

Household Income <=30% MFI 288 280 568 

% with any housing problems 59.0% 68.2% 63.6% 

% Cost Burden >30% 56.3% 66.8% 61.4% 

        % Cost Burden >50% 41.3% 44.3% 42.8% 

Source: SOCDS CHAS Data 

 

To calculate the projected housing needs, the County assumed 50 percent of its very low-income 

regional housing needs are extremely low-income households. As a result, from the very low-income 

need of 23 units, the County has a projected need of 11 units for extremely low-income households. 

Many extremely low-income households will be seeking rental housing and most likely facing an 
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overpayment, overcrowding or substandard housing condition. Some extremely low-income households 

could be with mental or other disabilities and special needs. 

 

The types of housing that might be affordable to extremely-low income households such as single-room 

occupancy units and supportive housing are allowed in the Modoc County Zoning Code in the High 

Density – Residential, Low Density – Residential and Rural Residential districts, which is discussed on 

page 39. 

Housing Stock Characteristics 

 

Housing Units by Type  

The housing stock in Modoc County is dominated by single-family detached units (65.9 in 2005) which 

are located outside the established community areas.  The availability of large residential lots compared 

to small lots, and the affordability of large lots relative to California, are primary reasons.  The county 

also has a significant portion of housing stock in manufactured homes (31.4 percent in 2005), which are 

a more affordable alternative to a custom built home for a lower income family.  The proportion of 

attached and multiple-family housing units in Modoc County (2.7 percent total in 2005) is much less 

than in the state (38.4 percent). 

 

Nearly all the new housing units in Modoc County since 1990 have been single family or manufactured 

homes (Table 11).  Single-family homes comprise the largest share of new units, although according to 

the Modoc County Planning Department, new mobile homes outnumbered new single-family units in 

the beginning of this decade. 

 
Table 11: Housing Units by Type, 1990-2000 – Unincorporated Modoc County 

Housing 1990 2000 2005 
CA 2005 
Percent 

Change (90-05) 

Unit Type Number Percent Number Percent Number Percent Number Percent 

SF-Detach 2,191 66.9 2,207 65.7 2,434 65.9 57.2 243 11 

SF-Attach 28 0.9 32 1.0 33 0.9 7.3 5 18 

2 to 4 units 59 1.8 39 1.2 50 1.4 8.1 -9 - 15 

5+ Units 28 0.9 15 0.5 15 0.4 23.0 -13 - 46 

Other
1
 969 29.6 1,064 31.7 1,160 31.4 4.5 191 20 

TOTAL 3,275 100.0 3,357 100.0 3,692 100.0 100.0 417 13 

Source: Census Bureau (2000 Census, SF 3: H30) and (1990 Census, SF: H20) 
1
includes mobile homes, RVs, campers, etc. 

 

Housing Stock Conditions 

A greater proportion of the housing stock in Modoc County have condition issues than compared with 

California overall (Table 12).  Housing units in the county are much more likely to have been built 

before 1950.  Consequently, these housing units are more likely to be completely uninhabited and lack 

kitchen facilities, complete foundations, plumbing, and phone connections.   During the review process, 

comments were received on the poor condition of the rental units available in the county.   
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Table 12: Housing Condition Issues, 2000 – Unincorporated Modoc County 

Condition Issue Number  Percent CA Percent 

Built before 1950 1,017 28.1 % 16.2 % 

Uninhabited
1 

213 5.9 % 0.6 % 

No kitchen facilities 163 4.8 % 1.3 % 

No plumbing 142 4.2 % 0.9 % 

No phone connection 72 2.8 % 1.5 % 

Source: Census Bureau (2000 Census, SF 3: H8, H34, H43, H47, and H50) 
1Excluding homes for rent, for sale, rented or sold and waiting to be occupied, or for seasonal, recreational, or occasional use. 

 

The use of home heating fuel indicates the relative sophistication of housing units in Modoc County 

compared to California (Table 13).  Natural gas is not available in the county. The high percentage of 

homes that use wood, oil, and electricity for the main source of heat indicates some potential condition 

issues.  Homes requiring wood or oil heat may lack other twenty-first century infrastructure.  Electricity 

is generally considered to be an obsolete and expensive way to heat homes compared to gas and oil.  

Often the owners of these units may not be able to afford upgrades to alternative and cheaper heating 

fuel such as propane.  While the percentage of units in California using electricity to heat their homes is 

high, most of these units are located in mild, Mediterranean climates of coastal urban areas that require 

little heat – making it uneconomical to upgrade even if it is affordable.  Heating with electricity is more 

of an issue in the high, mountain desert environment of Modoc County where winter temperatures 

average 42 degrees during the day and 17 at night. 

 
Table 13: Home Heating Fuel, 2000 – Unincorporated Modoc County 

Condition Issue Number Percent CA 
Percent 

Utility gas 0 0.0 % 70.5 % 

Wood 934 36.4 % 1.8 % 

Fuel oil, kerosene, etc. 637 24.9 % 0.3 % 

Electricity 570 22.2 % 21.8 % 

Bottled or tanked gas
 

379 14.8 % 3.8 % 

Source: Census Bureau (2000 Census, SF 3: H8, H34, H43, H47, and H50) 

 

No housing survey has been done in Modoc County in the last eight years.  The need for such a survey 

is low because the housing stock has changed little since the 2000 Census was taken. Staff of the Modoc 

County Building & Safety Department estimates the number of homes in the County needing 

rehabilitation to be approximately 20 percent. 

 

Special Housing Needs 

 

This section provides a qualitative and quantitative analysis for the special housing needs for specified 

groups (i.e., large households, elderly households, persons with disabilities, farm workers, female-

headed households, and homeless individuals and families).  The section includes resources, programs, 
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and entities available to address special housing needs in addition to determining the extent of unmet 

special housing needs in Modoc County. 

 

Persons with Disabilities 

Persons with disabilities, including those persons with developmental disabilities, represent a significant 

portion of the unincorporated county compared to the state average (Table 14).  Therefore, adequate 

housing remains an important concern for the county.  In 2000, a total of 1,618 persons in 

unincorporated Modoc County had a disability.   Nearly 1,000 of these people were of working age, 20 

to 64, and nearly 45 percent of disabled working-age adults were not employed.  This is a challenge 

because disabled people have more difficulty earning a living wage even when they are working.  

Furthermore, 513 persons over the age of 65 (47.3 percent) reported a disability in 2000. 

 
Table 14: Persons with Disability by Employment Status, 2000 – Unincorporated Modoc County 

 Number Percent CA Percent 

Age 5 to 19 with a Disability 109 7.9 7.5 

Age 20 to 64 with a Disability 996 28.3 20.0 

Not Employed, Percent of 20 to 64 w/ Disability 447 44.9 45.1 

Persons Age 65+ with a Disability 513 47.3 42.2 

Total Persons Age 5+ with a Disability 1,618 27.1 19.2 

Total Persons Age 5+ (Civilian Non-Institutional) 5,981 100.0  

Source: Census Bureau (2000 Census SF 3: P42) 

 

In comparison with other counties within the state, there are a greater proportion of people with sensory, 

physical, or mental disabilities in Modoc County for the population age 5 to 64.  For those 65 and over, 

all of these types of disabilities plus self-care disability are more prevalent in unincorporated Modoc 

County than in California (Table 15). 

 

A “developmental disability” is defined as a disability that originates before as individual becomes 18 

years old, continues, or can be expected to continue, indefinitely, and constitutes a substantial disability 

for that individual.  This includes Mental Retardation, Cerebral Palsy, Epilepsy, and Autism.  The US 

Census does not have specific information regarding persons with developmental disabilities. 

 

The number of persons receiving services from the Far Northern Regional Center provides a good 

estimate of the number of persons with developmental disabilities within Modoc County.  Based upon 

the number of people assisted in Modoc County in August of 2013, it is estimated there are 89 persons 

with a developmental disability in the County.  Of that total, 20 persons live in an independent living 

situation and 38 live in their own home. 

 

The Far Northern Regional Center provides services to persons with developmental disabilities, while 

the Modoc County Health Services is the only organization in the county designed to help people with 

other disabilities, including mental health and addiction recovery.  While the County provides as much 

assistance as possible, the few people in need of services in Modoc County makes the provision of more 

specialized services unprofitable for any business. 
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Table 15: Persons with Disabilities by Disability Type, 2000 – Unincorporated Modoc County 

 Number Percent CA Percent 

Total Population Age 5 to 64 4,897 100.0% 100.0% 

     Sensory disability 190 3.9% 1.8% 

     Physical disability 449 9.2% 4.5% 

     Mental disability 256 5.2% 3.6% 

     Self-care disability 70 1.4% 1.5% 

     Go-outside-home disability 162 3.3% 6.3% 

     Employment disability 571 11.7% 10.1% 

Total Population Age 65 and Over 1,084 100.0% 100.0% 

     Sensory disability 218 20.1% 14.5% 

     Physical disability 400 36.9% 28.4% 

     Mental disability 169 15.6% 12.2% 

     Self-care disability 131 12.1% 9.9% 

     Go-outside-home disability 180 16.6% 20.8% 

Source: Census Bureau (2000 Census SF 3: P41) 

 

USDA Rural Development offers financial assistance to homeowners living in rural communities such 

as Modoc County to make homes more accessible for people with disabilities. The County should 

consider a program to promote public awareness of this resource. 

 

In Modoc County, services exist for disabled veterans from local Chapter 113 of the organization 

Disabled American Veterans.  The veteran services affairs office is located in the Modoc County Court 

House in Alturas. 

 

Seniors 

According to the 2000 Census, 654 elderly households reside in unincorporated Modoc County, which 

is 25.5 percent of the total households (Table 16).  Of the 654 senior households, only 120 (18.3 

percent) were renters, which indicate a strong ownership trend among seniors.  Further, only 8.8 percent 

of seniors were under the poverty level, compared to 17.4 percent for the total population. 

 
Table 16: Householders by Tenure by Age, 2000 – Unincorporated Modoc County 

Householder Age Owners Renters Total 

15 to 24 years 10 54 64 

25 to 34 years 99 126 225 

35 to 64 years 1,254 366 1,620 

65 to 74 years 291 55 346 

75 plus years 243 65 308 

TOTAL 1,897 666 2,563 

Source: Census Bureau (2000 Census SF 3: H14 and P87) 
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Most providers of senior services in Modoc County are located outside of the county’s borders.  This 

indicates the possibility of a lack of local control of the provision of senior services (Table 17). 

 
Table 17: Senior Services Available in Modoc County 

AREA (S) SERVICES CONTACT PROVIDER 

Alturas, 
Cedarville, 
Tulelake 

Site Nutrition, Home Delivered 
Meals, Transportation, Information 
and Assistance, In Home Services 

Marie Smith, Director 
Tel: (530) 233-4438 
Fax: (530)233-6642 

Modoc Senior Citizens 
906 W. 4th Street 
Alturas, CA 96101 

All 
Family consultation, respite, 
support groups, counseling, legal 

Vicki Farrell,  
Director 
Tel: (530) 898-6726 
Fax: (530) 898-4870 

Mountain Caregivers Resource 
Center 
2491 Carmichael Dr. Ste. 400 
Chico, CA 95928 

All 

Legal Services, Family Caregiver 
Support Program, Elder Abuse (In 
Care Facilities), Health Insurance 
Counseling and Advocacy Program 

Brandi Yancy, 
Director 
Tel: (530)223-6979 
Fax: (530)223-0423 

Senior Advocacy Center of 
Northern California 
1647 Hartnell Ave., Ste. 6 
Redding, CA 96002 

All 
Family consultation, respite, 
support groups, counseling, legal 

Carole Treadway, 
Director 
Tel: (530) 226-3013 
Fax: (530)223-0658 

Golden Umbrella, (Transitions) 
2227 College View Drive 
Redding, CA 96003 

All 
Alzheimer's Day Care, Respite 
Services, Caregiver Support 

Krzani Harris, 
Administrator 
Tel: (530) 938-0888 
Fax: (530)938-0185 

Rural Elders Inc. (REI), ADCRC 
P.O. Box 550 
Park Street 
Weed, CA 96094  

Source: Area Agency on Aging Planning and Service Area 2 

 

There is a skilled nursing facility available for senior citizens in the County. Warnerview is licensed to 

care for 71 patients; it is an extended care facility offering full-time care, as well as short-term 

rehabilitation. The facility offers a variety of physical and speech therapy services, adjacent medical 

care, and entertainment activities for the residents.  

 

Large Families 

Large households are defined as households with more than five persons.  In some circumstances, where 

the housing market does not meet large household housing needs, overcrowding can be significant result 

of the lack of adequate housing.  As discussed earlier, overcrowding is not a significant housing issue, 

with overcrowded households representing less than five percent of all those in unincorporated Modoc 

County (Table 18).  In addition, affordability is less of an issue in Modoc County than in California, 

enabling large households to afford larger homes. 

 
Table 18: Household Size by Tenure, 2000 – Unincorporated Modoc County 

 1 to 4 persons 5+ Persons Total 

 Number Percent Number Percent Number Percent 

Owner 1,792 69.9 105 4.1 1,897 74.0 

Renter 566 22.1 100 3.9 666 26.0 

TOTAL 2,358 74.0 205 8.0 2,563 100.0 

Source: Census Bureau (2000 Census SF 3: H17) 
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Farm Workers 

The availability of good data on the number of farm workers in Modoc County is difficult to find and 

inconsistent at best.  Subsequently, identifying the housing needs for farm workers is a very difficult, if 

not impossible, task based on the ability of the County to determine the seasonal farm worker 

population.   

 

Example: Census figures show nine people living in farm workers quarters and eight vacant farm 

worker units.  The Census is taken on April 1, which is close to the start of the growing 

season in Modoc County.  If there were a shortage of farm worker units, it is likely that 

units would be filled by April 1 because of the need for workers to come early and 

occupy a unit if there were not enough available for everyone who came later. 

 

The U.S. Department of Commerce (USDOC) only shows 205 paid farm wage and salary jobs in Modoc 

County in 2006 (Figure 1).  The U.S. Department of Agriculture (USDA) Census of Agriculture shows 

833 paid farm workers the following year.  It is possible that the Census of Agriculture included paid 

family and other workers not reported to the IRS (and therefore not included in the USDOC figure).  

The USDOC reports $7.19 million in wage and salary income paid to farm workers, while the USDA 

reports $6.86 million.  If the 628 workers reported by USDA and not by USDOC earn $329,000 that 

averages to only $520 per person.  Therefore, most of these are likely to be family workers paid for a 

few days of work per year.  Indeed, according to Table 20, 648 farm workers work less than 150 days 

per year. 

 
Table 19: Number of Farm workers, 1997-2007 – Modoc County 

Hired Farm Labor 1997 2002 2007 

Farms 206 149 111 

Workers 1,664 1,197 833 

Farms with 10 Workers or More 

Farms 40 33 16 

Workers 1,288 848 595 

Source: USDA Census of Agriculture 
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Table 20: Farm workers by Days Worked, 1997 – Modoc County 

150 Days or More 1997 2002 2007 

Farms 95 87 57 

Workers 350 310 185 

Farms with 10 or More Workers  

 Farms 8 9 3 

 Workers 147 149 * 

Fewer than 150 Days 

Farms 177 112 84 

Workers 1,314 887 648 

Farms with 10 or More Workers  

 Farms 34 29 15 

 Workers 1,050 652 501 

* Withheld to avoid disclosing data for individual farms 

Source: USDA Census of Agriculture 

 

Modoc County is one of the 15 counties included in the Office of Migrant Services housing program.  

The Migrant Center in Newell, CA provides housing from May through October where up to 182 

workers can be housed in 48 housing units. Farm workers not housed on farms manage to find housing 

within the Alturas area in rental houses or low-income subsidized apartments. 

 

Female-headed Households 

The census provides data on the total number of households that are headed by females.  This data 

includes information in the following areas: (1) households with children, (2) households with incomes 

below the poverty level, (3) households without children who may be supporting parents, and (4) 

households with single parents who may be supporting an adult child or relative.  The data is does not 

differentiate between homeowners or renters.   These households are often more in need of affordable 

housing, childcare, job training, and rehabilitation funds.   

 

In unincorporated Modoc County, there were 429 female-headed households according to the 2000 

Census (Table 21), which is an increase of 42 percent from 302 in 1990.  Of these 429 female-headed 

households, 54 (12.6 percent) were below the poverty level.  Nearly, one in four female-headed 

households was below the poverty level according to the 2000 Census. 
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Table 21: Female Headed Households, 2000 – Unincorporated Modoc County 

Householder Type Number Percent 

Female Headed Householders 429 24.3% 

     Female Heads with Own Children 384 21.7% 

     Female Heads without Children 45 2.5% 

Total Householders 1,766 100.0% 

Female Headed Householders Under the Poverty Level 54 22.7% 

Total Families Under the Poverty Level 238 100.0% 

Source: Census Bureau (2000 Census SF 3: P10 and P90) 

 

Families and Persons in Need of Emergency Shelter (Homeless Needs) 

According to Census 2000, there were five people living in an emergency housing situation, which 

includes homeless shelters or homes for abused persons.  There were no homeless identified in Census 

2000, although there were 152 people living in the unincorporated portion of Modoc County in “other 

non-household living situations,” which is a category for people with no regular or permanent place of 

residence and not living with family, friends, or at a shelter designed to house homeless people.  Most 

people in this category are homeless without a place to stay and are living at places not designed to 

house people (for example, in a YMCA or an outdoor camp).  An exception to this census data is that 

the students at Environmental Alternatives facility in Canby were placed in this category.  These 

individuals are temporarily schooled in Canby, but are not homeless, so this would be a misclassification 

of this population. 

 

Staff of the Modoc County Sheriff’s Department estimates the number of chronically homeless persons 

living in the County to be non-existent. They might receive a few calls a year regarding people that are 

“passing through” and are not looking for assistance in the area. TEACH and the Modoc County Social 

Services Department offer aid to persons in need of emergency shelter; the number of 

families/individuals receiving aid is given below. 

 

Due to the low numbers of homeless persons in the County, there is not currently a need for dedicated 

emergency shelters, transitional or supportive housing units. Those persons who are in need of 

immediate shelter are typically housed in hotels until other arrangements can be made. Emergency 

shelters, transitional and supportive housing units are allowed in all residential zoning districts without a 

Conditional Use Permit or other discretionary review. As indicated in the Sites Inventory, there is more 

than adequate land available for the purpose of constructing a shelter should the need arise. 

 

Resources 

The Modoc County Department of Social Services and the Modoc Siskiyou Community Action Agency 

include services designed to help homeless people get back on their feet.  Both agencies have locations 

in Alturas.   

 

Families receiving Cal Works that are in need of immediate shelter are able to obtain assistance from the 

Modoc County Social Services Department.  In 2007, 19 requests for temporary shelter were granted a 

total of 64 days; six requests for aid with permanent homes were granted.  In 2008, one request for 
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temporary shelter was granted a total of 16 days; four requests for aid with permanent homes were 

granted. 

 

Training Employment and Community Help (TEACH) Inc., a non-profit organization, offers an 

emergency shelter program to indigent and homeless people by issuing vouchers for motels.  Grant 

funding is provided by the Modoc Siskiyou Community Action Agency and the State Department of 

Housing and Community Development.  Each of these programs has different criteria for emergency 

shelter that the client must meet.  In 2008, 118 unduplicated persons received emergency shelter 

benefits, 387 shelter days were accrued and administered through TEACH, Incorporated.  An example 

of how shelter days are calculated follows:  a family of 3 served for 7 nights would equal 21 shelter 

days.  Shelter days are based on cumulative totals rather than actual days X people served. TEACH also 

receives grant funding to provide homeless persons with travel to other counties that have emergency 

shelters or to the homes of family members. 

 

Significance 

The special housing need that is generating the greatest concern in Modoc County is the number of units 

available for disabled persons.  Modoc County has a disproportionate number of disabled persons 

because it attracts people in their upper-middle ages who are more likely to have a disability than 

younger people, as well as younger people who are disabled because Modoc County offers a more 

affordable living alternative to disabled people who are limited in their income potential. 
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Chapter Three: Resources and Constraints 
 

Regional Housing Needs  

 

The quality of the housing stock in Modoc County is low relative to the rest of the state.  The people 

who move to the county (i.e., those that are seeking local housing) are likely to have an income level at 

or lower than average for the state.  Generally this is because they are looking for an affordable housing 

alternative within California.  At the same time, their income level would have to be at or higher than 

average for the county in order to afford the move to such a remote part of the state.  Therefore, while 

plentiful, the quality of available housing may not be adequate to meet the demand of potential in-

migrants. 

 

The regional housing need plan in effect is consistent with this analysis.  Pluralities of units are needed 

for above moderate-income households.  As in all areas, there is also a need for newer low-income units 

to house local less-skilled workers and those on public assistance (disability, etc.).  Because the housing 

stock is large compared to the size of the population and because population growth is not expected to 

raise much beyond 10,000 people, the most prominent housing need is the replacement or upgrade of 

existing dilapidated units. 

 

Because of its isolation, land in Modoc County is not needed to meet the housing needs of neighboring 

counties, nor can neighboring counties be expected to meet housing needs in Modoc County.  Therefore, 

all housing need for the county analyzed in this housing element is driven by factors internal to the 

county.   

 

The RHNA distributes the future housing need by five income categories:  

  

 Extremely low income (less than 30 percent Area Median Income) 

 Very low income (30 to 50 percent AMI)  

 Low (51 to 80 percent AMI)  

 Moderate (81 to 120 percent AMI)  

 Above moderate (more than 120 percent AMI)  

 

In 2007, the median income for Modoc County was $44,400. Based on new State Law AB 2634, the 

legislature requires quantification of the needs of Extremely Low Income individuals and families in 

Housing Elements. The tables below break down the various income groups: 
  

 

 

INCOME GROUPS – MODOC COUNTY 2007 

County Median Income $44,400 
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INCOME GROUPS – MODOC COUNTY 2008 

County Median Income $33,700 

 

 

 

 

 

 

 

 

 

 

For the period 2007 to 2014, the County has been given a construction need of 99 new housing units. 

The specific need by income group is depicted in the following table.  

 
Table 22: Regional Housing Needs, 2007-2014 – Unincorporated Modoc County 

Income Group Number Percent 

Extremely Low  11 11.1% 

Very Low  12 12.1% 

Low  16 16.2% 

Moderate  17 17.2% 

Above Moderate  43 43.4% 

TOTAL 99 100.0% 

 

There is an overabundance of residential sites already in existence in unincorporated Modoc County 

capable of meeting the housing need due to the creation of numerous “Recreational Subdivisions” in the 

mid 1960’s to early 1970’s.  These subdivisions were zoned as High Density Residential in 1989.  The 

most prominent sites include California Pines with nearly 11,000 undeveloped residential lots and 

Modoc Recreational Estates with about 2,000 undeveloped lots. 

 

 

 

Income Groups 
% of Median County 

Income 
Income Range 

Extremely Low Below 30% $13,320 and below  

Very Low 30.1% to 50% $13,321 to $22,200  

Low 50.1% to 80% $22,201 to $35,520  

Moderate 80.1% to 120% $35,351 to $53,280  

Above Moderate 120.1%+ Over $53,280  

Income Groups 
% of Median County 

Income 
Income Range 

Extremely Low Below 30% $13,980 and below 

Very Low 30.1% to 50% $13,981 to $23,300 

Low 50.1% to 80% $23,301 to $37,280 

Moderate 80.1% to 120% $37,281 to $55,920 

Above Moderate 120.1%+ Over $55,920 
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Demonstration of Adequate Sites 

 

Modoc County plans to meet its regional housing needs allocation through housing units that have already 

been constructed in this planning period (Units Sold – New), a list of vacant sites throughout the County 

(Vacant Land Inventory), and several Housing Programs that will (3.1) amend the Zoning Code to clarify 

densities (allow at least 15 units per acre), development standards and permit procedure for developing 

multiple-family dwellings, (2.1) assist in the development of affordable housing through expedited permitting 

and technical support in applying for funding, and (3.5) technical support for agencies applying for funding to 

improve the County’s existing infrastructure.  In addition, there were a number of units that were sold at 

affordable housing prices (resale housing units) that demonstrate housing affordability throughout the County 

(Units Sold-Resale).   

 

Units Sold (New) 

Between 2007 – 2008, 59 new units were built in Modoc County that count toward the 99 RHNA units 

allocated to the County. The current projected need is below. 

 

Income Group RHNA Goal 2007-2008 
Construction 

Current 
Need 

Extremely Low 11 0 11 

Very Low 12 0 12 

Low 16 7 9 

Moderate 17 17 0 

Above Moderate 43 35 8 

TOTAL 99 59 40 

 

Assumption for affordability: 

Based on the assumption that a person can afford three times their income on housing we used 

the following information to determine the number of units that met the County’s RHNA: 

 Modoc County Assessor 2007-2008 assessed values (sold price) for single-family homes 

and manufactured homes on a permanent foundation.   

 In 2007 the median income in Modoc County was $44,400 (HUD); therefore a person 

could afford the following priced homes: 

o An extremely low-income family could afford a house up to $39,960  

o A very low-income family could afford a house up to $66,600 

o A low-income family could afford a house up to $106,560 

o A moderate-income family could afford a house up to $159,840 

o An above moderate-income family could afford a house $159,840 and above 

 

 In 2008 the median income in Modoc County was $46,600 (HUD); therefore a person 

could afford the following priced homes: 

o An extremely low-income family could afford a house up to $41,940  

o A very low-income family could afford a house up to $69,900 

o A low-income family could afford a house up to $111,840 

o A moderate-income family could afford a house up to $167,760 

o An above moderate-income family could afford a house $167,760 and above 
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Units Sold (Resale) 

To further demonstrate the affordability of housing in Modoc County, a number of existing stick-built 

and manufactured homes were sold that were affordable to lower-income levels.  These units do not 

meet the City’s RHNA but they provide affordable housing options to the residents of Modoc County.  

Based on the above assumptions of affordability, the following is a list of the number of units sold 

during 2007 and 2008, provided by the County Assessor. 

 

Income Group Sold in 2007 Sold in 2008 

Extremely Low 3 6 

Very Low 11 15 

Low 24 27 

Moderate 44 19 

TOTAL 82 67 

 

Land Inventory 

 

The Planning Department has identified a sampling of available residential parcels in several rural 

communities in Modoc County.  The result of the Modoc County Residential Land Inventory was the 

identification of 167 parcels containing an estimated 89.18 acres. It was calculated that these parcels could 

accommodate an estimated 172 housing units.  Due to the rural nature of Modoc County, few of these parcels 

have full infrastructure services.  Therefore, the principle type of housing that would be accommodated is the 

typical single-family dwelling. 

 

Following is a list of the communities that were considered: 

 

Community    Primary Environmental Constraint 

Adin     No community water service 

Alturas (unincorporated rural) No community sewer or water service 

(except Daphnedale for water service) 

Canby     No community sewer or water service  

Cedarville    No community sewer service 

Fort Bidwell    No community sewer or water service 

Eagleville    No community sewer or water service 

Lake City    No community sewer or water service 

Likely     No community sewer or water service 

Lookout    No community sewer or water service 

Newell     None (at capacity, community water system upgrade in progress) 

New Pine Creek   No community sewer or water service 

 

 

 

The residential land inventory listed in Table 23 was not intended to recognize every parcel in Modoc County 

that can accommodate a home. The Planning Department stopped its inventory when it became obvious there 
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was an ample number of available lots to meet prescribed housing needs. In total, there are approximately 789 

parcels on more than 261 acres in the County that have been identified as vacant rural residential lots.  (This 

does not include parcels classified as “recreational” lots.)  Almost all of the vacant residential lots would 

require individual septic tanks and private domestic wells. A complete list of the vacant land surveyed is 

included in Appendix A.   

 

In addition, maps of the vacant sites have been included in Appendix B.   

 

 
Table 23:  Vacant Land Inventory 

Modoc County – Available Residential Land by Community 

Community 
Available 

Parcels 

Approx. 

Acreage 

Potential 

Number of 

Units 

Primary Service 

Constraint 

Adin 17 11.07 17 No water system 

Alturas (unincorporated rural) 16 9.53 16 
No water or sewer system  

(except Daphnedale) 

Canby 16 20.54 19 No water or sewer systems 

Cedarville 17 4.74 17 No sewer system 

Fort Bidwell 17 10.99 17 No water or sewer systems 

Eagleville 15 4.83 15 No water or sewer systems 

Lake City 14 4.25 14 No water or sewer systems 

Likely 5 5.55 6 No water or sewer systems 

Lookout 16 9.18 17 No water or sewer systems 

Newell 17 4.25 17 Has outdated services 

New Pine Creek 17 4.25 17 No water or sewer systems 

Totals 167 89.18 172  
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Capacity of Available Land by Zoning District 

The following is a sample table for the two communities experiencing the highest growth. 

 
Table 24: Vacant Land Inventory – In or Near Towns 

Zoning District Density 

Range 

# of 

Parcels 

Range of Parcel 

Sizes 

Acreage Typical Built 

Density 

Services 

Availability 

Estimated Realistic 

Capacity 

CEDARVILLE TOWN 

Multiple family 

calculation 

6+ 

units/acre 

20 1.2 to 12 acres 94.5 

acres 

6 units/acre Water Only 567 units 

Single family 

calculation 

2.9 

units/ac. 

30 

exist 

15,000 sq. ft. 15 acres 2 units/acre Water Only  30 

ALTURAS VICINITY 5 MILE RADIUS 

Multiple family 

calculation 

6+ 

units/acre 

5 5 to 20 acres 800 

acres 

1 unit/40 

acres 

Engineered 

design 

0 

Single family 

calculation 

RR zone 1 

units/Ac.  

Exist 1.5 to 20 acres 100 

acres 

1 unit /1.5 

acres 

Private septic and 

well 

1,200 

 

The residential high-density zone designation accommodates both single family, two-family, second dwelling units and multiple 

family developments. With sewer and water available single-family lot sizes can be reduced to 6,000 sq. ft., with only water 15,000 

sq. ft.  While multiple family units and mobile home parks are required to provided engineered design for septic and water systems to 

meet health standards, no maximum density is identified if health standards are met.  For analysis purposes, in the Town of Cedarville, 

vacant land over 1 acre is allocated to multiple-family vs. single-family calculations.   
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Zoning to Accommodate Development of Lower Income Housing 

The zoning ordinance for the County currently includes one residential zone that allows for 

development that meets the default density standards, provided by HCD, considered adequate to 

encourage the development of housing for lower-income households (10 du/ac). The Residential – 

High Density zone encourages and facilitates a variety of housing types in accordance with 

Government Code Sections 65583(c)(1) and 65583.2(c). The smallest parcel size is 6,000 square feet 

with water and sewer or only sewer provided (14 du/ac), 15,000 square feet with only water provided 

(7 du/ac), and three (3) acres with no infrastructure. Where feasible based on the availability of 

infrastructure, the Residential High Density zone allows for multifamily housing which is  critical to 

providing the variety of housing necessary to address the needs of lower income families and workers 

as well as the provision of transitional and supportive housing.  

 

During the last planning period state laws changed, requiring that second units be allowed with only an 

administrative permit, provided the setback requirements of the zone are met. The Planning 

Department has complied with the new law, allowing eleven-second units to be built from 2001-2008, 

which required only administrative permits. The Zoning Code will be amended to reflect the change in 

state law during the next planning period. 

 
Summary of Land Available for Lower Income Housing (from Appendix A) 

Zoning Density 

Range 

# of 

Parcels 

Range of 

Parcel Sizes 

Acres Services 

Available 

Minimum 

Capacity 

Maximum/ 

Realistic Capacity 

RH 7-14 17 0.25 ac 4.25 Water, 

Sewer 

17 29 

RH 7-14 16 0.08-1.15 9.53 Sewer 16 67 

 

As shown in the table above, the County has more than adequate sites available for the development of 

lower income housing. There is a minimum capacity of 33 housing units on the 33 parcels shown and 

based on typically built densities a realistic capacity of 96 housing units. The RHNA predicts a need for 

39 housing units for lower income families during the next planning period. 

 

Analysis of Governmental Constraints 

 

Analysis Requirements 

The County has only the most rudimentary of processing and development standards.  The process, 

development standards and time frames are minimized to assure private property and development 

rights are protected.  Off-site impacts and development impacts have never been imposed on a 

development project and are highly unlikely to occur in the planning period.  

 

Land Use Controls 

Development projects are constrained more as a matter of market economics than government policy.  

There simply is not a large enough population base or growth to financially sustain development of 

larger projects. 
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Table 25:  Development Standards 

 RH RR AG 

Density Range Constrained as 

below 

Constrained as 

below 

Constrained as 

below 

Setbacks 20f/5s/5r 20f/30s/30r 20f/5s/5r 

Lot Coverage 60% Silent 10% 

Minimum Lot Size 6,000 W S@W 1-15 acres 3 acres 

Minimum Unit Size None None None 

Parking 2 per unit 2 per unit 2 per unit 

Height Maximum 50’ Silent Silent 

Open Space Requirement None None None 
Source: Local Zoning Code 

 

Building Code 

The County has not made any local amendments to the State Housing Law or to the State’s Building 

Codes. The current construction standard is based on the 2006 International Building Code.  No 

changes to local code are anticipated during the planning period.  However, State of California updates 

codes every three years and the County will keep current on these changes.  Utilization of construction 

codes as adopted by the State is not a significant impediment to construction. 

 

Code Enforcement 

The County has been pursuing the implementation of stricter code enforcement policies but is limited 

by the amount of resources and staff to invest into active implementation.  Currently, code enforcement 

is via complaint to the County Public Works Department, which forwards the information to 

appropriate departments.   Building construction enforcement is enforced through the plan check and 

permit inspection processes. 

 

On/Off-site Improvement Standards 

Analysis Requirements 

Based on the Modoc County Title 17 Subdivision Ordinance the following on/off-site improvement 

standards are required for subdivision projects in accordance with the Subdivision Map Act and as 

required by the Modoc County Department of Public Works: 

 Road improvements: standard ranges between 22’ and 32’ depending on the volume of 

traffic.  Currently, development of a 26’ road comprised of 6” class two-road base;  

 Water supply availability;  

 Sewage collection and disposal; 

 Access easements: the required right-of–way width is 60 feet;  

 Utility easements; 

 Road encroachments: permits are required for access off of any state highway by the 

California Department of Transportation and off any county roadways by the Modoc 

County Road Department; and, 

 Solid waste disposal. 
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The County is currently in the process of a major update and revision to the Subdivision Ordinance. It 

is anticipated that the new ordinance, including a Land Development Manual, will be adopted by early 

2010. The new ordinance will better reflect on and off-site improvement standards that will benefit the 

community and be more clearly defined for developers. 

 

Fees and Exactions 

The County currently does not impose any impact fees or offsite development requirements.  Under the 

current Modoc County Subdivision Ordinance there are no required land set-asides for parks or open 

space.  The following fees listed in Table 26 and 27 are imposed by the Planning Department.  

 
Table 26: Planning and Development Fees 

Fee Category Fee Amount 

PLANNING AND APPLICATION FEES 

Variance TM w/ $300 deposit 

Conditional Use Permit $160 – TM w/ $1,000 

deposit 

General Plan Amendment $750 – 3,000 

Zone Change $150 – 1,400 

Site Plan Review $40 

Architectural Review None 

Planned Unit Development $2,000 + $50/hr >80 

hrs 

Specific Plan $3,200 + $50/hr 

Development Agreement TM w/ $3,000 deposit 

 

Table 27: Planning and Development Fees 

Fee Category Fee Amount 

SUBDIVISION 

Certificate of Compliance $300-600 

Lot Line Adjustment $90 – 260 

Tentative Tract Map $4,000 + 50/parcel 

Final Parcel Map $1,000 

Vesting Tentative Map $4,000 + 50 /parcel 

Other  

ENVIRONMENTAL 

Initial Environmental Study $600 

Environmental Impact Report TM per contract 

Negative Declaration Included w/initial 

study 

Mitigated Negative Declaration Included w/initial 

study 

Other Recording fees map check etc $500. Estimate 

IMPACT 
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Police None 

Fire None 

Parks None 

Water None 

Sewer None 

Sewer Hook-up $1,000 

Solid Waste None 

Traffic  None 

Flood None 

School Big Valley,  

Surprise Valley 

Special District None 

Habitat None 

Estimated Proportion of Total Development Costs – Multifamily Less than 1% 
Source: Local Planning and Building Departments 

 

 

Processing and Permit Procedures 

Since 1993, the majority of land divisions have been from 1 to 4 parcels ranging in size from 10 to 20 

acres and qualifying as either Parcel Maps or Parcel Map Waivers.  Table 25 includes timelines for 

permit procedures within the unincorporated County.  Modoc County codes reflect basic California 

Statute as defined by the Subdivision Map Act (Sections 66410-66499.58 of State Government Code). 
Table 28: Timelines for Permit Procedures 

Type of Approval or Permit Typical Processing Time  

Conditional Use Permit 4 months including CEQA 

Zone Change 6 to 12 months 

General Plan Amendment 6 to 12 months 

Site Plan Review 2 weeks 

Architectural Review None 

Tract Maps 6 to 12 months 

Parcel Maps 6 months 

Initial Environmental Study 3 months 

Environmental Impact Report 6 to 12 months 

Boundary Line Adjustment 1 month 
Source: Local Building and Planning Departments 

 

Zoning for a Variety of Housing Types  

Emergency shelters, and transitional housing units are permitted in the high, low, and rural residential 

districts without a Conditional Use Permit or other discretionary review.   

Single-Room Occupancy units are included in the definition of “dwelling units” in the zoning code and 

are permitted in all residential zoning districts. 

 

State planning regulations provide for Second Units that are permitted by right and approved 

ministerially in residential areas, provided that they meet the standards imposed on dwelling units and 

that they do not exceed the maximum density allowed on the parcel. The current zoning ordinance 

should be amended to reflect this change. 
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Farm worker housing is permitted in the general and exclusive agricultural districts without a 

Conditional Use Permit or other discretionary review.   

 

Manufactured homes are included in the zoning code definition of “dwelling units” and are permitted 

in all residential zoning districts. Mobile homes are permitted in all residential zoning districts. 

 
Table 29: Housing Types Permitted by Zoning District 

Housing Types Permitted RH RL RR AE
1
 AG

2
 

Single Family Attached C C C C C 

Single Family Detached P P P P P 

Duplexes to Fourplexes P (duplex) C C -- -- 

Multifamily (5+ Units per Structure) C C C -- -- 

Mobile Homes P P P -- -- 

Manufactured Homes P P P P P 

Second Units P P P P P 

Emergency Shelters P P P -- -- 

Single Room Occupancy P P P -- -- 

Transitional Housing P P P -- -- 

Farm Worker Housing -- -- -- P P 
Source: Local Zoning Code 

Notes: P = Permitted Use    C = Conditional Use Permit 

RH=Residential High Density       RL=Residential Low Density      RR=Rural Residential  

AE=Agricultural Exclusive            AG=Agricultural General 
1
 Parcel must be at least 75 acres. 

2
 Parcel must be at least 40 acres. 

 

Constraints on Persons with Disabilities 

Under Senate Bill (SB) 520, which became effective January 1, 2002, a Housing Element is required to 

analyze potential and actual constraints upon the development, maintenance and improvement of 

housing for persons with disabilities and to demonstrate local efforts to remove governmental 

constraints that hinder the locality from meeting the need for housing for persons with disabilities 

(California Government Code Section 65583(a)(4)).  In accordance with the provisions of SB 520, the 

following section analyzes constraints on housing for persons with disabilities. 

 

The County makes reasonable accommodations for persons with disabilities to allow equal access to 

public services and facilities and equal participation in the public processes.  The County follows this 

same accommodations process for persons with special needs who desire to participate in public events 

in County facilities (such as public hearings, meetings, and other community events).   In all residential 

zones, care homes for less than six persons are an allowed use and are not treated differently than by-

right single family housing.  Larger sized group homes are regulated in the current Zoning Code under 

the definition for “care facilities.”  They are permitted in the High Density – Residential, Low Density 

– Residential and Agriculture General zones with a Use Permit. 

 

The County does not require any additional fees, permits, or processing times for the development of 

housing for the disabled. No amendments have been made to the code that would diminish the ability to 
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accommodate persons with disabilities nor are there any adopted universal design elements that would 

constrain housing.  The enforcement of the building code is uniform with the uses within the County.   

 

To date there have not been any special request for accommodation procedures for the approval of 

group homes and the provisions of zoning/land use, permit and processing procedures, fees or the 

building code.     

 

The zoning ordinance defines a family as “one or more persons occupying a premises and living as a 

single housekeeping unit, as distinguished from a group occupying a hotel, club, fraternity or sorority 

house. A family shall be deemed to include necessary servants.” The County does not have occupancy 

standards in the zoning code that apply specifically to unrelated adults or two families. The land-use 

element does not regulate that type of special need housing in relationship to one another. 

Analysis of Non-Governmental Constraints 

Non-governmental constraints are those which are generated by the private sector and which are 

beyond the control of local government.  Some of the impacts of non-governmental constraints can be 

offset to a minimal extent by local government actions, but the effects are usually very localized and 

have little influence on the total housing need within the jurisdiction or market area.  Non-

governmental constraints to affordable housing in Modoc County consist of factors such as:  price of 

land, lack of developers, lack of local building workforce, development costs and availability of 

financing. 

 

Environmental Constraints Analysis 

Residential development is currently taking place within existing community areas with no known 

environmental constraints other than sewer and water constraints.   

 

Newell is the only community that has both sewer and water infrastructure.  The existing water system 

in Newell is presently at capacity and is being upgraded.  While the project is currently on hold due to 

state funding issues, it is approximately 75% complete and expected to resume within the next month.  

The existing sewer system is presently at capacity and there are no more connections currently 

available.  The system needs to be expanded and the Newell County Water District has applied for 

CDBG funding to upgrage the sewer system. 

 

The Adin Community Services District provides sewer service to 113 residential units, the Forrest 

Service and School in Adin. The current capacity of the sewer system can handle ten additional 

connections according to the General Manager of the District.  They have enough area to expand the 

capacity at a future date when needed.  The system consists of evaporative and leaching ponds, no 

treatment system is in place.  Water is provided from private wells in the community. 

 

Based on the water and sewer upgrades in progress in Newell and the current water and sewer capacity 

in Adin, the County has sufficient capacity to accommodate the additional housing need projected by 

the current Regional Housing Allocation. 

 

Price of Land 

Land costs in Modoc County vary depending on the location within the County.  In the rural areas, 

vacant rural parcels sell from $2,500 for l.12 acres to $350,000 for 1542 acres.  In the City of Alturas 

vacant residential lots sell from $2,200 for a 6750 square foot lot to $40,000 for a 1.11 acre lot.   
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Housing prices vary as well depending on location.  For example in Cedarville an older 1512 square 

foot house has a selling price for $30,000 to a 2139 square foot house square feet with a selling price 

for $130,000.  In the City of Alturas prices range from a 1536 square foot house with a selling price of 

$115,000 to a 2231 square foot house with a selling price of $325,000.   

 

Land and housing cost in Modoc County has fallen in the last year due to the current economic 

downturn. If compared to the cost of land and housing in the other parts of the State, the costs are still 

much less in Modoc County. The problem is that the jobs/housing balance for the existing population is 

out of sync in that the median income in Modoc County is much lower than the State average.  Lower 

income for a large portion of the County population makes it unaffordable for them to pay land and 

housing cost. 

 

Lack of Developers 

Construction tends to be more profitable in places where real estate is more expensive.  Arguably, 

Modoc County has some of the least expensive real estate in California. This means that a developer 

would make less money in Modoc County per housing unit than they would in Palo Alto, for example. 

If land values were to increase, investment in the County would likely be more attractive to developers. 

Unfortunately, the home they would build will cost more, and profits would yield less, than the typical 

single family home because of infrastructure costs. This factor will ultimately continue to constrain 

affordable site built housing in the County.  

 

Lack of Local Building Workforce 

Another prominent constraint to housing growth in Modoc County is the overabundance of general 

building contractors and their ability to field a necessary workforce.  In order to avoid layoffs and 

maintain a steady income throughout the season, the construction workforce has elected to become 

licensed contractors.  Currently, the general trend has been for the lower income levels (>$34,999 per 

year) to install manufactured homes; median income levels ($35,000 to $49,999 per year) to split 

between stick built and manufactured homes; and, higher incomes (<$50,000 per year) to build homes.  

If this housing trend continues, installations of manufactured homes will continue to increase, and the 

number of affordable site built homes will remain stagnant.  Increasing numbers in manufactured 

housing, as opposed to affordable stick frame housing, will only aggravate the disparity that Modoc 

County is currently faced with in establishing an economic base for maintaining a qualified workforce. 

 

Development Costs  

Home construction costs are similar throughout the county varying only with imposition of school 

impact fees in the Big Valley School District ($2.24 per sq. ft.) and Surprise Valley School District 

($2.97 per sq. ft.), which comprise approximately 1/3 of the geographic area.    These fees add 

approximately $2,240 – 2,970 to the total permit cost.  Table 27 provides an estimate of the 

development costs for a single-family home in the unincorporated Modoc County.   
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Table 30: Estimated development costs for a Modoc Estates parcel near the City of Alturas 

Description Cost 

Land cost (1.5 acre) $8,000 

Septic System and underground $5,000 

Well, pump and underground $12,000 

Driveway improvements $1,500 

Permits per 1,000 sq. ft $850 

Manufactured home base model super insulated, installed 

1,000 sq. ft 

$65,000 

Total $92,350 

 

Construction of a basic 1,000 square foot stick built home at $120 per sq. ft. would add $20,300 to the 

above calculation for a total of $120,000. 

 

Availability of Financing 

The availability of adequate financing of single-family housing adds to the affordability of housing 

along with ones desire and ability to own. Over the last four years interest rates have ranged between 5 

and 6 percent, however it is probable interest rates toward the end of the planning period will move to 

around 8 percent.  Tables 31 and 32 provide estimated payments for a home in unincorporated County.   

 

There are two major non-governmental constraints to housing development in Modoc County: the low 

market value of new homes and lack of local, employable journeymen construction workers. 
 

Table 31: Estimated payment with a 8% Interest Rate  

Description Cost 

Manufactured home $92,350 

10% down payment $9,200 

Net loan $83,150 

Payment 8% loan 30 year term $610.15 

Taxes $76.96 

Insurance $41.67 

TOTAL PAYMENT $728.78 

 

Table 32: Estimated payment with a 6% Interest Rate 

Description Cost 

Manufactured home $92,350 

10% down payment $9,200 

Net loan $83,150 
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Payment 6% loan 30 year term $498.53 

Taxes $76.96 

Insurance $41.67 

TOTAL PAYMENT $617.16 

 

Significance 

The amount of build-able residential land in Modoc County is more than sufficient to meet housing 

growth demand for decades to come, but only as long as there are contractors and work crews willing 

to build housing if demand should increase. 

Units At-risk of Converting to Market Rate Uses 

 

There are no units at risk of converting to market-rate units in Modoc County at this time.  Based on 

HCD records, no HUD or USDA multifamily developments are at-risk of converting to market rate use 

in the unincorporated Modoc County for the ten-year period. 

Energy Conservation 

 

New construction in the County is subject to Title 24 of the California Code. Opportunities for energy 

conservation exist primarily through rehabilitation of existing structures and through new construction.  

The County Agricultural Department maintains fact sheets on renewable resource opportunities and 

passive benefits of landscape and trees.   

 

According to the Modoc County General Plan’s Energy Element, adopted in May of 1993, the 

following alternative and passive solar practices are encouraged by the Planning Department:  

 Locate structures on south facing slopes. 

 Avoid locating structures on north facing slopes or flat lands. 

 Locate lots away from dense cluster of trees and designate dense tree stands for open space. 

 Use selective tree cutting for roads, building sites, sewer and utility easement, clear vision 

areas, septic fields, and other land improvements to provide solar access. 

 New trees should make use of passive solar design. 

 Locate open spaces on the south, southeast, and southwest portions of the site. 

 Use parking areas as solar access buffer. 

 Street and lot orientation 

 Orient streets on an east west axis (plus or minus 30 degrees) 

 Consider using flag lots to increase solar access. 

 Southern building lines  

 Establish southern building lines that are unshaded at ground level. 

 If shadow patterns penetrate to far north into the lot to provide solar access at ground level of 

the southern building line, establish a southern building line, which is unshaded 10 feet above 

ground level. 

 Make southern building lines uniform from lot to lot in the east west dimension, whenever 

feasible, to simplify construction of solar envelopes on neighboring lots to the south. 

 Orient buildings so their long axis is in the east-west dimension to maximize solar gain. 
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 Orient roofline on lots facing north-shout streets so that their highest shade producing point is 

not on the northern most point of the structure.  

 Orient the rooflines so that they slope north and south for current and future solar use. 

 

High energy costs disproportionate high financial impact persons of lower income and their ability to 

pay for housing.  Therefore, the county will actively monitor and pursue opportunities for funding local 

energy efficiency using outside financial assistance sources.  In particular, the residential 

weatherization, business and agricultural assistance, and renewable resource characterization and end-

use demonstrations. . The county will provide information on and encourage renters and property 

owners to apply for energy audits and weatherization programs and identify local non-profits and 

entities administering weatherization programs.   

 

Additional sources of information can be found with the following agencies: 

 California Energy Commission 

 California Department of Community Services at www.csd.ca.gov for the Low Income 

Home Energy Assistance Program (LIHEAP) 

 Federal Environmental Protection Agency (EPA) 

 Department of Energy (DOE) 

 California Environmental Protection Agency (Cal-EPA) 

 HUD’s Partnership for Advancing Technology in Housing (PATH) 

Funding Resources 

 

The housing element law requires that the analysis shall identify and consider the use of all federal, 

state, and local financing and subsidy programs, which can be used to preserve assisted housing 

developments for lower income households. The County does not have a Redevelopment Agency or 

Redevelopment area with set-aside funds to use for affordable housing. The County will pursue all 

funding sources that become available during this planning period including the following: 

 

Community Development Block Grant (CDBG) Program.  This U.S. Department of Housing and 

Urban Development (HUD) provides an annual allocation that Modoc County can compete for and is 

dispersed to cities for specific qualified projects.  These funds can be utilized for the replacement of 

substantial housing, rehabilitation of lower income owner-occupied and rental-occupied housing units, 

and other programs that assist households with incomes at or below 80 percent of median incomes. 

 

Low-Income Housing Tax Credits.  Credits can be used to fund the hard and soft costs (excluding 

land costs) of the acquisition, rehab or new construction of rental housing.  Projects not receiving other 

federal subsidy receive a federal credit of 9 percent per year for 10 years and a state credit of 30 percent 

over 4 years (high cost areas and qualified census tracts get increased federal credits).  Projects with a 

federal subsidy receive a 4 percent federal credit each year for 10 years and a 13 percent state credit 

over 4 years. 

 

HOME Program.  HOME funds may be used for rehabilitation, acquisition and/or new construction of 

affordable housing.  At least 90 percent of the households assisted must be at or below 60 percent of 

median income. 

 

http://www.csd.ca.gov/
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Low-Income Housing Preservation and Residential Home Ownership Act (LIHPRHA).  

LIHPRHA requires that all eligible HUD Section 236 and Section 221(d) projects “at-risk” of 

conversion to market-rate rental housing through the mortgage prepayment option be subject to 

LIHPRHA Incentives.  The incentives to owners include HUD subsidies that guarantee owners an eight 

percent annual return on equity.  Owners must file a Plan of Action to obtain incentives or offer the 

project for sale to a) non-profit organization, b) tenants, or c) public bodies for a 12-month period 

followed by an additional three-month sale to other purchasers to be eligible.   

 

USDA Rural Development. The USDA Rural Development office offers grants and low-interest loans 

for low-income individuals to make needed repairs on their homes. Grants are available for up to 

$7,500 to homeowners 62 years and older who are unable to otherwise finance their repairs. Low 

interest loans up to $20,000 with an interest rate of one percent and up to 20 years repayment are 

available without an age requirement. They also offer programs for homeowners with limited income 

to correct major health and safety hazards, or to make homes more accessible for people with 

disabilities. 
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Chapter Four: Review and Revise 
 

Review of 2003 Housing Element 

 

This section provides a review of goals, policies, objectives and programs that were included in the 

2003 Housing Element. The goals, policies, objectives and programs are quoted below. Review 

comments are formatted in bold italic font.  

 

GOAL 

The overarching goal for housing in Modoc County is to provide an adequate supply of sound, 

affordable housing units in a safe and satisfying environment for the present and future residents 

of the County.  To provide this housing regardless of race, age, religion, sex, marital status, ethnic 

background, or personal disabilities, and support economic development projects that will 

produce employment opportunities and enable people to afford adequate housing. 

 

POLICIES 

1 Ensure that there are an adequate number of housing units at a range of densities sufficient to 

meet the current and future needs of the county residents. 

2 Encourage a variety of housing opportunities for all segments of the community. 

3 Facilitate and assure there are adequate housing sites near facilities to support future housing 

needs. 

4 Encourage housing opportunities to serve persons with special housing needs. 

5 Work diligently towards the rehabilitation of the existing housing stock and strive to replace 

housing units that are beyond repair. 

6 Encourage regular maintenance of housing as a means of conserving existing housing stock.   

7 Develop strategies and actions to increase home ownership opportunities through economic 

development, including preservation and creation of employment opportunities. 

8 Maintain a healthy jobs housing balance. 

9 Facilitate the development of infrastructure in appropriate locations to better serve housing 

and job creation opportunities. 

10 Assist citizens in need of short-term emergency housing. 

11 Discourage discrimination in housing. 

12 Provide ample opportunities for citizen participation housing input as part of the general plan 

update process 

13 As the County works to revisions of the General Plan and various ordinances, work to 

maintain consistency among all ordinances and General Plan policies. 

 

Review Comment: These are all respectable and admirable goal statements and policies for the 

Housing Element. They may be expressed differently in the update, but it is expected that the new 

Housing Element will continue these general policies. 

 

HOUSING OBJECTIVES AND PROGRAMS 

 

Objective One: Meeting Basic Construction Goals 

Based on the Regional Housing Needs projections, Modoc County will encourage the construction or 

placement at least 42 new housing units in the unincorporated County by June 30, 2008.  From January 
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1, 2003 to August 28, 2005 there were 64 manufactured housing units and 45 stick-built housing units 

constructed that meet this need. 

 

Review Comment: The County exceeded its Regional Housing Needs projections for all income 

groups except very-low income during the last planning period, as indicated in the following table: 

 

Income Group RHNA 

Goal 

2001-2006 
Construction 

Very Low 10 7 

Low 7 20 

Moderate 7 47 

Above Moderate 18 57 

TOTAL 42 131 

 

Programs: 

 

1.1 The County will review its permit procedures on an annual basis to evaluate opportunities to 

reduce the cost and time of processing housing development permits. 

 Responsibility: Planning and Building Departments 

 Time Frame:  Ongoing, 2006-2008 

 

Review Comment: The County has periodically discussed and evaluated cost and time factors for 

processing housing development permits, although it has not formally done this on an annual basis. 

The fees for processing housing development permits were adjusted in 2007(?) to better cover actual 

permitting costs; however, the fees are still far below average rates in California. The time required 

to process complete permit applications has not been an issue. 

 

1.2 The County will not impose requirements for residential construction other than those mandated 

by state law or those necessary to maintain the health, safety and values of the community. 

 Responsibility: Board of Supervisors, Planning and Building Departments 

 Time Frame:   Ongoing, 2006-2008 

 

Review Comment: This is an appropriate statement that reflects the general philosophy of the 

County. 

 

1.3 In order to encourage residential development the County will clarify residential development 

requirements in its updated Subdivision Ordinance and Land Use Manual.  In addition the 

County will also update the Zoning Code policies, implementation measures, and standards to 

further clarify development requirements.   

 Responsibility: Board of Supervisors, Planning Department 

 Time Frame:  Subdivision Ordinance Updates will be completed in early 2010 and the Zoning 

Code Update will be completed when funding becomes available.   

   

Review Comment: The County did not complete updates of the Subdivision Ordinance or the Zoning 

Code; however, the Subdivision Ordinance Update is in progress and will be completed in early 

2010. The General Plan must be updated before the Zoning Code to ensure consistency; however, 
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due to the current fiscal crisis, an update is not expected to start until late in the planning period or 

shortly thereafter (2012-2015). 
 

 

Objective Two: Providing Affordable Housing 

Based on the Regional Needs Plan, Modoc County will encourage and facilitate the construction or 

placement of 17 very low- and low-income housing units in the unincorporated area of the County in 

the time period of 2005-2008.    

 

Review Comment: There were 7 very low- and 20 low-income housing units constructed in the 

unincorporated area of the County during the last planning period. 

 

Programs: 

 

2.1 The County will assist in the development of affordable housing by enlisting the support and 

cooperation of private developers, non-profit organization and the State of California.  The 

County will provide the following support services such as: 

 Identify appropriate sites where low- and moderate-income housing will not conflict 

with existing development policies;  

 Expedite the process of local permits;   

 Provide technical assistance in obtaining State and Federal funding assistance. 

  

 Responsibility: Planning Department, Board of Supervisors 

 Time Frame:  County staff will contact local developers bi-annually to offer assistance with 

affordable housing development. 

 

Review Comment: While the County did not contact developers bi-annually, it has encouraged the 

development of affordable housing by implementing all the program objectives listed above. This is 

an appropriate program and should be continued when possible.  There are a very limited number of 

local developers to contact. 
 

2.2 As required by Government Code, at least once a year the Planning Department will evaluate 

housing issues and needed programs for the upcoming fiscal year. The Department shall consult 

with other County departments and community representatives involved in housing issues and 

program.  The Planning Department will make recommendations to the Board of Supervisors 

for housing implementing and the housing element including persons responsible for the 

preparation of funding applications and administering programs. 

 Responsibility: Planning Department 

 Time Frame:  Annually, 2005-2008 

 

Review Comment: The Planning Department has evaluated housing needs on an ongoing basis, 

although a formal presentation of its findings and recommendations may not have been made on an 

annual basis. It is recognized that there could be better coordination of housing-related programs 

and more formal reporting of recommendations, but the work that has been done has been adequate 

relative to the demand in rural Modoc County. 
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2.3 The County will continue to allow second units in single-family residential areas.  The County 

will regularly review the ordinance and amend it, as needed, to eliminate unnecessary 

constraints incompatible with its intent.  

 Responsibility: Planning Department 

 Time Frame:  By 2005-2008 

 

Review Comment: There were eleven second units built from 2001-2008, which required only 

administrative permits. During the last planning period state laws changed, requiring that second 

units be allowed with only an administrative permit provided the setback requirements of the zone 

are met. While the Planning Department has complied with the new law, the County’s Zoning Code 

has not been amended to reflect the change; therefore, in order to comply with the Second Unit Law 

(Government Code Section 65852.2), the Zoning Code will be amended as necessary. 
 

2.4 Taking into consideration infrastructure constraints, the County will increase the supply of 

rental units that receive rental assistance, consistent with County growth rates, by pursuing 

funding through State and Federal Agencies. 

 Responsibility: Community Programs 

 Time Frame:  The County will apply for State and Federal funds annually and as funds 

become available.   

 

Review Comment: TEACH has provided rental assistance to a number of households during the 

planning period, serving 11 households during 2008 alone. This is an appropriate program that 

should be continued during the next planning period. 

 

Objective Three: Providing Adequate Sites and Services 

The County will provide adequate sites to be designated in the General Plan and zoned for residential 

land use to meet the objectives of this element and will facilitate the expansion of water, sewer and fire 

protection services where needed. 

 

Programs: 
 

3.1 The County will review the General Plan and zoning in areas where water, sewer and fire 

protection services is available.  This will allow the County to maintain an adequate supply of 

lands in areas zoned for residential land use including multi-family residential development.  

 The County will encourage residential development by reviewing the zoning ordinance and 

make amendments to comply with density bonus law.  The City will facilitate density bonuses 

to promote lower housing costs by directing developers to these areas and providing assistance 

when possible.  The County will revise the zoning ordinance to clarify densities (allow at least 

15 units per acre), development standards and permit procedure for developing multiple-family 

dwellings (including duplexes).  

 The County will establish ministerial multi-family development standards that will take into 

consideration density, setbacks, as well as water and sewer capacity.   

 Responsibility: Planning Department 

 Time Frame:  2005-2008, Establish multi-family development standards by September 2006. 
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Review Comment: The availability of vacant land and zoning has not been a constraint to the 

provision of low-income housing.  The Zoning Code has not been revised to include the 

requirements of the density bonus law; however, this is an issue that will be resolved during the next 

planning period. Multi-family developments are allowed in all residential zones with a use permit, 

which ensures that environmental constraints are taken into account during the development 

process. This procedure should not be changed in light of the fact that there is little infrastructure 

within unincorporated Modoc County to support this type of development. The County has received 

a grant for Regional Blueprint Planning to identify areas appropriate and capable to accommodate 

low-income and/or multi-family housing. The County should consider creating a “multi-family” 

zoning district where that form of housing development could be allowed by right. 
 

3.2 The County will update the Zoning Ordinance to identify that farm labor housing that serves six 

or fewer persons shall be treated as a single family unit and shall be permitted by right in all 

districts that permit single family units by right, in accordance with California Health and 

Safety Code, Sections 17021.5 and 17021.6. 

 Responsibility: Planning Department 

 Time Frame:  2005-2008, Update standards by September 2006. 

 

Review Comment: This program was not completed; however, it is necessary and will be completed 

during the next planning period. 
 

3.3 The County will revise the Zoning Ordinance to define and clearly outline regulations 

governing emergency shelters and transitional housing.  Identify the specific districts in which 

emergency shelters and transitional housing may be located and the necessary permit 

requirements, if any.  Criteria for the issuance of conditional use permits, should relate to public 

health, safety and proximity to public services, transportation and employment. 

 Responsibility: Planning Department 

 Time Frame:  2005-2008, Update standards by September 2006 

 

Review Comment: This program was not completed; however, it is necessary and will be completed 

during the next planning period. 
 

3.4 Taking infrastructure constraints into consideration the County will assess the geographical 

distribution of assisted housing to assure that housing opportunities are appropriately distributed 

and that no individual communities have a disproportionate amount of this housing. 

 Responsibility: Planning Department 

 Time Frame:  By 2005-2008 

 

Review Comment: Aside from the City of Alturas, the communities in Modoc County that have 

infrastructure to support assisted housing are Newell, Adin and Cedarville. (The Fort Bidwell Indian 

Reservation also has infrastructure for its programs.)  Newell is the only community that has both 

water and sewer.  The agricultural industry in the Newell area also generates the need for farm-

worker housing; therefore, the Newell area has both the need and resources to support the 

development of assisted housing.  Although the County is conscious of the need for geographical 

distribution of assisted housing, the lack of both sewer and water infrastructure in other 

communities has not supported a broader distribution of opportunities. 
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3.5 The County will provide support services in the form of technical assistance to districts and 

non-profit organizations in the application for State and Federal grants (CDBG, EPA, USDA 

Rural Development) to expand and improve community infrastructure, including water and 

sewer systems, and to improve structural fire protection services to serve residential 

development.  The County will also expedite the process of local permits.   

 Responsibility: Board of Supervisors, All County Departments 

 Time Frame:  2005-2008 

 

Review Comment: The County has been able to assist the community of Newell to upgrade the 

existing water system. While the project is currently on hold due to state funding issues, it is 

approximately 75% complete and expected to resume within the next month. The sewer system needs 

to be expanded and the Newell County Water District has applied for two grants to expand the sewer 

system. The Canby Community Services District has recently been working towards providing water 

and sewer services to its residents. Approval for activation of latent powers was granted by LAFCO 

in August of 2008, allowing the CSD to move ahead in the process. The County will continue to seek 

and support opportunities to apply for funding assistance. 
 

3.6 The County will work with the City of Alturas to establishing a housing specialist/coordinator 

position (on a contract basis or City/County staff employee) to facilitate orderly expansion of 

residential development by establish a first-time homebuyer program and housing rehabilitation 

program in areas appropriate for those uses.   

 Responsibility: Planning Department 

 Time Frame:  Ongoing, 2005-2008, determine the need for a housing specialist/coordinator 

position by September 2007.   

 

Review Comment: While this was a good program to attempt, the funding mechanism for such a 

position has not been found. The County should determine if the need for the position still exits and 

then continue to work towards creating it. 

 

Objective Four: Rehabilitation and Replacing Existing Housing Stock 

The County shall promote the rehabilitation and replacement of housing necessary to meet the needs of 

very low- and low-income housing units per year. This will depend on the availability of Community 

Development Block Grants (CDBG) funds for this purpose. 

 

Programs: 
 

4.1 In order to facilitate housing rehabilitation and conservation efforts, the County will apply for, 

or encourage an appropriate organization to apply for, a technical assistance grant to perform a 

housing condition survey or income survey.   

 Responsibility: Planning Department 

 Time Frame:  Ongoing, 2005-2008 as funding becomes available.  The County will identify 

the appropriate party to apply for the technical assistance grant by December 2007.   

 

Review Comment: While the County did not apply for funding for a housing condition survey or 

income survey, CDBG funding was granted for the microenterprise program, which is described in 

the Housing Element. During the next planning period, there is strong support from the community 
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to apply for funding for a large infrastructure project, such as the provision of wastewater services 

in Canby. 
 

4.2 The County will partner with non-profit and for-profit groups to undertake housing 

rehabilitation and replacement programs and to apply for State and Federal funds for 

rehabilitation programs. The County anticipates the rehabilitation of homes within the 

unincorporated County based on available USDA Rural Development funds and any other 

available funding during this planning period.   

 Responsibility: Planning Department, Community Programs including TEACH 

 Time Frame:  Apply for funding at least two times within this planning period.  

 

Review Comment: A number of low-income homes were rehabilitated with USDA Rural 

Development funds during the planning period; however, these funds are available to individuals, 

not organizations. Therefore, during the next planning period, the County should implement a 

program that increases public awareness of the availability of this assistance. 

 

Objective Five: Conserving the Affordability of Existing Housing 

The County shall evaluate and attempt to mitigate the general impacts of its policies and actions on the 

affordability of housing. 

 

Programs: 
 

5.1 All rental rehabilitation programs undertaken by County-sponsored programs will include 

provisions to ensure that rentals remain affordable for a term of five years, or as otherwise 

specified by the funding program. 

 Responsibility: Community Programs, including TEACH 

 Time Frame:  2005-2008 

 

Review Comment: This is an appropriate program that should be continued and expanded based on 

funding availability during the next planning period. 
 

 

Objective Six: Fulfilling Special Housing Needs 

The County encourages the construction or placement of housing units designed to meet the needs of 

households with special housing requirements. 

 

Programs: 
 

6.1 The County will support applications to appropriate agencies, including USDA Rural 

Development, CDBG and HCD, to provide housing for special needs groups as identified in the 

Housing Element. 

 Responsibility: Board of Supervisors 

 Time Frame:  On-going, 2005-2008 

 

Review Comment: This is an appropriate program that should be continued during the next 

planning period. 
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6.2 The County will continue to support the agencies that provide the existing and future farm 

worker housing needs in the County.  The County will contact agencies that provide farm 

worker housing and set up a meeting to asses the level of needs of farm workers in the County.  

Based on this assessment the County will help these agencies with applying for funding to 

rehabilitate current farm worker housing and/or funding to construct new farm worker housing.  

If new construction of farm worker housing is need and funding becomes available the County 

will assist these agencies with identifying site for the construction of farm worker housing and 

streamlining the permits and entitlements process.   

 Responsibility: Migrant Housing/Community Programs 

 Time Frame:  Set up meetings annually, 2005 –2008 

 

Review Comment: Modoc County is one of the 15 counties included in the Office of Migrant 

Services housing program.  The Migrant Center in Newell, CA provides housing from May through 

October where up to 182 workers can be housed in 48 housing units. The County is actively seeking 

funding to rehabilitate the Migrant Center. 
 

6.3 The County will facilitate the provision of emergency shelter to citizens in need of housing on a 

short-term, emergency basis.  The County will apply for, and/or assist qualified non-profit 

organizations to apply for, emergency housing funds from the Department of Housing and 

Community Development and other appropriate funding sources.   

 Responsibility: Social Services, Mental Health, Community Programs including TEACH.  

Time Frame:  Ongoing, 2005-2008 - based on funding cycles for emergency housing 

programs. 

 

Review Comment: The County has assisted persons in need of emergency shelter and will continue 

to do so during the next planning period. In 2007-2008, Modoc County Social Services granted 18 

requests for emergency shelter for a total of 80 days. In 2008, TEACH provided 118 persons with 

emergency shelter for a total of 387 days. TEACH also receives grant funding to provide homeless 

persons with travel to other counties that have emergency shelters or to the homes of family 

members. 

 

Objective Seven: Minimizing Housing Costs by Efficient Energy Use 
Modoc County will seek and support ways to reduce residential energy use and energy costs as a means 

of reducing monthly housing costs. 

 

Programs: 
 

7.1 The County will implement the energy conservation policies and programs for residential uses 

set forth in the Modoc County Energy Element, adopted June 1993, or as otherwise revised. 

 Responsibility: Board of Supervisors, applicable County Departments 

 Time Frame:  2005-2008 

 

Review Comment: The County has implemented the Energy Element and will continue to do so 

during the next planning period. 
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7.2 The County will cooperate with non-profit groups offering home weatherization programs by 

assisting in publicizing their programs and by endorsing grant applications. 

 Responsibility: Appropriate community programs 

 Time Frame:  2005-2008 

 

Review Comment: This program should be continued by the County during the next planning 

period; however, the program should also be broadened to include increasing public awareness of 

the assistance that is available directly to homeowners, such as USDA Rural Development. 

 

Objective Eight: Increasing Home Ownership Opportunities 

The County encourages home ownership as a means of supporting the self-sufficiency of its citizens, 

promoting affordability, improved living conditions and will support ownership by facilitating 

economic development and expanded private-sector employment opportunities. 

 

Programs: 
 

8.1 The County will help stimulate the retention and creation of job opportunities by encouraging 

and cooperating with local agencies including Modoc Economic Vitality Group and the Modoc 

Economic Development Corporation to create an economic development program. 

 Responsibility: Board of Supervisors 

 Time Frame:   Ongoing, 2005-2008 

 

Review Comment: The County will continue to cooperate with local agencies to promote economic 

development.  The County works closely with Superior California Economic Development (SCED), 

which provides assistance in the following areas: Microenterprise Development (small or home-

based business assistance), technical assistance projects (assistance developing grant proposals for 

economic development projects) and community planning and strategizing (assists community action 

groups to plan and strategize for the future).  
 

8.2 The County will work with the City in a joint effort to facilitate the provision of infrastructure, 

including sewer and water systems, to support new industrial and commercial development.   

 Responsibility: Planning Department, Public Works 

 Time Frame:  Ongoing, 2005-2008  

 

Review Comment: Although there has been no new industrial or commercial development during 

the prior planning period, this is an appropriate program that should be continued. 
 

8.3 The County will continue to identify sites where new industries could locate with a minimum of 

delay and assist in compliance with environmental regulations and the permitting process.   

 Responsibility: Planning Department 

 Time Frame:  2005-2008 

 

Review Comment: This is an appropriate program that should be continued during the next 

planning period. 
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Objective Nine: Eliminating Housing Discrimination 

The County will continue to regulate against housing discrimination in the attainment of its housing 

goals and objectives.  Discrimination cases will be referred to the County District Attorney. 

 

Programs: 
 

9.1 The County will post notices in the Modoc County library, the Adin Chamber of Commerce, 

and the Modoc Employment Center, indicating where housing discrimination complaints can be 

made and assist in referring complaints to the appropriate State and Federal agencies. 

 Responsibility: Social Services 

 Time Frame:  Ongoing, 2005-2008 

 

Review Comment: Notices are posted at all the above locations; this is an appropriate program that 

should be maintained during the next planning period. 

 

Objective Ten: Citizen Participation 

The County will provide public outreach to all economic segments of the community in the 

development and revision of the housing element. 

 

Programs: 
 

10.1 The County will contact involved local organizations and individuals during the process of 

making revisions to the Housing Element and will conduct public hearings prior to the adoption 

of the revised Element. The County will provide ample notice and opportunities for public 

review and input on the Housing Element policies. 

 Responsibility: Planning Department 

 Time Frame:  Prior to adoption of the revised Housing Element 

 

Review Comment: Public meetings were held in Alturas, Adin and Surprise Valley and were noticed 

in the local newspapers, posted in public locations such as the library and post offices. This is an 

appropriate program that should be continued during the next planning period. 

 

Objective Eleven: General Plan Consistency 
 

The County will maintain the consistency of the housing element with other elements of the General 

Plan. 

 

Programs: 
 

11.1 To maintain General Plan consistency, the County will continue to review related elements of 

its General Plan in regard to housing policies and shall review the objectives and programs of 

the Housing Element as it considers related General Plan amendment proposals. 

 Responsibility: Planning Department 

 Time Frame:  2005-2008, when amendments and revisions are considered 

 

Review Comment: This is an appropriate program that should be continued. 
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11.2 The County will seek funding assistance to complete updates of the General Plan, the Zoning 

Code, and the County’s Zoning Maps to clarify policies and zoning provisions that will help 

implement the Housing Element and support the development of housing in Modoc County. 

 The County is currently updating the Subdivision Ordinance to clarify residential development 

requirements.   

 Responsibility: Planning Department 

 Time Frame:  2005-2008 

 

Review Comment: This program will be relevant to the next planning period. The Subdivision 

Ordinance revision will be complete in 2010; the comprehensive General Plan and Zoning Code 

updates have been postponed indefinably due to current budget restraints but the required 

amendments will be made as to insure compliance with this document and state law.  

 

Objective Twelve: Eliminating Unnecessary Governmental Constraints 

 

Modoc County will seek to identify and eliminate unnecessary constraints to the provision of 

affordable housing. 

 

Programs: 
 

12.1 The County will review and eliminate unnecessary constraints to the provision of affordable 

housing for all income levels. 

 Responsibility: Board of Supervisors, Planning Department 

 Time Frame:  On-going, 2005–2008  

 

Review Comment: This is an appropriate program that should be continued during the next 

planning period. 
 

12.2 In order to encourage and support the development, maintenance and improvement of housing 

for persons with disabilities, the County will adopt a formal reasonable accommodation 

procedure December 2006.  This procedure will allow exceptions to zoning requirements upon 

request by a person with a disability consistent with fair housing related laws and regulations.  

Further, the County will evaluate the zoning ordinance definition of family and if necessary, 

amend the definition to encourage the development, maintenance and improvement of housing 

for persons with disabilities. 

  

Responsibility: Planning Department 

 Time Frame:  Complete reasonable accommodation procedures by December 2006. 

 

Review Comment: This program was not implemented during the previous planning period but 

should be completed by the end of 2010. 
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Chapter Five: Summary of Conclusions 

 

Housing Needs Summary 

 

Modoc County is in an isolated corner of California and is not subject to economic, demographic, 

and housing pressures found throughout the remainder of the state.  Its population is growing 

slowly, mostly due to the immigration of persons age 45 to 64, although the number of people 

here has risen and fallen several times over the last sixty years, resulting in little net population 

change since World War II. 

 

The agricultural and forestry industries have been the economic mainstays of Modoc County 

since its inception.  Both industries have experienced decline in the last two to three decades, 

which is due to many factors, including increased regulations.  Presently the County is still 

experiencing an economic “low”.   

 

The County’s existing housing stock is aging.  Oftentimes, older homes are not equipped with 

modern amenities.  This situation combined with development constraints means there is a 

shortage of housing for early and near-retirees moving from other areas that have amenities that 

are fairly typical in other areas of the state.  For example, amenities such as dishwashers, garages 

and efficient heating systems are lacking in many older homes.  The County will need to consider 

ways to rehabilitate its aging housing stock to provide for the affordable housing market for the 

lower to median income levels.  This would also ensure the availability of housing for the retiree 

population group that has brought some recent economic vitality to the county. 

 

 

Resources and Constraints Summary 

 

Modoc County Residential Land Inventory identified 167 parcels containing an estimated 89.18 

acres. These parcels could accommodate an estimated 172 housing units but due to the rural 

nature of Modoc County, few of these parcels have full infrastructure services.  Therefore, the 

principle type of housing that would be accommodated is the single-family dwelling.   In 

addition, a major non-governmental constraint to housing development in Modoc County is the 

lack of a local qualified journeymen workforce available to be employed by local building 

contractors. 
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Chapter Six: Housing Program 

 

Statutory Requirements 

 

Local governments have the responsibility to adopt a program that implements the policies, goals and 

objectives of the housing element through their vested powers, particularly over land use and 

development controls, regulatory concessions and incentives and the utilization of financial resources.   

 

The entire population of the County is under 10,000 persons and will remain so in the planning period.  

Currently the City of Alturas is the only full service community in the County of Modoc capable of 

providing a full range of infrastructure and community services.  The size makes implementation of 

programs requiring resources impossible.  In order to achieve economies of scale it is important for the 

County and the City to work to achieve goals in the Alturas area.   

 

Goals and Policies 

 

GOAL 

The overarching goal for housing in Modoc County is to provide an adequate supply of sound, 

affordable housing units in a safe and satisfying environment for the present and future residents 

of the County.  To provide this housing regardless of race, age, religion, sex, marital status, ethnic 

background, or personal disabilities, and support economic development projects that will 

produce employment opportunities and enable people to afford adequate housing. 

 

POLICIES 

1. Ensure that there are an adequate number of housing units at a range of densities sufficient to 

meet the current and future needs of the county residents. 

2. Encourage a variety of housing opportunities for all segments of the community. 

3. Facilitate and assure there are adequate housing sites near facilities to support future housing 

needs. 

4. Encourage housing opportunities to serve persons with special housing needs. 

5. Work diligently towards the rehabilitation of the existing housing stock and strive to replace 

housing units that are beyond repair. 

6. Encourage regular maintenance of housing as a means of conserving existing housing stock.   

7. Develop strategies and actions to increase home ownership opportunities through economic 

development, including preservation and creation of employment opportunities. 

8. Maintain a healthy jobs housing balance. 

9. Facilitate the development of infrastructure in appropriate locations to better serve housing 

and job creation opportunities. 

10. Assist citizens in need of short-term emergency housing. 

11. Discourage discrimination in housing. 
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12. Provide ample opportunities for citizen participation housing input as part of the general plan 

update process 

13. As the County works to revisions of the General Plan and various ordinances, work to 

maintain consistency among all ordinances and General Plan policies. 

 

 

HOUSING OBJECTIVES AND PROGRAMS 

 

Objective One: Meeting Basic Construction Goals 

Based on the Regional Housing Needs projections, Modoc County will encourage the construction or 

placement at least 99 new housing units in the unincorporated County by June 30, 2014.  From January 

1, 2007 to December 31, 2008, there were 59 housing units constructed that help to meet this need. 

 

Programs: 

 

1.1 The County will review its permit procedures on an annual basis to evaluate opportunities to 

reduce the cost and time of processing housing development permits, particularly for 

developments including housing affordable to extremely low-, very low- or low-income 

households. 

 Responsibility: Planning and Building Departments 

 Time Frame:  Ongoing, 2009-2014 

 

1.2 The County will not impose requirements for residential construction other than those mandated 

by state law or those necessary to maintain the health, safety and values of the community. 

 Responsibility: Board of Supervisors, Planning and Building Departments 

 Time Frame:   Ongoing, 2009-2014 

 

1.3 In order to encourage residential development the County will clarify residential development 

requirements in its Subdivision Ordinance.  In addition, as funding becomes available, the 

County will update the General Plan and Zoning Code policies, implementation measures, and 

standards to further clarify development requirements.   

Responsibility: Board of Supervisors, Planning Department, Public Works & Road 

Departments 

 Time Frame:  Subdivision Ordinance Updates will be completed in early 2010 and the General 

Plan and Zoning Code updates will be completed as funding becomes available (2012-2015).   

   

Objective Two: Providing Affordable Housing 

Based on the Regional Needs Plan, Modoc County will encourage and facilitate the construction or 

placement of 32 extremely low-, very low- and low-income housing units in the unincorporated area of 

the County in the time period of 2009-2014.    

 

Programs: 

 

2.1 The County will assist in the development of affordable housing, including housing affordable 

to extremely low-income households, by enlisting the support and cooperation of private 

developers, non-profit organization and the State of California.  The County will provide the 

following support services such as: 
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 identify appropriate sites where extremely low-, very low-, low- and moderate-income 

housing will not conflict with existing development policies,  

 expedite the process of local permits and;  

 provide technical assistance in obtaining State and Federal funding assistance. 

  

 Responsibility: Planning Department, Board of Supervisors 

 Time Frame:  Ongoing, 2009-2014. 

 

2.2 As required by Government Code, at least once a year the Planning Department will evaluate 

housing issues and needed programs for the upcoming fiscal year. The Department shall consult 

with other County departments and community representatives involved in housing issues and 

program.  The Planning Department will make recommendations to the Board of Supervisors 

for housing and implementing the housing element including persons responsible for the 

preparation of funding applications and administering programs. 

 Responsibility: Planning Department 

 Time Frame:  Annually, 2009-2014 

 

2.3 The County will continue to allow second units in single-family residential areas.  The County 

will regularly review the ordinance and amend it, as needed, to eliminate unnecessary 

constraints incompatible with its intent. The County will also amend the Zoning Code, as 

necessary, to reflect the new state law pertaining to second units (Government Code Section 

65852.2). 

 Responsibility: Planning Department 

 Time Frame:  By 2013-2014 

 

2.4 Taking into consideration infrastructure constraints, the County will increase the supply of 

rental units that receive rental assistance, consistent with County growth rates, by pursuing 

funding through State and Federal Agencies. 

 Responsibility: Community Programs 

 Time Frame:  Ongoing, 2009-2014.   

 

Objective Three: Providing Adequate Sites and Services 

The County will provide adequate sites to be designated in the General Plan and zoned for residential 

land use to meet the objectives of this element and will facilitate the expansion of water, sewer and fire 

protection services where needed. 

 

Programs: 
 

3.1 The County will review the General Plan and zoning in areas where water, sewer and fire 

protection services is available.  This will allow the County to maintain an adequate supply of 

lands in areas zoned for residential land use including multi-family residential development.  

 The County will encourage residential development by reviewing the zoning ordinance and 

make amendments to comply with State density bonus law. The County will use the grant for 

Regional Blueprint Planning to identify areas appropriate and capable to accommodate 

extremely low-, very low-, income and/or multi-family housing. The County will remove the 
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conditional use permit requirement for multi-family housing in the Residential High Density 

zoning district. 

   Responsibility: Planning Department; Planning Commission                                                 

 Time Frame:  2009-2014, Amend zoning code to comply with State density bonus law in 

2013-2014; remove the conditional use permit for multifamily housing development in the 

Residential High Density zone in 2013-2014. 

 

3.2 The County will update the Zoning Ordinance to identify employee housing that serves six or 

fewer persons shall 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, in accordance with California 

Health and Safety Code, Sections 17021.5.  The update will also identify employee housing 

consisting of no more than 12 units or 36 beds to be permitted in the same manner as other 

agricultural uses in the same zone in accordance with Section 17021.6. 

 Responsibility: Planning Department 

 Time Frame:  2009-2014, Update standards in 2014-2015. 

 

3.3 The County will revise the Zoning Ordinance to define and clearly outline regulations 

governing emergency shelters.  Identify the specific districts, such as the RH, RL, and RR 

zones, in which emergency shelters may be permitted without a conditional permit or other 

discretionary action and with sufficient capacity to accommodate the need for shelters.  

 Responsibility: Planning Department 

 Time Frame:  Amend the zoning ordinance within one year of adoption of the housing 

element. 

 

3.4 Taking infrastructure constraints into consideration the County will assess the geographical 

distribution of assisted housing to assure that housing opportunities are appropriately distributed 

and that no individual communities have a disproportionate amount of this housing. 

 Responsibility: Planning Department 

 Time Frame:  By 2009-2014 

 

3.5 The County will continue to provide support services in the form of technical assistance to 

districts and non-profit organizations in the application for State and Federal grants (CDBG, 

EPA, USDA Rural Development) to expand and improve community infrastructure, including 

water and sewer systems, and to improve structural fire protection services to serve residential 

development.  The County will also expedite the process of local permits.   

 Responsibility: Board of Supervisors, All County Departments 

 Time Frame:  2009-2014 

 

3.6 The County will work with the City of Alturas to determine the need for a housing 

specialist/coordinator position (on a contract basis or City/County staff employee) to facilitate 

orderly expansion of residential development by establish a first-time homebuyer program and 

housing rehabilitation program in areas appropriate for those uses.   

 Responsibility: Planning Department 

 Time Frame:  Ongoing, 2009-2014, determine the need for a housing specialist/coordinator 

position by September 2011.   
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3.7   The County will continue to pursue mixed-uses in the designated community areas, when 

appropriate, by promoting the Rural Town (RT) Zone that continues the historic community 

development patterns by fully utilizing parcels for residential and limited commercial use.   

 

 Responsibility: Planning Department 

 Time Frame:  Ongoing, 2009-2014.  

 

Objective Four: Rehabilitating and Replacing Existing Housing Stock 

The County shall promote the rehabilitation and replacement of housing necessary to meet the needs of 

very low- and low-income housing units per year. This will depend on the availability of Community 

Development Block Grants (CDBG) funds for this purpose. 

 

Programs: 
 

4.1 In order to facilitate housing rehabilitation and conservation efforts, the County will apply for, 

or encourage an appropriate organization to apply for, a technical assistance grant to perform a 

housing condition survey or a income survey.   

 Responsibility:  Planning Department 

 Time Frame:  Ongoing, 2009-2014 as funding becomes available.  The County will identify 

the appropriate party to apply for the technical assistance grant by December 2014.   

 

4.2 The County will partner with non-profit and for-profit groups to undertake housing 

rehabilitation and replacement programs and to apply for State and Federal funds for 

rehabilitation programs. The County anticipates the rehabilitation of homes within the 

unincorporated County based on available USDA Rural Development funds and any other 

available funding during this planning period.   

 Responsibility: Planning Department, Community Programs including TEACH 

 Time Frame:  Ongoing, 2009-2014; Apply for funding as the opportunity arises.  

 

Objective Five: Conserving the Affordability of Existing Housing 

The County shall evaluate and attempt to mitigate the general impacts of its policies and actions on the 

affordability of housing. 

 

Programs: 
 

5.1 All rental rehabilitation programs undertaken by County-sponsored programs will include 

provisions to ensure that rentals remain affordable for a term of five years, or as otherwise 

specified by the funding program. 

 Responsibility: Community Programs, including TEACH 

 Time Frame:  2009-2014 

 

5.2 Current development standards shall be reviewed in consideration of allowing more flexibility 

with general development standards for limited sized lots in community areas with older dated 

homes to utilize existing footprint if home must be demolished and reconstructed. 

 

 Responsibility:  Planning Department 

 Time Frame:  2009-2014 
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Objective Six: Fulfilling Special Housing Needs 

The County encourages the construction or placement of housing units designed to meet the needs of 

households with special housing requirements. 

 

Programs: 
 

6.1 The County will support applications to appropriate agencies, including USDA Rural 

Development, CDBG and HCD, to provide housing for special needs groups, including 

extremely low-income households, as identified in the Housing Element. 

 Responsibility: Board of Supervisors, Planning Department 

 Time Frame:  Ongoing, 2009-2014 

 

6.2 The County will continue to support the agencies that provide the existing and future farm 

worker housing needs in the County.    The County will continue to pursue the funding 

necessary to rehabilitate the Migrant Center in Newell, CA. If new construction of farm worker 

housing is needed and funding becomes available, the County will assist these agencies with 

identifying site for the construction of farm worker housing and streamlining the permits and 

entitlements process.   

 Responsibility: Migrant Housing/Community Programs 

 Time Frame:  Ongoing, 2009-2014 

 

6.3 The County will facilitate the provision of emergency shelter to citizens in need of housing on a 

short-term, emergency basis.  The County will apply for, and/or assist qualified non-profit 

organizations to apply for, emergency housing funds from the Department of Housing and 

Community Development and other appropriate funding sources.   

 Responsibility: Social Services, Mental Health, Community Programs including TEACH.  

Time Frame:  Ongoing, 2009-2014 - based on funding cycles for emergency housing 

programs. 

 

Objective Seven: Minimizing Housing Costs by Efficient Energy Use 
Modoc County will seek and support ways to reduce residential energy use and energy costs as a means 

of reducing monthly housing costs. 

 

Programs: 
 

7.1 The County will implement the energy conservation policies and programs for residential uses 

set forth in the Modoc County Energy Element, adopted June 1993, or as otherwise revised. 

 Responsibility: Board of Supervisors, applicable County Departments 

 Time Frame:  2009-2014 

 

7.2 The County will cooperate with non-profit groups offering home weatherization programs by 

assisting in publicizing their programs and by endorsing grant applications. Specifically, the 

County will help to publicize the USDA Rural Development assistance program. 

Responsibility: Appropriate community programs; Planning and Building & Safety 

Departments. 
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 Time Frame:  2009-2014; A program for publicizing USDA assistance will be implemented 

by 2014. 

 

Objective Eight: Increasing Home Ownership Opportunities 

The County encourages home ownership as a means of supporting the self-sufficiency of its citizens, 

promoting affordability, improved living conditions and will support ownership by facilitating 

economic development and expanded private-sector employment opportunities. 

 

Programs: 
 

8.1 The County will continue to help stimulate the retention and creation of job opportunities 

through the economic development district (SCED) and by encouraging and cooperating with 

local agencies to promote economic development. 

 Responsibility: Board of Supervisors 

 Time Frame:   Ongoing, 2009-2014 

 

8.2 The County will work with the City in a joint effort to facilitate the provision of infrastructure, 

including sewer and water systems, to support new industrial and commercial development.   

 Responsibility: Planning Department, Public Works 

 Time Frame:  Ongoing, 2009-2014  

 

8.3 The County will continue to identify sites where new industries could locate with a minimum of 

delay and assist in compliance with environmental regulations and the permitting process.   

 Responsibility: Planning Department 

 Time Frame:  Ongoing, 2009-2014 

 

Objective Nine: Eliminating Housing Discrimination 

The County will continue to regulate against housing discrimination in the attainment of its housing 

goals and objectives.  Discrimination cases will be referred to the County District Attorney. 

 

Programs: 
 

9.1 The County will post notices in the Modoc County library, the Adin Chamber of Commerce, 

and the Modoc Employment Center, indicating where housing discrimination complaints can be 

made and assist in referring complaints to the appropriate State and Federal agencies. 

 Responsibility: Social Services 

 Time Frame:  Ongoing, 2009-2014 

 

Objective Ten: Citizen Participation 

The County will provide public outreach to all economic segments of the community in the 

development and revision of the housing element. 

 

Programs: 
 

10.1 The County will contact involved local organizations and individuals during the process of 

making revisions to the Housing Element and will conduct public hearings prior to the adoption 
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of the revised Element. The County will provide ample notice and opportunities for public 

review and input on the Housing Element policies. 

 Responsibility: Planning Department 

 Time Frame:  Prior to adoption of the revised Housing Element 

 

Objective Eleven: General Plan Consistency 
 

The County will maintain the consistency of the housing element with other elements of the General 

Plan. 

 

Programs: 
 

11.1 To maintain General Plan consistency, the County will continue to review related elements of 

its General Plan in regard to housing policies and shall review the objectives and programs of 

the Housing Element as it considers related General Plan amendment proposals. 

 Responsibility: Planning Department, Planning Commission 

 Time Frame:  2009-2014, when amendments and revisions are considered 

 

11.2 The County will seek funding assistance to complete updates of the General Plan, the Zoning 

Code, and the County’s Zoning Maps to clarify policies and zoning provisions that will help 

implement the Housing Element and support the development of housing in Modoc County. 

 The County is currently updating the Subdivision Ordinance to clarify residential development 

requirements.   

 Responsibility: Planning Department 

 Time Frame:  2009-2014 

 

Objective Twelve: Eliminating Unnecessary Governmental Constraints 

 

Modoc County will seek to identify and eliminate unnecessary constraints to the provision of 

affordable housing. 

 

Programs: 
 

12.1 The County will review and eliminate unnecessary constraints to the provision of affordable 

housing for all income levels. 

 Responsibility: Board of Supervisors, Planning Department 

 Time Frame:  On-going, 2009-2014  

 

12.2 In order to encourage and support the development, maintenance and improvement of housing 

for persons with disabilities, the County will adopt a formal reasonable accommodation 

procedure December 2014.  This procedure will allow exceptions to zoning requirements upon 

request by a person with a disability consistent with fair housing related laws and regulations.  

Further, the County will evaluate the zoning ordinance definition of family and if necessary, 

amend the definition to encourage the development, maintenance and improvement of housing 

for persons with disabilities. 
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Responsibility: Planning Department 

 Time Frame:  Complete reasonable accommodation procedures by December 2014. 

 

12.3    The zoning ordinance will be revised to treat transitional housing and supportive housing as a 

residential use and only subject to those restrictions that apply to other residential dwellings 

(e.g. multifamily housing, single family homes, duplexes, etc.) of the same type in the same 

zone (Government Code Section 65583(a)(5)).  For example, transitional housing located in a 

single family home must be treated the same as other single family homes in the same zone. 

 

 The zoning ordinance amendments will also include definitions of transitional housing and 

supportive housing in accordance with Government Code Section 65582.  See definitions 

below. 

 

 “Supportive housing” means housing with no limit on length of stay, that is occupied by the 

target population, and that is linked to an onsite or offsite service that assists the supportive 

housing 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.  “Target population” 

means persons with low incomes who have one or more disabilities, including mental illness, 

HIV or AIDS, substance abuse, or other chronic health condition, or individuals eligible for 

services provided pursuant to the Lanterman Developmental Disabilities Services Act (Division 

4.5 (commencing with Section 4500) of the Welfare and Institutions Code) and may include, 

among other populations, adults,, emancipated minors, families with children, elderly persons, 

young adults aging out of the foster care system, individuals existing from institutional settings, 

veterans, and homeless people. 

 

 “Transitional housing” means buildings configured as rental housing developments, but 

operated under program requirements that require the termination of assistance and circulating 

of the assisted unit to another eligible program recipient at a predetermined future point in time 

that shall be no less than six months from the beginning of the assistance.  

 

Responsibility: Planning Department 

Time Frame:  Complete zoning amendments by December 31, 2013. 

 

 

Quantified Objectives 

 

The opportunity and assistance is available for the RHNA goal of 39 low-income housing units to 

be met. There is also funding available for the rehabilitation of low-income housing units through 

USDA Rural Housing Development. Only eight additional units will need to be constructed for 

above moderate-income households, although it is anticipated that these units will be paid for 

privately. There are enough units in the county in need of rehabilitation and enough of these units 

are inexpensive that conservation and preservation of units are not necessary to meet housing 

demand, although community effort may wish to work with the county to preserve the historic 

character of some units surrounding the City of Alturas. There are no Section 8 vouchers issued 

for residents of unincorporated Modoc County. 
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Table 33: Quantified Objectives 

Income Group 
RHNA 

New 

Construction
1
 

Rehabilitation
2
 

Conservation and 

Preservation 
3
 

Extremely Low 11 11 10 0 

Very Low 12 12 10 0 

Low 16 16 0 0 

Moderate 17 17 0 0 

Above 

Moderate 
43 43 0 0 

TOTAL 99 99 20 0 

Source: Modoc County 2006 
1
From January 1, 2007 to December 31, 2008 there were 59 housing units constructed. 

2 
Rehabilitation

 
Funding for approximately 20 homeowners is available through USDA Rural 

Housing Development. 
3 

There are no identified affordable housing projects within the unincorporated County or 

residents with Section 8 Vouchers.   
 

 

 


