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ZONING TEXT AMENDMENT- TINY HOUSES (PLN18-00286)

DATE: December18, 2018

ACTION(S) REQUESTED
1. Conduct a Public Hearing to consider a recommendation from the Placer County Planning Commission to
establish regulations for Tiny Houses as secondary dwelling units; and
2. Find the proposed code amendments to be statutorily exempt under CEQA Guidelines Section 15282(h);
and
3. Amend Placer County Code , Chapter 17, Articles 17.04, 17.56, and add Article 17.56, Section 17.56.350
to establish regulations for Tiny Houses as secondary dwelling units, in zone districts where those land uses
are already allowed, subject to the findings included in this report.
BACKGROUND
To incentivize a more diverse mix of housing types and affordability , Placer County is working on
modernizing its approach to housing policy and development regulations. In order to meet Placer County's
housing obligation and also to ensure Placer County has sufficient supply to house its residents, support
desired economic development, and offset associated transportation-related environmental impacts, the
County Executive Office created a multi-disciplinary "Housing Unit" to approach the housing challenge from
many angles. The "Housing Unit" includes representative staff from the County Executive Office, Economic
Development, Community Development, Department of Public Works and Facilities, and Health and Human
Services, who are dedicated to finding ways to getting more affordable housing constructed throughout
unincorporated Placer County.

As part of this process, the Housing Unit brought forward a number of housing-related ideas to the Placer
County Board of Supervisors in 2017. The Board expressed its support for implementing a variety of housing
strategies- a "menu" - that cou ld be adapted for different parts of the county based on varying priorities and
needs that will be included in its annual Work Plan . A top priority for the housing work plan is to increase the
availability of a mix of housing types in the County for existing and future residents, students, and employees
whose income cannot support the cost of housing in the County. The Board also recommended exploring
possible code changes, incentives, funding sources , advocacy, partnerships, and non-traditional housing
varieties, such as tiny houses and co-housing . These policies and goals are being incorporated into the
county's Housing Strategy and Development Plan, which will propose policies and strategies to implement
a more conducive environment for more diverse housing developments.
While tiny houses were originally included as part of the "menu" of housing choices, they were separated
from the larger Housing Strategy and Development Plan because tiny houses are similar to existing uses
and as secondary dwellings are exempt from CEQA, and therefore could be adopted on a more expedited
timeline.
The Tiny House ZTA and the Housing Strategy and Development Plan will help accomplish some of the
1
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County's priority objectives, including:
•

Increase the availability of a mix of housing types in the County for existing and future residents,
students, and employees whose income cannot support the cost of housing in the Co unty;

•

Improve the County's overall employment growth by assisting County employers in reducing
critical labor shortages of skilled workers in part driven by a lack of available housing; and

•

Reduce vehicles mile traveled (VMT) by shortening commute distances for those who commute
into Placer County for education or work, but who otherwise live elsewhere.

PROJECT DESCRIPTION
To diversify the types and affordability of housing, Placer County proposes to amend the Zoning Ordinance
to add tiny houses as another housing option wherever secondary dwelling units are already allowed .
While similar to both small "stick-built" houses of the same size and recreational vehicles , tiny houses
function differently than those forms of housing. Houses on permanent foundations and built to Placer
Co unty Building Code standards can be built to the size of a typical tiny house (under 400 square feet), and
are already allowed in the county and regulated under the Placer County Code. Because tiny houses are
placed or built on chassis rather than permanent foundations, they are currently considered recreational
vehicles per the Placer County Zoning Ordinance, and are only allowed for limited timeframes (e.g . incidental
camping) and in certain zone districts. The California Department of Housing and Community Development
classifies tiny houses as park trailers or recreational vehicles. However, tiny houses are culturally and
functionally different from RVs in that they are generally intended to be used for long-term housing, with the
option of moving them occasionally but not frequently.
A tiny house would be defined as a separate, independent living quarters that is no larger than 400 square
feet; includes basic functional areas that support normal daily routines, including a bathroom, a kitchen , and
a sleeping area; is mounted on a wheeled trailer chassis; is designed and built to look like a conventional
building stru cture, using conventional building materials, and is thus architecturally distinct from traditional
mobile homes and recreational vehicles; and is titled and registered to tow legally under the Californ ia
Department of Motor Vehicles .
Key standards of the ZTA would require tiny houses to be:
•

Allowed only in zones that allow secondary dwelling units;

•

Required to meet all underlying zoning and land use regulations, such as building setbacks and
heig ht allowances as identified in the Zoning Ordinance or applicable comm unity plan ;

•

Required to connect to county-approved water supply and sewage disposal facilities;

•

Designed to look like a conventional residential structu re (by incorporating design features and
materials typically used for houses, such as typical siding or roofing materials, pitched roofs,
eaves , residential windows , etc.);

•

Required to maintain proof of compliance with ANSI 11 9.5 standard as a recreational park trailer
or ANSI 1192 (NFPA 1192) standard as a recreational vehicle, as well as NFPA 70; and

•

Required to undergo zoning clearance and eligible for all applicable county fees.

Refinements to Proposed ZTA
Staff have made various refinements to this ZTA after receiving feedback from community members and
the Planning Commission. They include:
•

Removed tiny houses as a land use in Section 17.06.050 , Land Use and Permit Tables, and
updated the definitions of the Secondary Dwellings to include tiny houses.

•

Removed "on wheels" language to better clarify that one could remove the wheels from tiny
houses; the tiny house would either remain on the chassis or be secured with soft tie-downs.

•

Removed the use of tiny houses as primary dwellings as part of this proposed ZTA and including
it within th e Placer County Housing Strategy & Development Plan ZTA, which, as noted above,
staff are currently developing . The Housing Strategy & Development Plan ZTA wi ll include a
2
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broader set of proposed zoning code revisions aimed to support diverse housing developments.
As part of that ZTA, staff are exploring other code revisions related to tiny houses, including
provisions for tiny house communities, and therefore, staff is proposing to also explore zoning
code provisions for tiny houses as primary dwellings as part of that ZTA.
•

Included additional text to specifically state that zoning clearance would be required for tiny
houses, which is already required for all residential structures. During zoning clearance, all
applicable county fees would be collected .

•

Revised the definition of tiny houses to clarify that the definition includes park trailers per Health
and Safety Code Section 18009.3.

PLANNING COMMISSION MEETINGS
July 12. 2018
Staff brought forward an earlier version of the Tiny House ZTA for Planning Commission input during a public
workshop at its July 12, 2018 meeting. During the Planning Commission workshop, several community
members and the Planning Commissioners provided useful feedback, including a request for staff to provide
additional information on the costs of tiny houses compared to traditional houses.
September 13. 2018
The Tiny House ZTA was scheduled for the September 13, 2018 hearing. Due to a large number of comments
received in the days prior to the hearing, staff requested the Planning Commission continue the item to a later
date to allow staff time to review comments.
October 25, 2018
The Planning Commission held a public hearing for the Tiny House ZTA on October 25, 2018. Six members of
the public commented on the ordinance. Because the proposed ZTA already required tiny houses to maintain
proof of compliance with the ANSI119.5 standards for recreational park trailers, and met all other characteristics
of park trailers as defined by Government Code_HSC Section 18009.3, one member of the public requested
the County clarify that the tiny house definition also specify the allowance park trailers. Planning staff suggested
the Commission could direct staff to revise the ordinance per that request. After hearing public comment, the
Commission voted to find the proposed code amendments to be exempt under CEQA Guidelines Section
15282(h) (5:0:1:1). Commissioner Johnson was absent and Commissioner Sevison abstained . The
Commission also voted to forward a recommendation to the Board of Supervisors to approve the Tiny House
ZTA with an additional clarification that park trailers be considered tiny houses (5:1:1:0). Commissioner Johnson
was absent.
PUBLIC OUTREACH
Over the past year, the County has conducted outreach in-person and on social media to gather ideas and
gauge interest in various housing solutions. During each initiative, tiny houses have been a focus of the
conversation. At a March 20, 2018 Housing Forum presented by Placer County and the Placer Community
Foundation , a Mountain Housing Council Think Tank on October 25, 2017, and in a recent county Flashvote
survey on housing, many community members requested the County to allow tiny houses.
Staff presented an overview of this ZTA as an informational item to all the Municipal Advisory Councils
(MACs) from June to September, and twice to the Placer County Association of Realtors during the summer
of 2018. Additionally, staff have discussed tiny houses and the ZTA with community members during
numerous meetings, phone calls , and emails.
Individual feedback has been largely supportive, with a majority requesting the County to allow tiny houses
as primary and secondary dwellings and as tiny house communities . At almost every presentation, the
audience asked about tiny house communities and how many tiny houses would be allowed on one parcel,
as well as whether the county would allow compostable toilets. Most of the MAC members and audiences
asked few questions, with many expressing support for the ZTA. During the Granite Bay MAC presentation,
staff received a variety of questions, ranging from concerns about the transient nature of tiny houses to
aesthetics , setbacks, and school impacts. The County has also received letters from dozens of community
members. To date, the majority of the letters staff have received have been in support of tiny houses.
3
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DISCUSSION OF ISSUES
While the majority of feedback on the proposed ZTA has been supportive, several have expressed concerns
about certain aspects of allowing tiny houses. The following list summarizes questions frequently received ,
followed by answers:
1. How does the cost of a tiny house compare to the costs of a "stick-built" house?
Based off estimated costs , a "stick-built" 400 square foot secondary dwelling would cost at least
$83,565, whereas a 400 square foot tiny house as a secondary dwelling would likely cost at least
$53 ,565 to $123,565. These estimates include County impact fees, but exclude additional utility
fees, which vary by the utility provider. Costs of tiny houses vary widely; some people have built
their own tiny house for around $30 ,000; however, buying one from a manufacturer typically
ranges anywhere from $60,000 to $100,000. The biggest perks of a tiny house compared to the
"stick-built" option would be the expedited installation time, and the fact that the homeowner could
move it with them.
2. How is the price per square foot for a tiny house economical?
As a secondary dwelling, the cost of a tiny house could vary widely. If self-built, it could be less
expensive than a "stick-built" secondary dwelling, but if purchased from a manufacturer, it could
be of a similar or even more expensive cost. Tiny houses pose the biggest cost savings to
homeowners as primary dwellings, especially when compared to the median home price in Placer
County- $467,500 . While this ZTA does not include the use of tiny houses as primary dwellings,
that will be included in a future housing-focused ZTA as part of the Housing Strategy and
Development Plan . Overall , the goal is to increase the diversity of types and prices of housing
options in the county.
3. How many tiny houses could be on one parcel?
One tiny house may be located on a parcel as a secondary unit.
4. To decrease costs associated with providing septic or sewer, will the county allow
compostable toilets?
The Environmental Health department has stated that septic or sewer are the only approved
methods for human waste disposal.
5. Will the county allow tiny house communities?
Tiny house communities will be included as part of the Placer County Housing Strategy &
Development Plan ZTA which is a Planning Services Division work program currently underway.
6. Will the county allow tiny houses as tourist accommodation units (e.g. tiny house resorts)?
The county could consider that use in the future to promote economic development; however,
that is not the . intent of the proposed ZTA. Because housing is currently a primary goal of the
Board of Supervisors, staff has focused on tiny houses as one way to diversify the types and
prices of housing options available throughout the county.
7. Will impact fees be collected for tiny houses?
Like all other residential structures, zoning clearance would be required for tiny houses. At that
time, all applicable county fees would be collected , similar to the fees for other secondary
dwellings. School fees are outside the County's jurisdiction. However, school fees are not
collected for any residential structures smaller than 500 square feet because per state law, as
described in the Developer Fee Handbook for School Facilities, residential additions of 500
square feet or less are statutorily exempt from developer fees (Ed . Code, § 17620, subd .
(a)(I)(C)(i)).
8. Will tiny houses be taxed property taxes?
Like mobile or manufactured homes, tiny houses would not be charged property taxes. The parcel
of land they sit on , as well as any improvements to that parcel , would be taxed . The California
Department of Motor Vehicles ("DMV") would also collect fees on the tiny house.

4
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9. Why is the county promoting tiny houses instead of mobile homes?
Mobile homes, or manufactured homes, are already allowed in the County. The County is not
promoting one form of housing over another, but rather is trying to provide a range of housing options
to increase the div.ersity of housing types and prices.
10. Why is the county not allowing residential uses in RVs?
To maintain the residential character of neighborhoods, tiny houses would be required to look like a
house and be made of materials typically used for houses. RVs do not look like houses and would
not maintain residential character.
11. Where can people live in a single family neighborhood that consists only of low density
residential (one house per parcel)?
Because the state has mandated that second dwelling units be allowed, the only places where they
currently aren't allowed are in subdivisions with CC&Rs that prohibit them.
12. Is a 400-square foot tiny house too big to tow?
Typical tiny houses have a maximum size of 400 square feet. The ordinance states that the tiny
house must be titled and registered to tow legally by the DMV.
13. Will neighbors be notified?
Secondary dwellings require ministerial approval, which does not include public notification .
14. What if there is not enough sewer or septic capacity?
Like all houses proposed in the county, the tiny house would undergo zoning clearance to ensure
the proposed parcel includes sufficient sewer or septic capacity and adequate water supply.
15. How can we guarantee that tiny houses would be affordable?
The goal is to increase the diversity of types and prices of housing options in the county. Tiny
houses are not intended to be deed-restricted affordable, nor are they intended to comprise
affordable housing requirements. However, as with any residential structure, the size of a
residential unit typically determines its affordability and given the limited size of tiny houses, they
are typically understood to be affordable in nature.
16. Would these units be included in RHNA numbers?
Tiny houses would not count towards the County's Regional Housing Needs Allocation .
17. Could someone park a tiny house in their front yard?
As secondary dwelling s, tiny houses would comply with Section 17.56.200, the Secondary

Dwellings ordinance. That ordinance does not specify that a second dwelling must be in a side or
rear yard; it does specify that it must meet structural setbacks.
18. Would neighbors have to rely on code enforcement if a tiny house becomes a problem?
The tiny house ordinance includes several requirements to prevent land use incompatibilities.
These include zoning clearance to check setbacks and land use regulations as well as Countyapproved sewage and water connections , and aesthetics requirements to maintain residential
character. In the event that code enforcement is needed , the County's Code Compliance Services
division would enforce zoning code regulations related to a variety of land use issues and provide
assistance to other County departments as needed.

19. How would the transient residents of tiny houses affect established communities?
The County does not restrict length of stay for renters or homeowners for any other type of
housing product, and thus would not do so for tiny hou se occupants. Additionally, most tiny
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houses are not moved frequently like an RV; rather, they are placed in a location for a semipermanent period of time to function as a form of housing.
20. When will they be allowed in the Tahoe Basin?
The proposed changes would not yet apply to the Tahoe Basin. Although zoning text amendments
apply to the rest of the County and all other community plans, regulatory provisions related to
housing, including allowances for secondary dwellings, are included in the Tahoe Basin Area
Plan, a regulatory document implemented by both Placer County and the Tahoe Regional
Planning Agency, a bi-state regulatory agency. Staff have been communicating with the Mountain
Housing Council and the Tahoe Regional Planning Agency to discuss steps towards amending
the Tahoe Basin Area Plan to allow tiny houses.
21. Would tiny houses be required to meet building code?
Tiny houses are not regulated by the building standards codes and are therefore not subject to a
building permit. However, tiny houses on wheels would be required to maintain proof of
compliance with ANSI 119.5 standard as a recreational park trailer or ANS I 1192 (NFPA 1192)
standard as a recreational vehicle, as well as NFPA 70, which contain electrical, plumbing and
structural requirements. In addition , building permits are required for electrical, plumbing,
mechanical, and or accessory structures that are external of the tiny house (including but not
limited to: electric service connections, water service connections, sewer service/septic
connections, decks, carports, etc.). Structures and or utilities must be separately supported,
protected, and secured and may not rely on the tiny house for support.
CEQA COMPLIANCE
The proposed amendments to Placer County Code, Chapter 17, Articles 17.04, 17.56, and the addition of Article
17.56, Section 17.56.350 to establish regulations for Tiny Houses is exempt from CEQA pursuant to CEQA
Guidelines Section 15282(h) where the adoption of an ordinance regarding second units in a single-family or
multifamily residential zone by a city or county implements the provisions of Sections 65852.1 and 65852.2 of
the Government Code.

Tiny houses meet the definition of accessory dwelling units in Government Code section 65852.2 since they
are detached dwelling units that provide complete independent living facilities for one or more persons, and
include permanent provisions for living, sleeping , eating , cooking, and sanitation on the same parcel as a single
family dwelling. In addition, they are similar in form and function to manufactured homes, which are identified in
Government Code section 65852.2 as permissible accessory dwelling units. Manufactured homes, much like
tiny houses, are built on a permanent chassis, are designed to be used as a single-family dwelling with or
without a foundation when connected to the required utilities, and include the plumbing , heating, air conditioning ,
and electrical systems contained therein .

FISCAL IMPACT
Adopting the proposed amendments will not by itself result in a fiscal impact since no specific project is
being approved . Implementing the proposed amendments would allow tiny houses to be treated similarly to
secondary dwelling units are treated under Placer County Code today. Staff review time is not anticipated
to require additional resources since staff already conducts review of secondary dwelling units. Therefore ,
staff has determined that additional staff resources to implement the proposed ordinance are not necessary
and therefore, the proposed ordinance would result in no fiscal impact to the County.
RECOMMENDATION
Staff forwards the Planning Commission's recommendation to the Board of Supervisors for approval of the
following :

1. Find that the proposed ZTA to be statutorily exempt under CEQA Guideline Section 15282(h) for second
units in a single-family or multifamily residential zone; and
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2. Adopt an ordinance to amend Placer County Code Chapter 17, Articles 17.04, Section 17.04.030 and
17.56, Section 17.56.200, and to add Section 17.56.350 relating to "Tiny Houses", based on the following
findings:
A. The Zoning Text Amendment allows for tiny houses to be located in zone districts where secondary
dwellings are currently allowed under the Placer County Zoning Ordinance. The Zoning Text
Amendment does not result in the allowance of tiny houses in zone districts where secondary
dwellings are not otherwise allowed.
B. The proposed Zoning Text Amendment is consistent with the Placer County General Plan Housing
Element, and implements the following policies:
•

Policy A-4. The County shall encourage innovative subdivision design and a range of housing
types within larger-scale development projects to encourage mixed-income communities (e.g .,
single-family detached homes, second units, duplexes, live-work units).

•

Policy B-7. The County shall facilitate expanded housing opportunities that are affordable to the
workforce of Placer County.

C. The proposed Zoning Text Amendment is consistent with housing objectives outlined in the County's
overall housing work plan :
•

Increase the availability of a mix of housing types in the County for existing and future residents,
students, and employees whose income cannot support the cost of housing in the County;

•

Improve the County's overall employment growth by assisting County employers in reducing
critical labor shortages of skilled workers in part driven by a lack of available housing; and

•

Reduce vehicles mile traveled (VMT) by shortening commute distances for those who commute
into Placer County for education or work, but who otherwise live elsewhere.

D. The proposed Zoning Text Amendment is consistent with housing objectives outlined in the Granite
Bay Community Plan:
•

Section 2.3 Housing , Goal 1. Provide sound and adequate housing to meet future needs
anticipated in population projections for all economic segments of the community, while ensuring
consistency with existing land uses.

•

Section 2.3 Housing , Policy 1. Encourage innovative development techniques to assure a wide
diversity of housing types.

ATTACHMENTS

Attachment 1: Tiny House Zoning Text Amendment (Ordinance)
Attachment 2: Correspondence
cc: Steve Pedretti - CORA Director
EJ lvaldi - Planning Director
Crystal Jacobsen - Principal Planner
Shawna Purvines- Principal Planner
Jennifer Merchant- Tahoe CEO
Karin Schwab - County Counsel
Andy Fisher- Parks Division
Dan Dottai- Engineering and Surveying Division
Tim Wegner- Building Division
Kevin Bell - Environmental Engineering
Ken Grehm- Public Works
Kurtis Zumwalt- Environmental Health

All MACs
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ATTACHMENT 1

Before the Board of Supervisors
County of Placer, State of California
In the matter of: An Ordinance
Amending Placer County Code
Chapter 17, Articles 17.04, Section 17.04.030
and 17.56, Section 17.56.200 and adding
Section 17.56.350 Relating to "Tiny Houses"

Ordinance No.: _ _ _ __

Introduced:_ _ _ __ _

The following Ordinance was duly passed by the Board of Supervisors of the County of Placer
at a regular meeting held_ _ _ _ _ _ _ _ _ _ _, by the following vote on roll call:

Ayes :
Noes:
Absent:

Signed and approved by me after its passage.
Chair, Board of Supervisors

Attest:

Clerk of said Board
THE BOARD OF SUPERVISORS OF THE COUNTY OF PLACER, STATE OF CALIFORNIA,
DOES HEREBY ORDAIN AS FOLLOWS:
SECTION 1: Placer County Code Chapter 17, Article 17.04, Section 17.04.030 is hereby
amended as follows:

17.04.030 Definitions of land uses, specialized terms and phrases.
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*****

"Secondary dwellings" (land use) means a second permanent dwelling that is accessory to a
primary dwelling on a site. A secondary dwelling may be either a detached or attached dwelling
unit, including a tiny house, which provides complete, independent living facilities for one or
more persons. It shall include permanent provisions for living, sleeping, eating, cooking, and
sanitation on the same parcel or parcels as the primary dwelling. Secondary dwellings also
include multi-generation housing units and are synonymous with accessory dwelling units as
defined by California Government Code Section 65852.2. See Section 17.56.200 for specific
use requirements applicable to secondary dwell ings.
*****

" Tiny House" or " Tiny Houses" (land use) means a separate. independent living
quarters that is no larger than 400 square feet; includes basic functional areas that
support normal daily routines . including a bathroom, a kitchen , and a sleeping area j is
mounted on a wheeled trailer chassisj is designed and built to look like a conventional
residential structure. using conventional building materials. and is thus architecturally
d istinct from t raditional mobile homes and recreational vehiclesj and is titled and
registered to tow legally under the California Department of Motor Vehicles. Includes
park trailers as defined in HSC Section 18009.3. (See Section 17.56.350 for specific use
requirements applicable to tiny houses).

*****

SECTION 2: Placer County Code Chapter 17, Article 17.56, Section 17.56.200 is hereby
amended as follows:
17.56.200 Secondary dwellings/multi-generation housing.
*****

D. Design Standards for Secondary Dwellings.
1. Floo r Area . The maximum floor area of a secondary dwelling attached to, or contained
within the existi ng space of the primary single-family dwelling sha ll not exceed fifty (50) percent
of the primary sing le-family dwelling living area , with a maximum floor area of one thousand two
hundred (1,200) square feet. The maximum floor area for a secondary dwelling detached from
an existing single-family dwelling-shall not exceed one thousa nd two hundred (1 ,200) square
feet. [Note: "Living area," for the sole purpose of calculating the maximum floor area of an
attached secondary dwelling, means the interior habitable floor area of a dwelling unit, as
measured to the outside surface of exterior walls, including habitable basements and attics , but
does not include a garage or any accessory structure that was not developed as habitable
space.] The maximum floor area for a tiny house shall not exceed 400 square feet and
shall comply wit h all requirements in Section 17.57.350 "Tiny house".
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*****
SECTION 3: Placer County Code Chapter 17, Article 17.56, Section 17.56.350 is hereby added
as follows :

17.56.350 Tiny house.
When allowed, by Section 17.06.030 et seq. (Allowable land uses and permit
requirements), in the zone applicable to a site, tiny houses are subject to the requirements of
this section.
A. General Standards. Tiny houses as secondary dwellings are subject to Section

17.56.200 (Secondary dwellings/multi-generation housing). All accessory storage shall
comply with Section 17.56.250 (Storage, Accessory-Indoor and outdoor).
B. General Requirements. A tiny house is subject to the permit requirements established
by Sections 17.06.050 (Land use and permit tables), 17.06.060 et seq., (Zone district
regulations), and the base zone district.
1. Zoning Clearance. A tiny house shall be required to undergo zoning clearance
to demonstrate compliance with all standards described below, and is subject to
all applicable fees and charges, unless exempted by County Code.
2. General Development Requirements. A tiny house shall conform to the height,
setback, and lot coverage requirements of the applicable zone district.
3. Appearance. To maintain the character of residential areas, a tiny house shall
be designed to look like a conventional residential structure rather than a
recreational vehicle, as depicted in the graphic below. This shall be done by
incorporating design features and materials typically used for houses, such as
typical siding or roofing materials, pitched roofs, eaves, residential windows, etc .

"Tiny house on w heels" on the left, and "RV" on the right.

Typical Tiny House

Typical Recreational Vehicle

4. Movement. A tiny house shall be no larger than 400 square feet, with length,
width, and height dimensions allowed by California State Law for movement
on public highways, and shall be titled and registered to tow legally under the
California Department of Motor Vehicles. It shall be towable by a bumper
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hitch, frame-towing hitch, or fifth-wheel connection , and shall not be
designed to move under its own power.
5. Egress. A tiny house shall have a minimum of two means of egress, one of
which shall be the main entrance and one of which shall be in each sleeping
area(s). Entrance and egress stairs, pathways, and windows shall be
constructed in accordance with state standards.
6. Foundation and Structural Components.
h If a tiny house is retrofitted for placement on a permanent foundation,
it shall be subject to Section 17.56.200 (Secondary dwellings/multigeneration housing).
ii. A tiny house shall be tied down with anchors or otherwise stabilized
as designed by the manufacturer.
iii. Wheels shall be skirted or removed when parked. Skirting may be
made from materials such as lattice, fencing, planter boxes, etc.
iv. Structures such as porches, decks, sheds, and gazebos shall be
detached from the tiny house. Uncovered porches or decks less than
30 inches in height and less than 200 square feet do not require
building permits. Permanent roofed structures over 120 square feet do
require building permits.
7. Utilities/Equipment.
h Water and Sewer. A tiny house shall be connected to water supply and
sewage disposal facilities approved by the County's Environmental
Health Department and Building Services Division.
ii. Energy. A building permit shall be obtained for installation of a
subpanel appropriately sized for the tiny house's amperage, electrical
pedestal , and approved exterior outlets in the location the tiny home
will be located , unless otherwise designed to be self-contained to
provide equal electrical accommodations (e.g. fully relying on solar
power and battery backup). Separate electric meters may be permitted
if approved by the building official and utility supplier. Generators,
when applicable, shall adhere to the Placer County Noise Ordinance
and the Placer County Air Pollution Control District.
iii. All mechanical equipment. other than solar energy panels or
collectors, shall be incorporated into the structure, and shall in no
case be located on the roof.
8. Certifications. A tiny house shall maintain proof of compliance with the ANSI
119.5 standard as a recreational park trailer or the ANSI 1192 (NFPA 1192)
standard as a recreational vehicle, as well as with NFPA 70.
9. Minimum Wind and Snow Loads. A tiny house shall be constructed to
withstand minimum snow and wind loads for the proposed parking location,
as described in Chapter 15, Article 15.04 and Section 15.04.290 of the Placer
County Code.
~Parking . Refer to parking requirements for secondary units in Section
17.56.200.
~Addressing. A tiny house shall obtain a separate address with an electrical
permit. If an electrical permit is not needed because of reliance on solar
power, an address shall be obtained with a septic or sewer permit.
,1b Access standards. Access roads shall meet state and local fire safe
standards as determined by the serving fire agency and County Land
Development Manual. Encroachment permits may be required to address
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ingress, egress, and sight distance reguirements for access to countymaintained highways.

SECTION 4: This ordinance shall take effect and be in full force thirty (30) days after the date
of its passage. The Clerk is directed to publish this ordinance, or a summary thereof, within
fifteen (15) days in accordance with Government Code section 25124.
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ATTACHMENT 2

SH UTE MIH A LY
~ WE I N BE RGE R LLP
396 HAYES STREET, SAN FRA NCISCO, CA 9410 2

SARA A. CLA RK

T: (41 5) 552 - 7272

Att o rn ey

F: (41 5) 5 52-58 16

www.smwlaw. co m

Clark@s mwlaw.com

November 26, 2018
Via E-Mail and U.S. Mail
Placer County Board of Supervisors
175 Fulweiler Ave
Auburn, CA 95603
Email: bos@placer.ca.gov
Re:

Tiny Houses Zoning Text Amendment, PLN18-00286

Dear Chairman Holmes and Honorable Supervisors:
I write to you on behalf of the Granite Bay Community Associati on
("GBCA"), a non-profit association of Placer County residents that works to inform the
community about upcoming development proj ects and to defend the integrity of the
Granite Bay Community Plan. The GBCA is concerned that Placer County' s proposed
Tiny House Zoning Text Amendment ("ZTA"), PLN18-00286, will result in significant
and unaccounted-for impacts throughout unincorporated Placer County. The County must
appropriately analyze these impacts prior to considering the ZTA in order to comply with
the California Environmental Quality Act (" CEQA").
As a lead agency under CEQA, the County has three routes to compliance:
(1 ) an exemption, (2) a negative declaration, or (3) an environmental impact report
("EIR"). As discussed below, the County has mistakenly relied on a statutory exemption
that does not actually apply to the proposed ZTA. Because no exemptions apply, the
County must prepare a CEQA document. Furthermore, because the facts and reasonable
assumptions detailed below support a "fair argum ent" that the ZTA "may have a
signifi cant effect on the environment," a negati ve declaration would not be appropriate. 1
Consequently, the Board must pause its review of the Tiny House ZTA
until appropriate environmental rev iew is compl eted. Additionally, because the Tiny

1

Pocket Protectors v. City ofSacramento, 124 Cal. App. 4th 903, 927-28 (2004).
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House ZTA would likely result in significant impacts throughout unincorporated Placer
County, the GBCA requests that the environmental review process include a fu ll EIR.
1.

The CEQA Exemption Cited by the County Does Not Apply to the Tiny
HouseZTA.

The Development Review Committee asserts that the proposed ZTA " is
exempt from CEQA pursuant to CEQA Guidelines Section 15282(h)," which exempts the
"adoption of an ordinance regarding second units in a single-fami ly or multifamily
residential zone by a city or county to implement the provisions of Sections 65852.1 and
65852.2 of the Government Code." 2 In order to determine whether an exemption applies,
however, lead agencies "must rely on the actual statutory language that creates the
exemption." 3
As a threshold matter, only Section 65852.2 of the Government Code is
relevant here. 4 By its own terms, Section 65852.2 only applies to "accessory dwelling
units" ("ADUs")-"attached or detached residential dwelling unit[s] which .. . include
permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the single-family dwelling is situated." 5 The tiny houses contemplated by the
ZTA, however, are by their very design and definition impermanent. Tiny houses are
mounted on "wheeled trailer chassis" and are "titled and registered to tow legally under
the California Department of Motor Vehicles." 6 Thus, even if their owners move them
infrequently, tiny houses on wheels do not provide "permanent [living] provisions" and
do not fall under the purview of Section 65852.2.
Courts are directed to construe exemptions nan·owly. "Since a
determination that a project falls within a[n] exemption excuses any further compliance
with CEQA whatsoever, we must construe the exemptions narrowly in order to afford the
fu llest possible environmenta l protection .... These rules ensure that in all but the
clearest cases . . . , a proj ect will be subject to some level of environmental review." 7
2

Development Review Committee Memorandum (October 25, 20 18) ("DRC Memo") at
1.
3
CEQA Guidelines § 15282.
4
See Gov. Code§§ 65852.1, 65852.2.
5
Gov. Code§ 65852.2 (emphasis added).
6
DRC Memo at 3.
7
Save Our Carmel River v. Monterey Peninsula Water Management Dist. (2006) 141
Cal.App.4th 677, 697.
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Because the Tiny House ZTA clearly does not implement prov isions of Section 65852.2,
the ZTA cannot avail itself of that section's CEQA exemption.

2.

Because Tiny Houses on Wheels Are Not Required to Comply with County
Building Codes, Their Impacts Would Go Unregulated.

As discussed above, the County is attempting to treat tiny houses on wheels
as ADUs in order to exempt the proposed ZTA from CEQA review. 8 Such an exemption
would be improper, however, because tiny houses on wheels have the potential to impact
surrounding neighborhoods in ways that ADUs do not. For example, State law requires
ADUs to comply w ith all relevant local building code requirements. 9 As tiny houses on
wheels are not ADUs, however, they escape thi s mandate.
Indeed, one of the primary reasons tiny homes are built on wheeled trailers
and registered with the DMV is to allow their owners to bypass minimum housing
standards. 10 Without building codes, however, there is no way to guarantee that tiny
houses on wheels will not threaten public health and safety or dramatically alter the
character of the communities they occupy. There would be no meaningful oversight of
the houses' electrical systems, plumbing systems, or structural des ign, and affected
neighbors would have few avenues of redress. 11
Critically, the potential for these negative impacts is only made more
significan t by the scope of the proposed ZTA. The County zoning code by definiti on does
not apply to incorporated portions of Placer County, and the ZTA would further exclude
the Tahoe Basin from its reach. 12 Thus, if the ZTA were to pass, it would funnel all tiny
homes on wheels in Placer County to just 22 percent of the County 's landmass.
Comm unities such as Granite Bay would become hotspots of development for largely
umegulated tiny homes, and would therefore bear the brunt of the health and safety
impacts that come with umegulated development. Additionally, if the County expands
the ZTA to include other types of trailers (as the Planning Commission discussed at its
8

See DRC Memo at 1.
Gov. Code§ 65852.2(a)(l)(D)(viii).
10
See, e.g., Lots and Parking for Tiny Homes, Tiny House Media, LLC, available at
https://tinyhousetalk.com/parking-for-tiny-homes/; see also DRC Memo at 3 ("The
California Department of Housing and Communi ty Development classifies tiny houses as
park trailers or recreational vehicles.")
11
See, e.g., DRC Memo at 6 (admitting that neighbors would need to rely on zoning code
enforcement iftiny houses become a problem); see also P lacer County Code Ch. 15.
12
See DRC Memo.

9
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most recent hearing), it would threaten to upend the entire character of rural, singlefamily residential neighborhoods by turning them into de facto trailer parks.

3.

Substantial Evidence Supports a Fair Argument That Insufficient Code
Enforcement Would Allow Significant Impacts to Go Unaddressed.

The County assumes that potential environmental impacts will be addressed
through code requirements for tiny houses. For instance, the County claims that aesthetics
will not be an issue because the code requires tiny houses to look like standard homes and
to comply with setbacks. The County also claims that potential hazards, such as electrical
fires or inadequate sewage disposal, will be addressed by requiring utility hook-ups.
While CEQA generally permits agencies to assume compliance with rules and
regulations, this assumption is not valid here, as described below. For this reason, the
aesthetic and public safety impacts from tiny homes on wheels are potentially significant
and must be addressed in an EIR.
Specifically, the County Planning Commission admitted in its October 25
memorandum to this Board that zoning code enforcement would be the lone avenue of
redress if Placer County homeowners are negatively impacted by tiny houses on
wheels. 13 The County's Code Enforcement Division, however, is already overburdened;
it is simply unequipped to deal with the additional potentially significant impacts to
neighborhood aesthetics, hea lth, and safety"that a flurry of tiny houses on wheels cou ld
induce.
A 2016 Grand Jury report found that the Code Enforcement Division had
been "neglected by its parent department, the Placer County Community Development
Resources Agency," and that as a result, officers faced a growing backlog of cases (as
high as 80 to 100 in any given month), the office was left " unattended during regular
business hours," and citizen complaints were met with slow responses. 14 The situation
was so dire that the Grand Jury was forced to recommend interim solutions-such as
implementing a "simple spreadsheet" to track complaints- unti l better and more
permanent management practices could be implemented. 15 It is not at all clear that these
issues have been remedied.

13

DRC Memo at 6.
Placer County Code Enforcement Complaint Feedback and Tracking: Inconsistency
and Confusion, Placer County Grand Jury, June 23, 20 16 at 1, 4.
15
!d. at 6.
14
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It is simply unfathomable that the County could funnel potentially
significant impacts into a very small subset of the entire county and provide no means of
redress except for an already-overburdened system of citizen-driven comp laints. Such an
approach could not only allow significant impacts to develop in the first place, but would
also allow them to fester. In order to avo id burdening communities like Granite Bay with
the potentia lly significant impacts of tiny houses on wheels, the County needs to conduct
complete and thorough env ironmental rev iew to determine which impacts are likely to be
significant and to develop appropriate mitigation measures.
4.

The County Must Analyze the ZTA's Consistency with the Granite Bay
Community Plan.

In February 201 2, thi s Board of Supervisors adopted the current
Community Plan for the unincorporated community of Granite Bay. 16 The Grani te Bay
Community Plan is one of sixteen similar Community Plans that serve as local extensions
of the Placer County General Plan, establishing the long-range land-use planning goals of
their respective communities and developing specifi c policies to ensure that each
community attains those goals. 17
Under California law, zoning ordinances must be consistent with all
applicable general and specific plans. 18 To date, however, the County has neglected the
Granite Bay Community Plan, and has failed to analyze the proposed ZTA's consistency
therewith. Instead, the County appears to have assumed consistency with relevant
Community Plans, even as the proposed ZTA threatens to funnel siting of tiny homes on
wheels away from certain communities and into others, potentially altering the character
of those neighborhoods.
The GBCA is concerned that Granite Bay would become a hotspot for tiny
houses on wheels if the proposed ZTA passes without further review or modification. In
order to preserve the character of Placer County ' s unique communities and to ensure that
those communities can attain the land use goals they have collaboratively developed with
the County, the GBCA urges the County to exempt the Granite Bay area from the ZTA's
16

Granite Bay Community Plan (February 20 12), avai lable at
https://www.placer.ca.gov/departments/communitydevelopmentlplanning/documentlibrar
y/commplans/granitebaycp.
17
Placer County Genera l Plan and Communi ty Plans, County of Placer,
https://www.placer.ca.gov/departments/communitydevelopmentlplanning/documentlibrar
y/commplans; see also Granite Bay Community Plan at 1-3.
l8 Gov. Code § 65850.
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scope, just like the Tahoe Basin. And to the extent the County denies this request, it must
prepare an EIR to study the potentially significant inconsistencies between the ZTA and
the Commun ity Plan.

Conclusion
Placer County' s proposed Tiny House Zoning Text Amendment mistakenly
relies on a statutory exemption to the California E nvironmental Quality Act, and as a
result the County has not yet considered the potentially significant impacts that the ZTA
may have on affected communities. In light of the foregoing, the Board must pause its
review of the Tiny House ZTA until appropriate environmental review is completed.
Additionally, because the Tiny House ZTA would likely result in significant impacts
throughout unincorporated Placer County, the GBCA requests that the environmental
review process include a full EIR.
Please feel free to contact me shou ld you have any questions.
Vety truly yours,
SHUTE, MIHALY & WEINBERGER LLP

Sara A. Clark
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