Chapter 4: Resource Inventory
This section analyzes the resources and opportunities
available for developing new housing in Placer County,
including land, infrastructure, and financial resources.
Placer County has identified sufficient land to accommodate 15,255 housing units throughout the County.
Most of that is accommodated in specific plan areas
(10,630 units) or on vacant or underutilized parcels
(2,646 units). An additional 1,098 units are identified
in planned and approved projects. While the County
has enough sites to meet its need for moderate- and
above moderate-income housing, it has a shortfall in
capacity for lower-income households of 1,107 units. To
address this shortfall the County is obligated to rezone
at least 55.3 acres to allow for high density multifamily
development at a density of at least 30 units per acre
by May 2024.

Availability of Land and
Services
This section describes the land available for new housing construction and compares the capacity on available land to the County’s Regional Housing Needs Allocation (RHNA) for the projection period (June 30, 2021,
through August 31, 2029). The land inventory addresses
housing needs in the entire unincorporated County,
including housing needs in the Tahoe Basin. It includes
sites that have an approved residential project that is
expected to be built within the RHNA projection period,
residential land located within approved Specific Plan
areas, and vacant and underutilized (i.e., non-vacant)
land that is suitable and available for residential development. The sites inventory also includes a projection
of the number of accessory dwelling units (ADUs) and
manufactured homes expected to be built during the
projection period. In addition to the land inventory, this
section discusses the adequacy of infrastructure to accommodate new residential development. Finally, this
section considers the availability of sites to accommo-

date a variety of housing types suitable for households
with a range of income levels and housing needs.

Residential Sites Inventory
State law requires the Housing Element to “identify
sites that can be developed for housing within the planning period and that are sufficient to provide for the
jurisdiction’s share of the regional housing need for all
income levels” (Government Code Section 65583.2(a)).
The phrase “land suitable for residential development”
includes vacant and underutilized sites with zoning that
allows for residential uses.
While the sites inventory identifies sites available for
housing at all income levels, emphasis is placed on
sites that can accommodate lower-income housing.
Additional residential land is available within the
County (primarily low-density residential land within
community or area plans) that has not been identified
in this inventory. This additional residential land is
zoned at densities assumed appropriate for moderate
and above-moderate income housing. However, this
inventory identifies enough land appropriate to meet
the RHNA for moderate and above-moderate income
households, and therefore does not include a complete
inventory of all vacant sites.

Methodology and Assumptions
Density and Affordability
Density can be a critical factor in the development of
affordable lower-income housing. Higher density development can lower per-unit land cost and facilitate
construction in an economy of scale. Government Code
Section 65583.2(c)(3)(B) allows local governments to use
“default” density standards that are “deemed appropriate to accommodate housing for lower-income households.” The default density option is not a mandated
density, but instead provides a streamlined option for
local governments to meet the density requirement.
No analysis to establish the appropriateness of the de-
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fault density is required and the California Department
of Housing and Community Development (HCD) must
accept that density as appropriate in its review. Placer
County is classified as a metropolitan jurisdiction and
has a lower-income default density standard of 30 units
or more per acre.
Alternative to the default density standard, local governments may provide an analysis demonstrating how
adopted densities may or may not accommodate the
regional housing need for lower income households.
The analysis should include factors such as market
demand, financial feasibility, or information based on
development project experience within a zone or zones
that provide housing for lower income households.
The 2010 Census showed that the population for the
Sacramento Metropolitan Area (which includes Placer
County) exceeded two million. Therefore, the fifth
housing element planning cycle (2013-2021) was the
first time where the County was classified as a metropolitan jurisdiction with a lower-income default density
standard of 30 units or more per acre. The 2013 Housing Element explained that densities of 30 units per acre
could not be supported by infrastructure in remote
portions of the County and would not fit the community
character. The highest residential density permitted by
the General Plan and Zoning is 21 units per acre. In 2013,
some specific plans allowed densities up to 25 units per
acre. The 2013 Housing Element provided an analysis
to support the conclusion that adopted densities would
be appropriate to accommodate lower-income housing
needs. The analysis found that low home sale prices,
rents and land costs as well as relatively low financing
gaps and recent lower-density affordable housing developments indicated that adopted densities (up to 21
units per acre and 25 units in some specific plans) were
appropriate to accommodate the lower-income RHNA.
Placer County continues to be classified as a metropolitan jurisdiction with a lower-income default density
standard of 30 units or more per acre. Since 2013,
economic growth and limited housing production in
California have led to much higher home sales prices,
rents, and land costs. As such, the analysis provided
in the 2013 Housing Element is no longer applicable.
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For the current housing element cycle, the County has
chosen to use the default density standard of 30 units
or more per acre to accommodate its lower-income
housing needs.
Limited areas within the County are zoned for 30 units
per acre, specifically the sites within the Placer Ranch
Specific Plan and sites within the Government Center
Master Plan. However, the County requires that 10 percent of units adopted in a specific plan be affordable.
Specifically, four percent must be affordable to very
low-income households, four percent must be affordable to low-income households, and two percent must
be affordable to moderate-income households. Sites
allocated for affordable housing per an adopted specific
plan are considered appropriate to accommodate the
specified income level housing need.
Table 55 shows the General Plan land use designations
and maximum allowed density used to determine the
inventoried income categories. Land use designations
that allow for multi-family residential development at
densities less than 30 units per acre are considered appropriate to meet the moderate-income housing need.
Land use designations that only allow for single-family
residential development are considered appropriate to
meet the above moderate-income housing need.
While Table 55 shows the density standards set by the
General Plan, sites within community plans areas may
have different allowable density ranges. For those sites,
the maximum density is based on what is allowed within
the community plan. For example, the high density residential designation within the Auburn Bowman Community Plan allows a maximum of 15 units per acre, not
the 21 units per acre allowed under the General Plan.
The inventory reflects these lower allowed densities.
Sites located within in an adopted specific plan were
inventoried based on the units allocated in the plan
and the allowed densities and housing types outlined
in the specific plan. Affordable housing sites identified
in the specific plan to meet the County’s 10 percent
affordability requirement were inventoried based on
the number of units and income level described in the
specific plan.
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Table 55. Relation of Land Use Designations to Inventoried Income Levels,
Placer County
Dwelling
Units per
Acre

Inventoried
Income Level

Detached single-family and secondary
dwellings

1 unit/
acre

Above
moderate-income

RA (Residential-Agricultural)
RS (Residential Single-Family)

Detached single-family and secondary
dwellings

1-5 units/
acre

Above
moderate-income

MDR-Medium
Density Residential

RS (Residential Single-Family)
RM (Residential Multifamily)
DL (Density Limitation Combining District)

Detached and attached single-family,
secondary dwellings, and smaller-scale
multi-family

5-10 units/
acre

Moderate-income

HDR-High
Density Residential

RM (Residential Multifamily)
DL (Density Limitation Combining District)

Detached and attached single-family,
secondary dwellings, and all types of
multi-family

10-21 units/
acre

Moderate-income

GC-General
Commercial

CPD (Commercial Planned Development)
C1 (Neighborhood Commercial)
C2 (General Commercial)
HS (Highway Services)

Multi-family housing as the primary
land use or as part of a mixed-use
project allowed

0-21 units/
acre

Moderate-income

TC-Tourist/
Resort
Commercial

HS (Highway Services)
MT (Motel District)
RES (Resort)

Multi-family

11-21 units/
acre

Moderate-income

General Plan
Designation

Compatible Zoning Ordinance
Classification

Residential Uses Allowed

RR-Rural
Residential

RA (Residential-Agricultural)
RF (Residential-Forest)

LDR-Low Density
Residential

Source: Placer County General Plan

Realistic Density Assumptions
While the maximum allowed residential density was
used to determine the income categories of the inventoried sites, the inventory uses the following assumptions to determine realistic unit buildout capacity for
the sites located outside of specific plan areas:

■ For certain sites, based on specifically identified site
constraints, the inventoried percent of maximum
buildout capacity has been reduced beyond the
default assumption described above. The buildout
assumption is stated in the notes for each site in
Table A-3 (in Appendix A).

■ 85 percent of maximum buildout capacity for parcels
with residential land use designation and zoning. This
assumption is based on recent development projects
in the County, as shown in Table 56. For example, a
vacant site that allows a 15 unit per acre maximum
density is inventoried with a development capacity
of 13 units per acre (85 percent of 15 units per acre).

■ A number of the vacant sites in the table are inventoried as having no development potential for housing
for specific reasons described in the “notes” column
(e.g., infrastructure limitations). These sites have
designations that would allow for residential development but would require significant infrastructure
improvements that are not likely feasible during the
planning period.

■ 50 percent of maximum buildout capacity for parcels
with a non-residential land use designation and zoning to account for the potential commercial uses that
could be built on the sites. For example, a vacant site
that allows a 20 unit per acre maximum density is
inventoried with a development capacity of 10 units
per acre (50 percent of 20 units per acre).
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Table 56. Approved Densities of Recent Residential Development, Placer County
Built/
Entitled
Density

Percent of
Maximum
Buildout
Capacity

Size (Acres)

Total Units

Allowable
Density per
Zoning

Kings Beach Housing (Affordable)

3.5

77

25

22.0

88%

Sawmill Heights Employee Housing

6.7

96

15.2

14.3

94%

Hopkins Village (Workforce Housing)

10.63

50

5

4.7

94%

Quartz Ridge Apratments (Affordable)

4.9

64

12.5

13.1

104%

Meadowview Apartments (Workforce Housing)

3.21

56

21.8

17.4

80%

3

79

30

26.3

88%

Gatweay Commons Subdivision

2.7

26

15

9.6

64%

Peak 10

0.4

10

25

24.6

98%

Project Name

Mercy Auburn Affordable Housing

Total Average Percentage of Maximum Buildout Capacity

89%

Typical Densities for Development
Table 56 provides typical densities for recent projects in
the County, which range from 5 to 26 units per acre. The
County has not received requests to develop housing at
densities below those described in the sites inventory.
Site Size
Per State law, sites smaller than half an acre or larger
than 10 acres are not considered adequate to accommodate lower income housing needs unless it can be
demonstrated that sites of equivalent size were successfully developed during the prior planning period or
other evidence is provided that the site can be developed as lower income housing.
The lower-income sites inventory includes sites included in planned/approved projects, adopted specific
plans, and the Government Center Master Plan area. All
sites are larger than 0.5 acres. Some sites larger than
10 acres are included in the lower-income inventory.
However, only sites larger than 10 acres that have been
identified for lower-income housing in a planned or approved project or adopted specific plan are included in
the inventory. The number of units on large sites includ-
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ed in the inventory is consistent with the adopted specific plan. The Government Center Master Plan is also
larger than 10 acres. However, residential development
of the site is outlined in the master plan and would be
dispersed throughout the site. The plan is designed so
that affordable housing is integrated with a mix of uses
throughout the site and would not be concentrated in
one area. In addition, various housing developers would
construct individual residential portions of the site
through separate projects. For example, Mercy Housing
is currently constructing a 79-unit affordable housing
project at the site. In addition, Housing Element Program HE-4 (Support Affordable Housing Development)
streamlines land divisions and lot line adjustments and
processes fee deferrals for large sites to facilitate affordable housing development.
Sites Identified in Previous Housing Elements
Per the statute (Government Code Section 65583.2(c))
a non-vacant site identified in the previous planning period and a vacant site that has been included in two or
more previous consecutive planning periods cannot be
used to accommodate the lower income RHNA unless
the site is subject to a program in the housing element
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requiring rezoning within three years of the beginning
of the planning period to allow residential use by right
for housing developments in which at least 20 percent
of the units are affordable to lower income households.
Tables A-2 and A-3 (in Appendix A) indicate whether inventoried sites are subject to Government Code Section
65583.2(c). Several sites included in the inventory for
lower-income housing have been included in previous
housing elements. All of these sites already allow housing by-right. Most of these sites are located in the Placer Vineyards Specific Plan, Regional University Specific
Plan, and Riolo Vineyard Specific Plan. Housing is already
an allowed use by-right within these specific plan areas.
The inventory only identifies one site for lower-income
housing that was identified in previous planning periods
and is not included in an approved project or adopted
specific plan. This site is within the Government Center
Master Plan and would only require staff level review
of housing projects to determine consistency with the
adopted Master Plan. There are several other sites that
were included in the lower-income inventory of the past
two housing elements, but these sites are now being
inventoried as moderate-income because the allowable
densities are less than the default density of 30 units
per acre. While the sites included in the lower-income
inventory already allow housing by-right, the Housing
Element includes Policy HE-B-9 to ensure housing developments in which at least 20 percent of the units are
affordable to lower income households will be allowed
by-right.
Potential Constraints
All parcels (or portions of parcels) that met the criteria above were reviewed to confirm vacancy status,
ownership, adequacy of public utilities and services,
possible environmental constraints such as flood zones
and steep slopes, and other possible constraints to
development feasibility. The site inventory accounts for
all known environmental constraints on the sites. Any
environmental constraints for particular sites are noted
and accounted for in the inventory tables.

Inventory of Approved Projects with an
Affordable Component
Several residential developments that have been approved are expected to be built during the projection
period. Table A-1 (in Appendix A) shows the inventory
of all residential projects with an affordable and/or
multi-family housing component that are expected to
be constructed within the planning period. For each
project the table shows the Assessor’s Parcel Number(s)
(APN), General Plan land use designation, zoning district,
site size, number of units by income level, project status, and description. For non-deed restricted units, the
following assumptions were used to determine income
categories of units:
■ Employee/workforce housing is assumed to be
low-income; and
■ Market-rate multi-family units without income
restrictions are assumed to be moderate-income
based on the analysis of rents in Chapter 2: Housing
Needs Assessment.
As shown in Table A-1 (in Appendix A), there are a total
of 1,098 housing units in planned and approved projects
including: 206 lower-income units, 80 moderate-income units, and 812 above moderate-income units.

Inventory of Vacant Sites within Specific
Plans
Much of the new growth in the County is expected to
occur within specific plan areas. The Bickford Ranch,
Placer Ranch, Placer Vineyards, Riolo Vineyard, Regional
University, and Village at Squaw Specific Plans are six
specific plans that have been approved by the Board
of Supervisors to provide market-rate and affordable
housing within the County. The County has required
that a minimum of 10 percent of all units built within
specific plan areas be affordable made available to very
low-, low-, and moderate-income households or, for
projects located in East Placer County, provide housing
or equivalent for 50 percent of the full-time equivalent
employees generated from the project. The 10 percent
affordability goal is guided by the following rules:
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■ At least 4 percent of all new housing construction will
be affordable to very low-income families;
■ At least 4 percent of all new housing construction will
be affordable to low-income families; and
■ Up to 2 percent of the 10 percent goal could be met
by housing affordable to moderate-income families.
■ In addition, Placer Ranch Specific Plan and Regional
University Specific Plan allow for multifamily housing
up to 30 units per acre, thereby meeting the default
density standard for lower-income units. Sites within
these specific plans that meet the default density
standard are counted towards the lower-income
RHNA, even if they are not specifically identified in
the Specific Plan for affordable housing.
As shown in Table A-2 (in Appendix A), a total of 10,630
housing units are anticipated for development within
adopted specific plans during the RHNA projection period, including: 1,190 lower-income units, 1,660 moderate-income units, and 7,780 above moderate-income
units. The following describes the realistic capacity for
housing development in each specific plan area for the
projection period based on the allocated units adopted
in each plan, affordability requirements, and development phasing plans.

Bickford Ranch Specific Plan
Overview
The Bickford Ranch Specific Plan was originally approved by the County Board of Supervisors on December 18, 2001, and amended on December 8, 2015. The
2015 amended plan includes the following residential
designations:
■ 108.2 acres of land designated Rural Residential with
densities of 1 unit per 1-10 acres (e.g., estate-style
housing, executive housing, and custom homes)
including 27 housing units;

■ 16.3 acres of land designated Medium Density Residential with densities of 5-10 units per acre, (e.g. single-family homes on small, standard or alley-loaded
lots, courtyard lots, and zero-lot lines) including 65
housing units.
The plan designates 950 of the 1,890 total units for an
age-restricted community for residents 55 years and
older. The specific plan has an affordable housing requirement of 189 units (10 percent of 1,890 total units),
which will be satisfied through payment of an in-lieu fee
collected when building permits are processed.
Infrastructure and Development Phasing
Bickford Ranch was anticipated to be built-out over
15 to 20 years, dependent on economic conditions,
housing demand, and other factors. Although the Great
Recession resulted in decreased economic conditions
and housing demand, the market has since improved,
and demand has increased substantially. The plan is anticipated to be built out in three phases. Phase I would
begin immediately east of Sierra College Boulevard and
proceed in an easterly direction. Infrastructure improvements for Phase I of the plan is planned to begin
in 2021 and home construction is expected to begin in
2023-2024. Based on recent activity in the plan area
and market trends, Phase I is anticipated to be built out
during the projection period.
Inventoried Unit Capacity
Figure 5 shows the land use summary, development
phasing, and sites identified in the inventory for Bickford Ranch. The inventory assumes that Phase I of the
plan will be constructed within the RHNA projection
period (2021-2029), providing 1,049 single-family units,
all of which are assumed to be affordable to above
moderate-income households.

■ 576.6 acres of land designated Low Density Residential with densities of 1-5 units per acre, (e.g.
detached, single-family housing) including 1,798
housing units; and
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Placer Ranch Specific Plan
Overview
The Placer Ranch Specific Plan was adopted by the Board
of Supervisors on December 10, 2019 and encompasses
2,213 acres within the Sunset Area Plan. The Specific
Plan includes 5,636 housing units, as described below:
■ 446 acres of land designated for Low Density
Residential at 1 to 7 dwelling units per acre, (e.g.
single-family detached homes on conventional lots),
including 2,210 housing units;
■ 183 acres of land designated for Low Density Residential Age-Restricted - 55 years and over at 1 to 7
dwelling units per acre, including 1,050 housing
units;
■ 112 acres of land designated for Medium Density
Residential at 7 to 13 dwelling units per acre (e.g.
single-family detached on small lots, zero-lot lines,
duplex/multi-plex homes, townhomes, condominiums), including 872 housing units; and
■ 60 acres of land designated for High Density Residential at 13 to 30 dwelling units per acre (e.g. townhomes, live/work units, podium design apartments/
condominiums), including 1,504 dwelling units.
To satisfy the County’s 10 percent affordable housing
requirement, the plan identifies sites on which to construct 564 affordable housing units, 225 units would
be affordable to very low-income households. An additional 226 units would be affordable to low-income
households; and 113 units would be affordable to moderate-income households. The High Density Residential
designated sites meet the default density standard for
lower-income housing. Therefore, the number of lower-income units counted in the inventory is based on
the capacity on high density sites expected to be built
out within the projection period, rather than the affordable housing requirement.

Infrastructure and Development Phasing
The conceptual infrastructure phasing plan for Placer
Ranch includes four major phases encompassing several subphases (i.e., Phase 1A, Phase 1B, Phase 2A, Phase
2B, Phase 2C, Phase 3A, Phase 3B, and Phase 4). A key
component of the site, the Sacramento State University
– Placer Center, is included in Phase 1A and is anticipated to drive development in the plan area. California
State University, Sacramento, approved the land donation and plans for the satellite campus in March 2020,
and construction of the satellite campus is anticipated
to begin by 2025. Portions of Phase 1B and Phase 2A
would provide housing to support the campus and is
anticipated to occur concurrently or closely after development of Phase 1A. Based on these activities, Phase
1A, Phase 1B, and Phase 2A are anticipated to be built
out within the projection period.
Inventoried Unit Capacity
Figure 6 shows the land use summary, development
phasing, and sites identified in the inventory for Placer
Ranch. The sites inventory assumes that Phase 1A, 1B,
and 2A would be built within the projection period. Sites
designated as High Density Residential meet the 30 unit
per acre default density standard and are inventoried
toward meeting the lower-income RHNA (i.e., very low
and low income combined). Medium density residential
sites are assumed to accommodate moderate-income
housing needs. All other land designated for residential
development is inventoried as above-moderate income
housing. Based on these assumptions, the inventory includes 437 lower-income units, 542 moderate-income
units, and 1,403 units affordable to above moderate-income units within the plan area.
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Placer Vineyards Specific Plan
Overview
The Placer Vineyards Specific Plan was originally adopted by the Board of Supervisors in 2007 and amended
on January 6, 2015. The 5,230-acre Specific Plan area is
planned for 14,540 housing units, detailed below:
■ 979 acres of land designated as Special Planning
Area, which consists of developed and undeveloped
residential parcels, including up to 411 low density
housing units at build out;
■ 1,023 acres of land designated as Low Density Residential at 2 to 6 dwelling units per acre (e.g., single-family detached homes), including 3,705 housing
units;
■ 1,214 acres of land designated as Medium Density
Residential at 4 to 8 dwelling units per acre (e.g.,
standard-lot and small-lot single family detached
homes), including 6,519 housing units;
■ 231 acres of land designated as High Density Residential at 7 to 21 dwelling units per acre (e.g., small-lot
single family detached homes, duplex, townhouses,
condominiums, apartments), including 3,269 housing units; and
■ 51 acres of land designated as Commercial/Mixed
Use at 14 to 22 dwelling units per acre (e.g., high
density residential, live/work units, vertical/horizontal mixed use), including 636 housing units.
To satisfy the County’s 10 percent affordable housing
requirement, the plan allocates 1,372 affordable dwelling units, of which 549 units would be affordable to
very-low income households; 549 units would affordable to low income households; and 274 units would be
affordable to moderate income households.
Infrastructure and Development Phasing
Placer Vineyards was projected to be built out over 20
to 30 years from the original plan adoption in 2007. The
plan does not identify specific infrastructure and development phases but rather allows for the application
of a development phase by one or more participating
developer(s) or development group. The development
phase application is required to provide details on the
proposed development as well as infrastructure im98

provements, timing, and financing information. A community service area (CSA) was formed to provide sewer
infrastructure to most of the Placer Vineyards Specific
Plan area. Only a portion of Property 1A along Walerga
Road will be served by the existing CSA 28, Zone 173.
New sewer will be constructed by Placer Vineyards to
accommodate growth in the specific plan area.
A development phase application was approved in
June 2017 for properties 1A, 3, 4B (portion), 7, 12B, 15,
and 19 (portion). Sewer agreements approved for the
development phase indicate that the phase would be
built out by 2025. As such, the development phase is
included in the inventory. No other development phase
applications have been approved; and therefore, no
other portions of the plan are included in the inventory.
Inventoried Unit Capacity
Figure 7 shows the land use summary, development
phasing, and sites identified in the inventory for Placer
Vineyards. The sites inventory assumes construction of
the first development phase within the projection period, including 1,533 acres of the plan and 5,674 housing
units. The sites inventory only counts sites specifically
designated for affordable housing by the plan toward
meeting the lower income RHNA. High density residential sites, not identified as lower-income affordable
housing sites, and commercial mixed use sites, where
attached housing is allowed, are assumed to be suitable
to accommodate moderate-income housing needs.
All other land designated for residential development
is suitable for housing affordable to above moderate-income housing. Based on these assumptions, the
inventory includes 202 units affordable to very low-income households, 202 units affordable to low-income
households, 1,111 units affordable to moderate-income
households, and 4,159 units affordable to above moderate-income households within the plan area.
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Regional University Specific Plan
Overview
The Regional University Specific Plan was adopted by
the Board of Supervisors in 2008 and amended on May
14, 2019. The 1,159-acre Specific Plan area is planned
for 2,269 standard housing units and 2,118 university
campus housing units, totaling 4,387 housing units, as
detailed below:
■ 266 acres of land designated as Low Density Residential at 3 to 6.9 dwelling units per acre (e.g.,
single family detached housing on conventional lots),
including 1,464 housing units;
■ 54 acres of land designated as Medium Density
Residential at 7 to 12.9 dwelling units per acre (e.g.,
small lot, cluster courtyard, zero lot line single-family,
halfplex), including 381 housing units;
■ 16 acres of land designated as High Density Residential at 13 to 30 dwelling units per acre (e.g.,
apartments, townhouses, condominiums), including
349 housing units;
■ 24.5 acres of land designated as Commercial Mixed
Use (e.g., second floor residential, apartments, condominiums), including 75 housing units; and
■ 354 acres of land designated as University, including
2,118 campus housing units for students, employees,
or faculty of the proposed University.

Infrastructure and Development Phasing
Regional University is anticipated to be built out over 10
to 20 years. Backbone infrastructure for the plan area
would be built along University Boulevard, beginning
at the eastern boundary. It is anticipated that housing
would first be built along University Boulevard near the
backbone infrastructure. Higher density housing would
support the university development. Low density residential and high density residential sites located along
University Boulevard are anticipated to be constructed
within the projection period.
Inventoried Unit Capacity
Figure 8 shows the land use summary, development
phasing, and sites identified in the inventory for Regional University. Sites designated as High Density Residential meet the 30 unit per acre default density standard
and are inventoried toward meeting the lower-income
RHNA. Low density residential sites are suitable for
housing affordable to above-moderate income housing.
The commercial mixed use and medium density residential sites are not anticipated for development during
the projection period. Therefore, no sites are identified
for moderate-income housing in the inventory. Based
on these assumptions, the inventory includes 349 units
affordable to lower-income households and 291 units
affordable to above moderate-income households
within the plan area.

To satisfy the County’s 10 percent affordable housing
requirement, the plan allocates 227 affordable units, of
which 91 units would be affordable to very low-income
households; 91 units would affordable to low-income
households; and 45 units would be affordable to moderate-income households. The High Density Residential
designated sites meet the default density standard for
lower-income housing. Therefore, the number of lower-income units counted in the inventory is based on
the capacity on high density sites expected to be built
out within the projection period, rather than the affordable housing requirement.
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Riolo Vineyard Specific Plan
Overview
The Riolo Vineyard Specific Plan was originally adopted by the Board of Supervisors in 2009 and amended
in October 2015. The 525.8-acre Specific Plan area is
planned for 933 total housing units, as detailed below:
■ 7 acres of land designated as Rural Residential allowing a maximum 0.5 dwelling unit per acre, including
2 housing units;
■ 3.2 acres of land designated as Estate Residential
allowing 1 to 3 dwelling units per acre (e.g. detached
single family homes on large lots), including 11 housing units;
■ 216 acres of land designated as Low Density Residential allowing 1 to 5 dwelling units per acre (detached
single-family homes on standard lots), including 651
housing units; and
■ 32 acres of land designated as Medium Density
Residential allowing 5 to 10 dwelling units per acre
(e.g. detached and attached housing on angle lots
or shallow-wide lots, duplex units), including 222
housing units.
The previously approved plan included 3 acres of land
designated as High Density Residential (10 to 23 dwelling
units per acre). However, this designation was removed
in the amended plan and the previously designated
land was changed to commercial. The 47 units previously allocated to the High Density Residential site have
been held in a density reserve for potential transfer in
the future. However, any future development derived
from the density reserve would be subject to additional
environmental analysis and is not anticipated to occur
during the projection period.

requirement for the portion of the plan area owned by
HBT of Riolo Vineyard, LLC., will be satisfied through
the payment of an in-lieu fee to the non-profit Acres
of Hope organization, which provides housing and support for homeless mothers with children. The 2 percent
moderate-income affordable housing requirement for
the other landowners is expected to be met on-site
through the construction of accessory dwelling units.
Infrastructure and Development Phasing
Riolo Vineyard was projected to be built out over several years. Build out of the plan was anticipated in four
major phases, beginning in the eastern portion of the
plan, near Walerga Road. Development of the plan area
has begun and the first homes have been constructed
along Walerga Road and PFE Road. Build out of the plan
is anticipated to be completed within the projection
period. Sewer and water infrastructure will be built out
ahead of each phase to accommodate development.
Inventoried Unit Capacity
Figure 9 shows the land use summary, development
phasing, and sites identified in the inventory for Riolo
Vineyard. Based on discussions with landowners, the
sites inventory assumes the 2 percent moderate-income requirement will be met through accessory
dwelling units. These units would be in addition to
the specific plan total unit count. No sites suitable for
lower-income housing are identified in the plan area.
All other land designated for residential development
is assumed to be suitable for housing affordable to
above moderate-income housing. Based on these assumptions, the inventory includes 7 units affordable to
moderate-income households and 878 units affordable
to above moderate-income households within the plan
area.

To satisfy the County’s 10 percent affordable housing
requirement, the plan allows for the combination of
an in-lieu fee and housing construction. If met through
construction, the plan requires at least 4 percent of
housing construction be affordable to very low-income
families; at least 4 percent of housing construction be
affordable to low-income families; and at least 2 percent of housing construction be affordable to moderate-income families. The 10 percent affordable housing
102
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Figure 9. Riolo Vineyard Specific Plan
NORTH

0

Open Space
± 21.5 AC

800

Open Space
± 28.8 AC

Open Space
± 27.0 AC

Agriculture
± 27.1 AC

Parks and
Recreation
± 0.7 AC
Agriculture
± 27.1 AC

Watt

Commercial
± 3.0 AC

Parks and
Recreation
± 1.7 AC

Medium
M
d u Density
D nsi y Residential
R sd n
±1
19.8
9.8 A
AC
C

Commercial
± 3.0 AC

PFE

Medium
M
d u Density
D nsi y Residential
R sd n
±1
19.8
9.8 A
AC
C

Major Landscape Corridor
r d
± 21.0 AC

LEGEND

Low Density Residential
± 40.5 AC

Low Density Residential
± 74.2 AC

Low Density Residential
± 28.6 AC

Low Density Residential
Commercial
± 28.6 AC

± 7.5 AC

± 2.0 AC

Major Landscape Corridor
r d
± 21.0 AC

Medium Density Residential
± 12.6 AC

Low Density Residential
± 74.2 AC

Low Density Residential
± 36.5 AC

Electrical
Substation
± 0.5 AC

Rural
Parks andResidential
±
Recreation 7.2 AC

Low
Lo
ow Density
De
ens
nsity
s ty
y Residential
Reside
Res
si ential
e ti l
± 35.8
5 A
AC
C

Agriculture
± 2.7 AC

Parks and
Recreation
± 6.3 AC

Low Density Residential

Rural
Residential
± 7.2 AC

Public or
Quasi-Public
(Cemetery)
± 4.8 AC

Low Density Residential
± 36.5 AC

Estate Residential
± 40.5 AC
± 3.2 AC

Parks and
Recreation
± 1.7 AC

Medium Density Residential
± 12.6 AC

Open Space
± 28.8 AC

Public or
Quasi-Public
(pump station/
RW facility)
± 0.3 AC

Agriculture
± 34.8 AC

Wetland Preserve
± 51.0 AC

Low
Lo
ow Density
De
ens
nsity
s ty
y Residential
Reside
Res
si ential
e ti l
± 35.8
5 A
AC
C

Parks and
Recreation
± 0.7 AC

Public or
Quasi-Public
(Cemetery)
± 4.8 AC

Parks and
Recreation
± 6.3 AC

Estate Residential
± 3.2 AC

Agriculture
± 26.5 AC

Avenue

Watt

Avenue

Agriculture
± 26.5 AC

Open Space
± 21.5 AC

Agriculture
± 34.8 AC

Wetland Preserve
± 51.0 AC

Agriculture
± 2.7 AC

Walerga Road

Public or
Quasi-Public
(pump station/
RW facility)
± 0.3 AC

Walerga Road

Open Space
± 27.0 AC

Electrical
Substation
± 0.5 AC

Road

Parks and
Recreation
± 2.0 AC

PFE

Commercial
± 7.5 AC

Road

FIGURE 3.1 LAND USE
±ACRES

LAND USE

32.4
Medium Density Residential (5-10 du/ac)
173.1
Low Density Residential (1-5 du/ac)
3.5
Estate Residential
7.2
Rural Residential (2 ac min.)
125.3
Agriculture
85.6
Open Space
51.0
Wetland Preserve
10.7
Parks and Recreation
LAND USE
10.7
Commercial
Public or Quasi-Public Medium Density Residential (5-10 du/ac)
Cemetery
Low Density Residential (1-54.8
du/ac)
0.5
Substation
Estate Residential
Pump Station/ RW Facility
Rural Residential (2 ac min.) 0.9
21.0
Agriculture
Major Road / Landscape
Corridor
Open Space
0
Wetland Preserve
TOTAL
525.8
Parks and Recreation
Commercial

LEGEND

Placer County Housing Element

32.4
173.1
3.5
7.2
125.3
NORTH
85.6
51.0
10.7
10.7

Open Space
± 21.5 AC

800

Open Space
4.8
Cemetery
± 28.8 AC
0.5
Substation
0.9
Station/ RW Facility
2021Pump
–
2029
|
Adopted
5/11/2021103
21.0
Major Road / Landscape Corridor

General Plan Housing Element, Chapter 4: Resource Inventory
TOTAL

525.8

Open Space
± 27.0 AC

Public or
Quasi-Public
(pump station/
RW facility)
± 0.3 AC

Agriculture
± 2.7 AC

d

12

±ACRES

Figure 10. Government Center Master Plan
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The Village at Squaw Specific Plan
Overview
The Village at Squaw Specific Plan was adopted by
the Board of Supervisors in 2016. The 93-acre Specific
Plan area envisions a visitor-oriented mountain resort
community. The plan does not designate residential
land uses but allows for resort-residential, including
multi-family and single-family units, within the Village
Commercial-Core and Village Commercial-Neighborhood designations and employee housing in the Entrance Commercial designation. The plan allocates 517
units in the Village Commercial-Core designation, 333
units in the Village Commercial-Neighborhood designation, and 50 employee housing units in the Entrance
Commercial designation.
Infrastructure and Development Phasing
The Village at Squaw is anticipated to be built out over
20 to 25 years. The plan states that development may
evolve in a variety of areas and does not outline specific
phases of development. Rather, the plan requires that a
detailed infrastructure schedule be developed for each
development within the plan area. In addition, the plan
requires preparation of five master plans to implement
the plan: Landscape Master Plan, Water Master Plan,
Sewer Master Plan, Drainage Master Plan, and Parking
Master Plan. The Specific Plan is currently (2020) under
lawsuit and there is uncertainty as to if and when the
sites will become available.
Inventoried Unit Capacity
Due to the uncertainty with the project, given the
current (2020) lawsuit, no units in the Specific Plan
are identified in the sites inventory for the projection
period. When the lawsuit is settled, the County may
include the 50 employee housing units in the inventory.
The employee units would be designed to be affordable to seasonal and service employees and would be
considered affordable to lower-income households.
The Housing Element will not count the other housing
units in the inventory because they are expected to be
tourist accommodations and not provide year-round
permanent residences.

Inventory of Vacant and Non-Vacant Land
Available for Multi-family Residential Uses
Outside Specific Plan Areas
Several sites located in the County are suitable for higher-density multifamily residential development. These
sites were considered suitable to meet the lower-income RHNA for the 2013-2021 planning period. However, as discussed in the Methodology and Assumptions
above, the sites are no longer included in the lower-income inventory as they do not meet the default density
standard of 30 units or more per acre (except for the
Government Center Master Plan, described below).
However, these sites do allow multi-family development
and are considered appropriate for moderate-income
or above moderate-income housing, as shown in Table
A-3 (in Appendix A).

Government Center Master Plan
The non-vacant land inventory includes the Government Center Master Plan area which was approved
in 2019. The master plan includes a variety of uses,
including multifamily residential at a maximum density
of 30 units per acre. A map of the master plan area is
shown in Figure 10. Because the Government Center
Master Plan meets the default density standard for
the County, housing units identified in the Government
Center Master Plan are appropriate to accommodate
the lower-income housing need, as shown in Table A-3
(in Appendix A).

Non-Residential Sites
The inventory lists several commercial sites throughout
the County that are in the moderate-income inventory.
Residential uses are allowed on all of the commercially
designated sites listed in the inventory and the County
has vetted the inventory to only include sites suitable
for residential uses. The County recognizes that not
all of the sites in the table will be built for residential
uses. Therefore, as described in the Methodology and
Assumptions above, the realistic density is reduced to
50 percent of the maximum allowable density to account for the potential for commercial development on
non-residential land.
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The County generally has an oversupply of commercial
land. This was identified in a fiscal impact analysis conducted in 1999, which found that the Auburn/Bowman
Community Plan area had a 72-year supply of retail land
and a 27-year supply of office land (Hausrath Economics
Group, 1999). Since the analysis, market demand for retail land has continued to retract throughout the County as eCommerce grew and the coronavirus pandemic
further reduced demand for brick & mortar retail. In
contrast, market demand for housing has grown exponentially in recent years due to slow housing growth
following the Great Recession and the current (2020)
statewide housing shortage. For these reasons, the capacity for residential uses on commercial land is likely to
increase throughout the projection period. In addition,
the County is revising its Zoning Code to allow multifamily developments in commercial zones by right, see
Housing Element Program HE-2. Based on these market
trends, the realistic density assumption of 50 percent of
maximum allowable density is appropriate.

Non-Vacant Sites
The inventory lists several non-vacant, underutilized
sites with land use designations that allow for residential development and are suitable for residential redevelopment at a higher density or with greater intensity.
As shown in Table A-3 (in Appendix A), the inventory
generally only includes the vacant developable portion
of underutilized sites. On underutilized sites consisting
of excess parking areas, the entire site is included as it
is anticipated that the parking would be redeveloped.
In some cases, where demolition of an existing structure would be required and there’s uncertainty about
whether or not that is feasible during the projection
period, the assumed capacity is reduced significantly.
Inventoried Unit Capacity
Table A-3 (in Appendix A) shows the inventory of vacant
and non-vacant multi-family residential sites in the
County that are located outside specific plan areas.
For each site the table shows the Assessor’s Parcel
Number(s) (APN), Placer County General Plan land use
designation, zoning district, maximum allowable, size,
realistic density, number of inventoried units by income
category, and additional notes.
106

As shown in Table A-3 (in Appendix A), the total inventoried capacity of vacant and non-vacant land outside
specific plan areas is 2,646 units, including 406 lower-income units, 2,105 moderate-income and 135 above
moderate-income units. Sites designated for residential
uses provide 1,271 units, or 37 percent, and sites designated for commercial uses but allow for residential
development provide 1,375 units, or 63 percent. As
described later, several of these sites currently counted
toward the moderate-income inventory are identified
as candidate sites to rezone to meet the shortfall of
lower-income housing.

Inventory of Accessory Dwelling Units
Recent changes in State law have promoted the development of accessory dwelling units (ADUs) by limiting
restrictions a local jurisdiction can place on such units.
ADUs can be an important source of affordable housing as they can be constructed relatively cheaply and
have no associated land costs. ADUs can also provide
supplemental income to the homeowner, allowing the
elderly to remain in their homes or moderate-income
families to afford housing. In recent years, the County
has worked to promote production of ADUs through
educational materials and process streamlining. From
2013 through 2017, the County issued an average of 17
permits for ADUs per year. In recent years, the County has received an increasing number of applications
and issued 64 building permits for ADUs in 2020. The
County anticipates that the number of building permits
for ADUs will continue to increase and is committed to
continue supporting and promoting ADU construction.
Government Code Section 65583.1 states that a city or
county may identify sites for ADUs based on the number of ADUs developed in the prior housing element
planning period, whether or not the units are permitted
by right, the need for ADUs in the community, the resources or incentives available for their development,
and any other relevant factors. Based on recent changes in State law reducing the time to review and approve
ADU applications, requiring ADUs that meet requirements be allowed by right, eliminating discretionary
review for most ADUs, and removing other restrictions
on ADUs, it is anticipated that the production of ADUs
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Table 57. Affordability of Accessory Dwelling Units in Sacramento, Placer, and El
Dorado Counties
Income Level

Percent of Affordable ADUs

Extremely Low

15%

Very Low

6%

Low

35%

Moderate

43%

Above Moderate

1%

Source: SACOG 2020

will increase five-fold in the future compared to 2013
through 2017, prior to State law changes. This Housing
Element assumes an average of 86 ADUs will be built
per year during the June 30, 2021-August 30, 2029
RHNA projection period, for a total of 697 ADUs.
In order to determine assumptions on ADU Affordability
in the Sacramento region, SACOG conducted a survey
of existing ADU rents throughout the region in January
and February 2020. Table 57 shows assumptions for
ADU affordability based on the SACOG survey. SACOG
concluded that 56 percent of ADUs were affordable to
lower-income households. HCD has accepted this methodology as adequate for estimating future ADU affordability. Affordability of ADUs projected to be built within
the County during the planning period were based on
the SACOG analysis.
Of the total 697 ADUs that are projected to be built
during the projection period, 146 are estimated to be
affordable to extremely- and very low-income households, 244 to low-income households, 300 to moderate-income households, and 7 to above-moderate
income households.

Inventory of Manufactured Homes
The County has received an annual average of 23 applications for manufactured homes since the beginning
of the previous planning period (2013). The production
of manufactured homes is anticipated to remain largely
the same throughout the projection period. Therefore,
the sites inventory assumes that an average of 23
manufactured homes will be built per year, for a total
production of 184 manufactured homes during the
projection period.
Manufactured homes are an important source of affordable housing for lower-income households. According to a survey by the U.S. Census Bureau on the sale
prices of manufactured homes by region, the average
sales price of a new manufactured home in the Western
United States was $113,258 for a double-wide home in
2019. Assuming land costs of $532,413 per acre (see
Chapter 3: Potential Housing Constraints) and impact
fees of $41,788 per unit, the total cost of a manufactured home on 0.2-acre lot is an estimated $261,529.
However, lot sizes often vary and may result in higher
land costs. In addition, manufactured homes require
transportation, installation, and utility connection fees.
According to the information on affordability by income
level on Table 20 (see Chapter 2: Housing Needs Assessment), a four-person low-income household can afford
a maximum purchase price of $296,011, which includes
financing costs, taxes, mortgage insurance, and homeowners insurance. Based on the range of costs for man-
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ufactured homes, 60 percent, or 110 manufactured
homes, are inventoried to meet the lower-income housing need and 40 percent, or 74 manufactured homes,
are inventoried to meet the moderate-income housing
need.

Inventory of Housing Sites in the Tahoe
Basin
The RHNA for the Tahoe Basin is identified separately
from the remaining unincorporated County because
development in the Tahoe Basin occurs under a different regulatory framework (for details see Chapter 3: Potential Housing Constraints, Section A, Subsection 13,
Impediments to Affordable Housing Production in the
Tahoe Region, in this document). The RHNA for the portion of the County within the Tahoe Basin is 435 units,
as detailed in Table 58 below. The unincorporated
Placer County Tahoe Basin RHNA was based on annual
residential allocations, residential allocation incentive
pool units, and residential bonus units determined by
the Tahoe Regional Planning Agency (TRPA).
Land use densities within the Tahoe Basin are limited
by TRPA. The maximum density in the Tahoe Basin is
largely limited to 15 units per acre with the exception
of Town Centers identified in the County’s Tahoe Basin
Area Plan, which allow 25 units per acre. Based on the
State default density standard of 30 units per acre, the
densities allowed within the Tahoe Basin are not considered appropriate to meet the lower-income RHNA.
Therefore, none of the vacant sites in the Tahoe Basin
can be counted toward meeting the lower-income
RHNA.

However, TRPA does provide for affordable housing development through the use of residential bonus units. As
of July 2019, TRPA identified 1,124 remaining residential
bonus units. TRPA requires that one half of the residential bonus units be used for affordable housing units
(562 units) and that the remaining 562 units by used for
moderate- and achievable-income housing units. Based
on the number of remaining bonus units anticipated for
use within the County within the planning period, 68
units would be affordable to lower-income households
and 67 units would be affordable to moderate-income
and achievable-income households. In addition, TRPA
annual residential allocations identify 296 units as well
as 7 units from the residential allocation incentive pool
for development in Placer County within the planning
period. However, these units may be developed at any
income level, including market-rate housing.
The Homewood Project is a project currently proposed
on the border of El Dorado County along the western
shore of Lake Tahoe. While the project is currently in
the planning process and will have an affordable housing obligation; it is not clear what that obligation will be.
The Dollar Creek Crossing Project, currently in the
planning process, will provide affordable housing on a
County-owned site near Tahoe City in the Tahoe Basin.
The project is planned to include 140 units, of which
80 units will be affordable to lower-income households,
40 units will be affordable to moderate-income households, and the remaining 20 units will be affordable to
above moderate-income households. Although the 80
lower-income units planned at Dollar Creek Crossing

Table 58. Unincorporated Placer County Tahoe Basin RHNA
May 31, 2021 to May 31, 2029

RHNA

108

Very Low

Low

Moderate

Above Moderate

Total

110

67

77

181

435
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meet a portion of the 177-unit lower-income RHNA
assigned to the Tahoe Basin portion of unincorporated
Placer County, TRPA restrictions on maximum densities
and by-right housing within the Tahoe Basin limit the
County’s ability to meet the remaining RHNA of 97 lower-income units for the Tahoe Basin. Because the County does not have a surplus of lower-income housing
sites elsewhere in the County, the unaccommodated
lower-income RHNA in the Tahoe Basin will need to be
accommodated as part of the County’s overall rezone
obligation. Of the 55.3-acre rezone obligation described
below, 4.85 acres is due to the unaccommodated need
in the Tahoe Basin. Given the limited densities in the
Tahoe Basin, this acreage will need to be rezoned outside of the Tahoe Basin where zoning can allow at least
30 units per acre.

Summary of Residential Capacity
Table 59 provides a summary of residential capacity in
the unincorporated County compared to the RHNA. The
figures for built and planned projects are from Table A-1
(in Appendix A). The figures for residential capacity on
vacant land within Specific Plans are from Table A-2 (in
Appendix A). The figures for vacant and non-vacant land
available for multi-family residential uses are from Table
A-3 (in Appendix A).

Lower-Income RHNA Shortfall
As shown in the table, the County has sufficient residential capacity to accommodate its RHNA for moderate- and above-moderate income units. However, the
County has a shortfall of 1,107 units to accommodate
its lower-income RHNA (3,409 units). Per State law, the
County must rezone land that allows at least 30 units
per acre with a minimum density of 20 units per acre.

Table 59. Residential Capacity Compared to RHNA by Income
Unincorporated Placer County (June 30, 2021 – August 31, 2029)
Income Level

RHNA

Lower- Income
Very Low

Low

2,127

1,282
3,409

Moderate

Above
Moderate

Total

1,319

3,126

7,854

Approved and Planned Projects (see Table A-1)

206

80

812

1,098

Anticipated Development within Specific Plans
(see Table A-2)

1,190

1,660

7,780

10,630

Vacant and Non-Vacant Sites Available for
Multi-family Residential Uses (see Table A-3)

406

2,105

135

2,646

Projected Accessory Dwelling Units

390

300

7

697

Projected Manufactured Homes

110

74

-

184

Total Residential Capacity

2,302

4,219

8,734

15,255

Shortfall (-)/Surplus(+)

-1,107

+2,900

+5,608

Source: Ascent, 2020.
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At a minimum density of 20 units per acre, the County is
obligated to rezone at least 55.3 acres. The County could
choose to establish a higher minimum density, such
as 30 units per acre, which would reduce the rezone
obligation to 36.9 acres. The rezoned sites must allow
projects with at least 20 percent affordable housing byright, and at least 50 percent of the lower-income RHNA
shortfall must be accommodated on parcels designated
exclusively for residential uses. Housing Element Program HE-1 describes the County’s rezone program.
The County’s obligation is to rezone sites to accommodate the unmet need of 1,107 lower-income units.
However, the County is also obligated to maintain adequate sites throughout the RHNA projection period
through a provision in State law called “no net loss.”
If sites that are identified in the inventory as meeting
the lower-income RHNA get built with market rate
development, those sites are essentially lost from the
lower-income sites inventory. State law mandates that
the County identify a replacement site within 180 days.
HCD recommends identifying additional capacity of 1530 percent beyond the lower-income RHNA in order to
create a buffer to deal with no-net-loss requirements.
In studying the housing opportunity sites to rezone, the
County may decide to rezone additional sites beyond
those needed to meet the RHNA in order to provide a
buffer of lower-income sites in the event that sites are
lost from the lower-income sites inventory.
The Placer County Housing Strategy and Development
Plan identified dozens of housing opportunity sites.
These housing opportunity sites were identified based
on site suitability, affordable funding eligibility, and market conditions. These sites are currently included in the
inventory at adopted densities. The County has identified 32 candidate rezone sites, totaling 165.6 acres, that
were selected from the housing opportunity sites. The
candidate rezone sites are highlighted on the land inventory map in Figures A-2 through A-13 of Appendix A.
While the sites allow residential development, they are
not currently (2020) zoned to allow development at 30
units per acre and are therefore credited as moderateor above moderate-income sites, depending upon the
allowable density.

110

The candidate rezone sites will be studied further by
the County to consider development feasibility, infrastructure capacity, and proximity to services. Specific
sites will be rezoned prior to May 15, 2024 to ensure
the County meets the RHNA and the Housing Element
remains in compliance with State law. Through this
process the County may identify additional sites, not
identified in this element.

Adequacy of Public Facilities,
Services, and Infrastructure
A majority of the RHNA is accommodated on sites
within specific plan areas, which all have plans in place
to provide adequate public facilities, services, and infrastructure. The capacity on sites within specific plans
to accommodate the RHNA has been calculated based
on anticipated infrastructure phasing plans. Adopted
specific plans have a total capacity for nearly 27,000
housing units; however, as described in the housing
element, only a portion of this capacity (10,630 units) is
anticipated to be available within the RHNA projection
period based on infrastructure phasing plans.
A portion of the lower-income RHNA is accommodated
in the Government Center Master Plan, located in the
Auburn/Bowman Community Plan Area. The Master
Plan includes infrastructure phasing plans and would
have sufficient infrastructure capacity to provide 406
units identified in the inventory.
The remaining sites identified to meet the RHNA are
primarily located within community plan areas. These
sites are served by a variety of service providers. The
following is a discussion of the water and sewer service
providers serving the County, and the service capacities, issues, and challenges.

Conclusion
The County has sufficient supply to meet infrastructure
demands to accommodate the RHNA. Infrastructure
improvements are typically constructed once a project
has been approved. Lower-income sites identified in
the inventory would be serviced through infrastructure
plans identified in the applicable project entitlement,
specific plan, or master plan. No additional lower-in-
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come sites were identified outside of an approved
project or adopted plan area. The County will assess
infrastructure capacity as part of its rezone obligation
to meet the lower-income RHNA. While there are infrastructure constraints within existing communities,
the sites within those communities are counted toward
the moderate and above moderate- income RHNA and
there is sufficient capacity to meet the moderate- and
above moderate-income RHNA within the adopted specific plans. As stated above the adopted specific plans
included infrastructure phasing plans to ensure development needs are served.

The Placer County Department of Public Works, Environmental Utilities Department provides sewer services
to the majority of the western County, including Dry
Creek, Sheridan, Granite Bay, Horseshoe Bar/Penryn,
North Auburn, and Applegate. The South Placer Municipal Utility District serves Penryn, as well as other portions of the unincorporated County. The North Tahoe
Public Utilities District and the Tahoe City Public Utility
District collect and transport wastewater in the Tahoe
area. Access to sewer infrastructure and available capacity varies throughout the County as described in the
following sections.

Water and Sewer Infrastructure and Supply

Auburn/Bowman Community Plan
The inventory includes capacity for 1,196 housing units
within the Auburn/Bowman Community Plan, including
406 units within the Government Center Master Plan,
inventoried as lower income. The inventory identifies
both residential and non-residential sites where residential land uses are allowed for multifamily housing,
most of which is inventoried as moderate-income. As
stated above, the Government Center Master Plan already has plans for infrastructure improvements.

Overview
According to supply-demand analyses for future water
use in Placer County contained in the 2015 Urban Water Management Plan completed by the Placer County
Water Agency (PCWA), there is adequate water supply
from groundwater, reclaimed water and surface water
to meet projected water demands. The 2020 annual
treated water supply for the County during average
water year conditions is 233,800 acre-feet. The 2020
projected water demand is 177,351 acre-feet, resulting
in a surplus water supply of 56,449 acre-feet. Land use
projections, including adopted Specific Plans, were used
to determine projected demand. Planned water improvements, contract agreements, and recycled water
generation are anticipated to result in an increase in the
projected annual treated water supply to 270,800 acrefeet in 2030 and would meet the 2030 projected water
demand of 209,954 acre-feet. The County has adequate
water supply to serve projected demand through the
Housing Element planning period (2029).
The County is served by several water service providers
including the PCWA, the Cal-American Water Company
(Cal Am), the San Juan Water District (SJWD), and the
Nevada Irrigation District (NID). Water infrastructure
availability and capacity varies throughout the County
as described in the following paragraphs.

Water service is provided to the Auburn/Bowman Community Plan area by the PCWA and the NID. Existing
water infrastructure is sufficient to meet the projected
needs of the community plan. PCWA is in the process
of updating its water management plan to prioritize
capital projects and address future need. Individual
developments proposed in the area would be required
to pay hookup costs and capacity fees.
Sewer service is provided to the Auburn/Bowman Community Plan area by the Placer County Department of
Public Works, Environmental Utilities. The plan area is
located in Sewer Maintenance District 1 (SMD 1). Wastewater collected in SMD 1 is pumped from a regional
pump station located at the abandoned SMD 1 wastewater treatment plant (WWTP) to the City of Lincoln
WWTP where it is treated. The sewer collection system
capacity in SMD 1 is currently inadequate. However, the
County is performing sewer infrastructure planning to
accommodate increased sewer flows in North Auburn
for two groups of properties near Highway 49 between
Bell and Joeger Roads. The planning phase of the proposed infrastructure improvements is anticipated to be
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completed by 2022. Housing Element Program HE-11
directs the County to prepare sewer design plans for
improvements in North Auburn.
Dry Creek West Placer Community Plan
The inventory includes capacity for 129 housing units
within the Dry Creek West Placer Community Plan area.
The inventory identifies both residential and non-residential sites where residential land uses are allowed for
multifamily housing, inventoried as moderate-income.
Water service is provided to the Dry Creek West Placer
Community Plan area by the PCWA and Cal Am. Existing
water infrastructure is sufficient to meet the projected
needs of the community plan. PCWA is in the process of
updating its water management plan to prioritize capital projects and address future need. Through the integrated use of existing surface water supplies, recycled
water, and groundwater as allowed, there is expected
to be adequate water supply to meet the anticipated
buildout demands. Individual developments proposed
in the area would be required to pay hookup costs and
capacity fees.
Sewer service is provided to the Dry Creek West Placer
Community Plan area by the Placer County Department
of Public Works, Environmental Utilities. The plan area
is located in the Dry Creek Sanitary Sewer Community Service Area Zone (CSA 28, Zone 173). The existing
sewer infrastructure is adequate to meet the current
needs. However, improvements would be required to
serve new housing development. It is anticipated that
a portion of the existing sewer collection system just
upstream of the existing community facilities district
(CFD) #1 pump station will need to be upsized, and
capacity improvements at CFD #1 will be required for
future build out of the service areas.
Foresthill Divide Community Plan
The inventory includes capacity for 224 housing units
within the Foresthill Divide Community Plan. The inventory identifies both residential and non-residential sites
where residential land uses are allowed for multifamily
housing, inventoried as moderate-income.
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Water service is provided to the Foresthill Divide Community Plan area by the Foresthill Public Utility District.
Existing water infrastructure is sufficient to meet the
projected needs of the community plan. Individual developments proposed in the area would be required to
pay hookup costs and capacity fees.
Sewer service is provided to the Foresthill Divide Community Plan area by the Foresthill Public Utility District.
Existing sewer infrastructure is available and sufficient
to meet projected needs.
Granite Bay Community Plan
The inventory includes capacity for 108 housing units
within the Granite Bay Community Plan. The inventory
identifies non-residential sites where residential land
uses are allowed for multifamily housing, inventoried as
moderate-income.
Water service is provided to the Granite Bay Community Plan area by the SJWD. Existing water infrastructure
is sufficient to meet the projected needs of the community plan and there are no major improvements planned
for this cycle. Individual developments proposed in the
area would be required to pay hookup costs and capacity fees.
Sewer service is provided to the Granite Bay Community Plan area by the Placer County Department of
Public Works, Environmental Utilities. The plan area is
located in Sewer Maintenance District 2 (SMD 2). Two
treatment plants, Dry Creek and Pleasant Grove, in Roseville treat the wastewater from SMD 2. Existing sewer
infrastructure is not sufficient to meet the projected
build out needs of the community plan. Some portion
of the existing trunk line collection system lacks adequate capacity to accommodate the projected needs
for the future buildout of the service area. Individual
developments proposed in the area would be required
to pay fair share fees to fund the required capacity improvements to the existing sewer infrastructures.
Horseshoe Bar / Penryn Community Plan
The inventory includes capacity for 304 housing units
within the Horseshoe Bar/Penryn Community Plan. The
inventory identifies non-residential sites where residential land uses are allowed for multifamily housing,
inventoried as moderate-income.
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Water service is provided to the Horseshoe Bar/Penryn
Community Plan area by the PCWA. Existing water infrastructure is sufficient to meet the projected needs of
the community plan. PCWA is in the process of updating
its water management plan to prioritize capital projects
and address future need. Individual developments
proposed in the area would be required to pay hookup
costs and capacity fees.
Sewer service is provided to the Horseshoe Bar/Penryn
Community Plan area by the South Placer Municipal
Utility District (SPMUD) and the Placer County Department of Public Works, Environmental Utilities. The plan
area is located in Sewer Maintenance District 3 (SMD 3).
Existing sewer infrastructure may not be sufficient to
meet the projected buildout needs of the community
plan. Some portions of the existing sewer collection
system may lack adequate capacity to accommodate
the projected needs for the future buildout of the
service area. Individual developments proposed in the
area would be required to construct sewer improvements to serve their developments and pay fair share
fees to fund the required capacity improvements to the
existing sewer infrastructure.
Sheridan Community Plan
The inventory includes capacity for 47 housing units
within the Sheridan Community Plan. The inventory
identifies both residential and non-residential sites
where residential land uses are allowed for multifamily
housing, inventoried as moderate-income.
Water service is provided to the Sheridan Community
Plan area by the PCWA Existing water infrastructure is
sufficient to meet the projected needs of the community plan. PCWA is in the process of updating its water
management plan to prioritize capital projects and address future need. Individual developments proposed
in the area would be required to pay hookup costs and
capacity fees.
Sewer service is provided to the Sheridan Community
Plan area by the Placer County Department of Public
Works, Environmental Utilities. The plan area is located
within the Sheridan Sanitary Sewer Community Service
Area Zone (CSA 28, Zone 6). Wastewater is treated by
water treatment ponds located in the community of

Sheridan. The treatment ponds have recently been
upgraded. The County historically discharged treated
wastewater into Yankee Slough during heavy rains;
however, the permit expired necessitating construction
of another pond to accommodate the runoff. A building
moratorium in Sheridan was in place through 2011,
when upgrades to the treatment plan were completed.
Upgrades included adding 5.4 acres of spray disposal
capacity for treated effluent, bringing the total available
land application to 20 acres; upgraded pumps and controls; new aerators; chlorine chemical feed pumps; and
new sprinklers. With maintenance activities, including
dredging, existing sewer infrastructure is adequate to
maintain its designed treatment capacity. However,
the wastewater treatment plant is operating or near
capacity and improvements would be required for new
housing development.
Olympic Valley Community Plan
The inventory includes capacity for 48 housing units
within the Olympic Valley Community Plan. The inventory identifies residential sites where residential land
uses are allowed for multifamily housing, inventoried as
moderate-income.
Water service is provided to the Olympic Valley Community Plan area is served by the Olympic Valley Public
Service District. Existing water infrastructure is not
sufficient to meet the projected needs of the community plan. To meet demand, pipe upgrades would be
required, and additional water supply would have to be
sourced through new wells. Individual developments
proposed in the area would be required to pay hookup
costs and capacity fees.
Sewer service is provided to the Olympic Valley Community Plan area are served by the Olympic Valley Public Service District. Existing sewer infrastructure is not
sufficient to meet the projected needs of the community plan. Sewer pipe enlargements would be required
to meet additional demand. Individual developments
proposed in the area would be required to pay hookup
costs and capacity fees.
Weimar/Applegate/Clipper Gap General Plan
The inventory includes capacity for 51 housing units
within the Weimar/Applegate/Clipper Gap General Plan.
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The inventory identifies non-residential sites where residential land uses are allowed for multifamily housing,
inventoried as moderate-income.
Water service is provided to the Weimar/Applegate/
Clipper Gap General Plan area by the PCWA. Existing
water infrastructure is sufficient to meet the projected
needs of the community plan. PCWA is in the process
of updating its water management plan to prioritize
capital projects and address future need. Individual
developments proposed in the area would be required
to pay hookup costs and capacity fees.
Sewer service is provided to the Weimar/Applegate/
Clipper Gap General Plan area by the Placer County Department of Public Works, Environmental Utilities. The
plan area is located within the Applegate Community
Service Area Zone (CSA 28, Zone 24). Wastewater is
pumped by the Applegate pump station to gravity lines
and eventually treated by two wastewater treatments
plants located in Roseville. Currently there are capacity
restrictions within the gravity lines downstream of the
force main discharge. Existing sewer infrastructure is
not sufficient to meet the projected needs of the community plan.
Other Areas
The inventory includes capacity for 539 housing units located outside of community plan areas. These sites are
located throughout the County in portions of Northstar,
Alpine Meadows, Norden, Emigrant Gap, Alta, Iowa Hill,
and Newcastle. The inventory identifies both residential
and non-residential sites where residential land uses
are allowed for multifamily housing, inventoried as
moderate-income.
Water is served to these sites by the following service
providers: Northstar Community Service District, Alpine
Springs County Water District, Serene Lakes County
Water District, and the PCWA. Sites in Emigrant Gap,
Alta, and Iowa Hill are not served by a water service
provider and would require well water. Existing water
infrastructure is sufficient to meet the projected needs
in areas served by PCWA, Serene Lakes County Water
District, and Alpine Springs Water District. Extra capacity and wells would be required to meet projected needs
in areas served by the Northstar Community Service
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District. PCWA is in the process of updating its water
management plan to prioritize capital projects and address future need. Individual developments proposed
in the area would be required to pay hookup costs and
capacity fees.
Sewer service is provided to housing sites in Northstar by
the Northstar Community Services District. Existing sewer infrastructure is sufficient to meet entitled buildouts
but would require upgrades to meet projected need.
Housing sites identified in Alpine Meadows, Norden,
Emigrant Gap, Alta, and Iowa Hill are not located within
a sewer service area and septic tanks would be required
to treat wastewater generated at the identified sites.
Therefore, adequate sewer infrastructure is not available.
Sewer service is provided to housing sites in Newcastle,
outside of the Newcastle/Ophir Area General Plan area,
by the South Placer Municipal Utility District. Existing
sewer infrastructure is not sufficient to meet projected
needs. Some portion of the existing trunk line collection
system lacks adequate capacity to accommodate the
projected needs for the future buildout of the service
area. Individual developments proposed in the area
would be required to pay fair share fees to fund the
required capacity improvements to the existing sewer
infrastructures.
Summary
As growth occurs, the infrastructure capacity is analyzed to verify if there is existing capacity available or
if improvements are necessary to serve the growth.
Placer County generally has adequate public facilities,
services, and infrastructure to accommodate planned
residential growth during the timeframe of this Housing Element (through May 15, 2029). However, some
areas of the County require infrastructure upgrades to
accommodate the projected housing needs. Housing
Element Program HE-9 directs the County to work with
community service districts to improve infrastructure
for housing sites. In addition, the County will consider
infrastructure constraints as part of its rezone strategy
to meet the lower-income RHNA.
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Land Available for a Variety of
Housing Types
State Housing Element Law (Government Code Section
65583(c)(1) and 65583.2(c)) requires that local governments analyze the availability of sites that will “facilitate
and encourage the development of a variety of types
of housing for all income levels, including multifamily
rental housing, factory-built housing, mobile homes,
housing for agricultural employees, supportive housing,
single-room occupancy units, emergency shelters, and
transitional housing.”
This section discusses the availability of sites and relevant regulations that govern the development of the
types of housing listed above and also discusses sites
suitable for redevelopment for residential use (as required by Government Code Section 65583(a)(3)) and
second units.

Multi-Family Rental Housing
The County’s General Plan, Zoning Code, and Community Plans designate areas suitable for multi-family
housing. Placer County’s General Plan High Density
Residential (HDR) land use designation and the compatible Multi-Family Residential (RM) zoning district allow
multi-family housing up to 21 units/acre in density
(more with density bonuses). In addition, multi-family
housing up to 21 units/acre is also permitted within the
County’s General Commercial land use designation.
Multi-family housing is permitted with approval of a minor use permit in the Highway Service, Neighborhood
Commercial, and Resort zoning districts. In the Commercial Planned Development and General Commercial
districts, multifamily housing is permitted with approval
of a conditional use permit.
It is County policy that high-density residential projects
should be located only in areas where the infrastructure can support this type of use and such that an array
of services and employment opportunities are within
close proximity. Specific Plans, Community Plans, and
Area Plans allow multifamily housing and varying densities. However, these densities reflect the scale and general character of the specific geographic areas within
the unincorporated County and ensure that multifamily

housing is in areas able to support such uses. Placer
County regulations make no distinction between rental
and ownership housing. Section III, Potential Housing
Constraints, provides additional detail on land use designations and zoning that permit multifamily housing.

Manufactured Housing
Manufactured housing can serve as an alternative form
of affordable housing in low-density areas where the
development of higher density multifamily residential
units is not allowed. Placer County’s Zoning Ordinance
states that mobile homes and manufactured homes are
allowed, with zoning clearance, in all zones that allow
single-family dwellings, and the same permitting process for single family homes applies to mobile homes
and manufactured homes. In addition, the Zoning Ordinance allows mobile home parks in multi-family residential, neighborhood commercial, and general commercial
zones. Placer County meets all State requirements for
allowing the development of manufactured units.

Manufactured Homes on Lots
Sections 65852.3 and 65852.4 of the California Government Code specify that a jurisdiction shall allow the
installation of manufactured homes on a foundation on
all “lots zoned for conventional single-family residential dwellings.” Except for architectural requirements,
the jurisdiction is only allowed to “subject the manufactured home and the lot on which it is placed to the
same development standards to which a conventional
single-family residential dwelling on the same lot would
be subject.” The architectural requirements are limited
to roof overhang, roofing material, and siding material.
The only two exceptions that local jurisdictions are
allowed to make to the manufactured home siting provisions are if: 1) there is more than 10 years difference
between the date of manufacture of the manufactured
home and the date of the application for the issuance
of an installation permit; or 2) if the site is listed on the
National Register of Historic Places and regulated by a
legislative body pursuant to Government Code Section
37361.
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Section 17.56.150 of the Placer County Zoning Ordinance states that mobile homes are considered
“manufactured homes” and can be placed in all zones
allowing single-family residential units when they meet
the following criteria:
■ Be certified under the National Manufacturing Housing Construction and Safety Standards Act of 1974;
■ Be placed on a permanent foundation system;
■ Have siding materials, roofing materials, and roof
overhangs which are consistent with similarly constructed homes in the vicinity when located in Single-family Residential (RS), Multi-family Residential
(RM), Resort (RES), and Motel (MT) districts.
Mobile homes that do not meet these criteria can only
be placed in Agricultural Exclusive (AE), Farm (F), Agricultural Residential (RA), and Forest Residential (RF) districts on lots that are 10 acres or larger. Mobile homes
are permitted with Zoning Clearance (C) in all residential districts, the Motel (MT) district, the Resort (RES)
district, the Agricultural Exclusive (AE) district, and the
Farm (F) district. The number of mobile homes that may
be placed on a single parcel is the same as the number
of single-family units allowed.

Mobile Home Parks
Section 69852.7 of the California Government Code
specifies that mobile home parks shall be a permitted
use on “all land planned and zoned for residential land
use.” However, local jurisdictions are allowed to require
use permits for mobile home parks.
The Placer County Zoning Ordinance allows mobile
home parks in multi-family residential, neighborhood
commercial, and general commercial zones, with a Conditional Use Permit (CUP). The Zoning Ordinance allows
a maximum of eight spaces per acre.

Housing for Employees
Caretaker and employee housing (excluding farmworker housing) is permanent or temporary housing that is
secondary or accessory to the primary use of the property. Such dwellings are used for housing a caretaker
employed on the site of a nonresidential use where a
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caretaker is needed for security purposes, or to provide
twenty-four hour care or monitoring, or where work is
located at remote locations.
Caretaker and employee housing is allowed in Placer
County with either a Zoning Clearance (C) or Minor Use
Permit (MUP) in all zoning districts, except the residential districts (RS, RM, RA, and RF), Open Space (O), and
Water Influence (W) zones. No more than one caretaker
or employee housing unit is allowed for any principle
use, except in the case of temporary employee housing
or if authorized by the Planning Commission based on
specific findings that support the necessity for the number of units approved.

Housing for Agricultural Employees
(Permanent and Seasonal)
The provisions of Section 17020 (et seq.) of the California Health and Safety Code relating to employee
housing and labor camps supersede any ordinance or
regulations enacted by local governments. Such housing is allowed in all jurisdictions in California pursuant
to the regulations set forth in Section 17020. Section
17021.5(b) states, for example:
“Any employee housing providing accommodations for six or fewer employees shall be deemed
a single-family structure with a residential land use
designation for the purposes of this section. For the
purpose of all local ordinances, employee housing
shall not be included within the definition of a boarding house, rooming house, hotel, dormitory, or other
similar term that implies that the employee housing
is a business run for profit or differs in any other way
from a family dwelling. No conditional use permit,
zoning variance, or other zoning clearance shall be
required of employee housing that serves six or fewer employees that is not required of a family dwelling
of the same type in the same zone.”
Section 17021.6, concerning farmworker housing,
states that:
“no conditional use permit, zoning variance; or other zoning clearance shall be required of employee
housing that serves 12 or fewer employees and is
not required of any other agricultural activity in the
same zone.”
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The Placer County Zoning Ordinance is consistent with
State law. It contains definitions for Farmworker Dwelling Units and Farmworker Housing Complexes that align
with the definitions used in California Health and Safety
Code, and permits such uses in the six zone districts
that allow farm uses. Farmworker labor housing is an
allowed use in the Agricultural Exclusive (AE), Farm
(F), Residential Farm (RF), Forestry (FOR), Timberland
Protection Zone (TPZ), and Residential Agricultural (RA)
zoning districts.

Emergency Shelters, Transitional Housing,
Supportive Housing, and Other Group Living
SB 2, passed in 2007 and in effect as of January 1, 2008,
amended State Housing Element Law (California Government Code Sections 65582, 65583, and 65589.5)
regarding shelter for homeless persons. This legislation
requires local jurisdictions to strengthen provisions for
addressing the housing needs of homeless persons,
including the identification of a zone or zones where
emergency shelters are allowed as a permitted use
without a conditional use permit. The law also requires
permit procedures and development and management
standards for emergency shelters to be objective and
encourage and facilitate the development of emergency shelters. Emergency shelters must only be subject
to the same development and management standards
that apply to other residential or commercial uses with
the identified zone, with some exceptions.
Assembly Bill 139, passed in 2019, revised State Housing
Element Law by requiring that emergency shelters only
be required to provide sufficient parking to accommodate all staff working in the emergency shelter, provided that the standards do not require more parking for
emergency shelters than other residential or commercial uses within the same zone. In addition, Assembly
Bill 101, passed in 2019, requires that Low Barrier Navigation Center development be a use allowed by right
in mixed-use zones and nonresidential zones permitting
multifamily uses if it meets specified requirements.

Government Code Section 65583(a)(5) also states that
“transitional housing and supportive housing shall be
considered a residential use of property and shall be
subject only to those restrictions that apply to other
residential dwellings of the same type in the same
zone.”
Assembly Bill 2162, passed in 2018, requires that jurisdictions change their zoning to provide a “by right”
process and expedited review for supportive housing.
The approval of 100 percent affordable developments
that include a percentage of supportive housing units,
either 25 percent or 12 units, whichever is greater, must
be allowed without a conditional use permit or other
discretionary review.

Emergency Shelters
Section 17.56.295 of the Placer County Zoning Code
provides specific use requirements for emergency shelters, in compliance with State law. Parking standards
for emergency shelters are intended to meet the needs
of staff but are limited to not exceed parking requirements for other residential or commercial uses within
the same zone. Emergency Shelters with 60 or fewer
beds are allowed with a Zoning Clearance (C) in the Residential Multi-Family (RM) district. A Minor Use Permit
(MUP) is required for shelters with 61 or more beds in
the RM district. The vacant sites inventory identifies
approximately 44 acres of vacant RM-zoned land. These
sites are shown on Figures A-2 through A-13. Most RMzoned land is located near services, such as transit. As
described in Chapter 2: Housing Needs Assessment, the
latest “point-in-time” count conducted by Placer Consortium on Homelessness in January 2019 identified
183 sheltered and 111 unsheltered individuals in the
unincorporated County. Therefore, a minimum of 111
additional year-round emergency shelter beds would be
required to meet the needs of the County’s unsheltered
population. The 44 acres of vacant RM-zoned sites
are adequate to accommodate the County’s homeless
needs.
Shelters of any size within the Neighborhood Commercial (C1), Highway Service (HS) and Resort (RES) districts
require a MUP. In the General Commercial (C2) and
Commercial Planned Development (CPD) districts, all
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shelters require a Conditional Use Permit (CUP). Development standards have been established that do not
constrain the development of Emergency Shelters.
The County’s Zoning Code does not address Low Barrier Navigation Centers and there are no Low Barrier
Navigation Centers available in Placer County. Program
HE-41 of this Housing Element commits the County to
amend its Zoning Code to allow Low Barrier Navigation
Centers by right in mixed-use zones and nonresidential
zones permitting multifamily uses if it meets specified
requirements in compliance with AB 101.

Transitional Housing
Consistent with State law, the Placer County Zoning
Ordinance defines transitional housing as:
“a facility that provides housing accommodations
and support services for persons and families but restricts occupancy to no more than twenty-four (24)
months. Support services may include meals, counseling, and other services, as well as common areas
for residents of the facility. Transitional housing can
take the form of a single-family or multifamily dwelling unit(s). Transitional housing shall be considered
residential and only subject to those restrictions that
apply to the same single-family or multifamily residential use type in the same zone.”
The County has made transitional housing a priority and
has been actively pursuing the provision of such housing opportunities in conjunction with non-profit agencies. The Placer County Homeless Strategy (prepared in
2019) identifies increased development of transitional
housing as a strategy to address homelessness in the
County. Transitional housing programs that provide
temporary housing for homeless persons up to two
years with intensive support services will be maintained
and expanded.

Supportive Housing
Consistent with State law, the County Zoning Ordinance
defines “supportive housing” as:
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“a facility that provides housing with no limit on
length of stay, that is occupied by the target population, as defined by Section 53260(d) of the California
Health and Safety Code, and that is linked to on-site
or off-site services that assist the tenant to retain the
housing, improve his or her health status, maximize
their ability to live and, when possible, to work in the
community. Supportive housing can take the form
of a single-family or multifamily dwelling unit(s).
Supportive housing shall be considered residential
and only subject to those restrictions that apply to
the same single-family or multifamily residential use
type in the same zone.”
Placer County continues to provide technical assistance
to individuals and organizations on housing development, rehabilitation and accessibility of all housing
types, including enriched affordable housing, permanent supportive housing, and other housing types for
special needs populations.
The County Zoning Code is non-compliant with recent
updates to State law related to by right supportive housing outlined in Assembly Bill 2162. However, Program
HE-41 of this Housing Element commits the County to
amend its Zoning Code to allow the approval of 100
percent affordable developments that include a percentage of supportive housing units, either 25 percent
or 12 units, whichever is greater, without a conditional
use permit or other discretionary review.

Accessory Dwelling Units
To encourage establishment of ADUs on existing developed lots, State law requires cities and counties to either
adopt an ordinance based on standards set out in the
law authorizing creation of ADUs in residentially-zoned
areas, or where no ordinance has been adopted, to allow ADUs on lots zoned for single family or multi-family
use that contain an existing single family unit subject to
ministerial approval (“by right”) if they meet standards
set out by law. Local governments are precluded from
totally prohibiting ADUs in residentially-zoned areas
unless they make specific findings (Government Code,
Section 65852.2).
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Several bills have added further requirements for local
governments related to ADU ordinances (AB 2299, SB
1069, AB 494, SB 229, AB 68, AB 881, AB 587, SB 13, AB
671, and AB 670). The 2016 and 2017 updates to state
law included changes pertaining to the allowed size of
ADUs, permitting ADUs by right in at least some areas
of a jurisdiction, and parking requirements related
to ADUs. More recent bills reduce the time to review
and approve ADU applications to 60 days and remove
lot size requirements and replacement parking space
requirements. AB 68 allows an ADU and a junior ADU
to be built on a single-family lot, if certain conditions
are met. The State has also removed owner-occupancy
requirements for ADUs and created a tiered fee structure that charges ADUs based on their size and location
and prohibits fees on units less than 750 square feet.
AB 671 requires local governments to include in housing
elements plans to incentivize and encourage affordable
ADU rentals and requires the State to develop a list
of state grants and financial incentives for affordable
ADUs. In addition, AB 670 makes any governing document, such as an association’s Covenants, Conditions,
and Restrictions, void and unenforceable to the extent
that it prohibits, or effectively prohibits, the construction or use of ADUs or junior ADUs.
The Placer County Board of Supervisors amended the
County Zoning Ordinance on June 9, 2020 to comply
with State law. Per the amended code, ADUs are permitted with a Zoning Clearance (C) in all residential
districts, the Neighborhood Commercial (C1) district,
the General Commercial (C2) district, the Commercial
Planned Development (D) district, the Highway Services
(HS) district, the Agricultural Exclusive (AE) district, the
Farm (F) district, and the Resort (RES) district.
All secondary dwelling units are subject to the following
design standards:
■ The maximum floor area allowed for an ADU attached
to, or contained within an existing primary dwelling
unit, shall not exceed fifty (50) percent of the primary
single-family dwelling living area, or a maximum floor
area of 1,200 square feet when detached from the
primary dwelling.

■ The height limit for the ADU is established by the applicable zone district but shall not be less than 16 feet.
■ One parking space per unit or bedroom, whichever
is less, shall be provided on-site for the ADU, except
when the ADU is:
● within one-half mile of a public transit stop,
● within an architecturally and historically significant historic district,
● within the existing single-family dwelling or an
existing accessory structure,
● in an area where on-street parking permits are
required but not offered to the occupant of the
secondary dwelling,
● within one block of a car share vehicle pick-up
location,
● A junior accessory dwelling unit; or
● Converted from a garage, carport, or other
covered parking space, or if a garage, carport,
or other covered parking space is demolished in
conjunction with the accessory or junior accessory dwelling unit construction.
■ The addition of a ADUs dwelling shall not cause a
parcel to exceed the allowable density of the site.
■ No setback shall be required for an existing, permitted garage that is converted to an ADU (where no
expansion is proposed), and a setback of four feet
from the side and rear lot lines shall be required in all
other instances.
The County provides a fee exemption for ADUs that
are deed restricted for affordability, as verified by the
County housing specialist and in compliance with HCD
requirements. No impact fees are assessed for units
less than 750 square feet. For units greater than 750
square feet, the impact fees are proportional to the
primary dwelling unit.
In the Tahoe Basin, the Placer County Zoning Ordinance
applies the same standards to the construction of ADUs
as listed in the Placer County Tahoe Area Plan, with
the following distinctions (Zoning Ordinance Section
17.56.202):
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■ The maximum floor area allowed for a ADUs shall be
based on the area of the lot as shown in Table 60 below, provided that an attached unit shall not increase
the floor area of an existing primary residence by
more than 30 percent.
■ Detached ADUs may be allowed an attached garage
or carport with a maximum size of 576 square feet
in addition to maximum permitted living area. Such
space must be clearly designed for the storage of an
automobile(s).
■ Either the primary or secondary residence on the site
shall be occupied at least 10 months per year. Shortterm rental of a secondary residence or its bedrooms
to overnight guests for fewer than 30 consecutive
days is prohibited.
■ Prior to issuance of a building permit for an ADU, the
owner shall record a deed restriction which addresses
the restrictions on such units contained herein. The
declaration shall run with the land and be binding
upon the applicant and successor property owners.
While the County’s Zoning Ordinance establishes standards for ADUs in the Tahoe Basin, TRPA’s regulations
regarding ADUs supersede the County’s regulations.
TRPA limits the construction of ADUs to lots larger
than one acre or lots within jurisdictions that have
an adequate local government housing program and
where ADUs are restricted to affordable, moderate, or
achievable housing. The Placer County Zoning Code and
Tahoe Basin Area Plan meet the TRPA criteria for ADUs
on small lots within the Tahoe Basin Area Plan.

Table 60. Maximum Floor Area
Allowed for ADUs, Tahoe Basin Portion
of Placer County
Lot Area of Site

Maximum Floor Area
(sq. ft.)

2.29 acres or less

840

2.3 to 4.99 acres

1,000

5 acres or more

1,200

Single-Room Occupancy Units
Single-room occupancy (SRO) units provide a valuable
source of affordable housing for individuals and can
serve as an entry point into the housing market for
people who previously experienced homelessness. The
Placer County Zoning Code defines SRO housing as:
“any building containing five or more units intended or
designed to be used, or which are used, rented, or hired
out, to be occupied, or which are occupied, for sleeping
purposes by residents which is their primary residence.
The individual units may lack either cooking facilities or
individual sanitary facilities, or both and shall meet currently adopted California Building Code R-2 occupancy
classification requirements.”
SRO housing of 30 or fewer units is allowed with a
Zoning Clearance (C) and a Minor Use Permit (MUP) is
required for SRO housing with 31 or more units in the
Resort (RES) Neighborhood Commercial (C1), Commercial Planned Development (CPD) and Residential Multifamily (RM), General Commercial (C2) and Highway
Service (HS) districts

Inventory of Local, State,
and Federal Housing and
Financing Programs
Placer County has access to a variety of resources available for affordable housing activities. This includes programs from local, State, Federal, and private sources.
Due to the high cost of housing project development
and the competition for funding sources, it is generally
necessary to leverage several funding sources to construct an affordable housing project. The following section describes the most significant housing resources in
Placer County.

Source: Placer County Tahoe Basin Area Plan
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Local Agencies and Programs
Placer County Housing Successor Entity
The Placer County Redevelopment Agency was created in 1996 and eliminated on February 1, 2012. Placer
County elected to retain the housing assets, functions,
and powers previously performed by the redevelopment agency, excluding amounts on deposit in the Low
and Moderate Income Housing Fund. As the housing
successor entity the County continues to operate its first
time homebuyer program and owner occupied rehabilitation programs as well as completing the multi-family
housing development in Kings Beach and the proposed
multi-family housing development in North Auburn.
Community Development Block Grant (CDBG) Funds
The purpose of the CDBG Program is to provide adequate housing, a suitable living environment, and
expanded economic opportunities, particularly for persons of low and moderate-income. CDBG funds may be
used for a wide range of community development activities serving low-income households, including acquisition/rehabilitation, homebuyer assistance, community
facilities, infrastructure in support of new affordable
housing, economic development, and neighborhood
revitalization. The Placer County unincorporated area,
because it is under 200,000 in population, does not
qualify as an entitlement jurisdiction to receive CDBG
funding directly from HUD; consequently, the County
applies for State-administered CDBG program funds, on
a competitive basis. At least 70 percent of the State’s
CDBG grant funds must be used for activities benefitting low- and moderate-income persons over a one-,
two-, or three-year time period selected by the State.
Between August 2013 and August 2020, the County
received approximately $3 million in CDBG funds for
housing rehabilitation, public works, economic development, and planning and technical assistance projects.
Placer County applies CDBG funds to preserve the existing stock of affordable housing through the County
Housing Rehabilitation Program. This program provides
housing rehabilitation and weatherization loans (to
a maximum of $125,000 and services to low-income
households throughout the County. The County also

uses CDBG funding for public works projects aimed
at low-income households, such as conversions from
septic systems to sewers and extensions of public water
services.
Home Investment Partnership Act (HOME Program)
The HOME Program is a Federal housing program enacted pursuant to Title 11 of the National Affordable
Housing Act (1990). The purposes of the HOME Program are to: (1) expand the supply of decent, affordable
housing for low and very low-income families, with
emphasis on rental housing; (2) increase State and local
capacity to carry out affordable housing programs; and
(3) provide for coordinated assistance to participants
in the development of affordable low-income housing.
Although Placer County is not eligible to receive HOME
funds directly from HUD, the County can apply to the
State for specific HOME program funds. Community
Housing Development Organizations (CHODOs) can also
apply for HOME funds from the State.
First-Time Homebuyer Assistance Program
The County provides a First-Time Homebuyer Assistance Program using HOME grant funds. The program
assists low-income first-time homebuyers in unincorporated Placer County by offering deferred shared-net appreciation loans for the down payment and/or eligible
closing costs and fees. The amount of assistance cannot
exceed $100,000 and no more than forty percent (40%)
of a home’s value. The maximum sales price to qualify
for assistance is $363,000. The median sales price for
the County, including incorporated cities, was $494,000
in February 2020. Due to the low maximum qualifying
sales price, many homebuyers are unable to benefit
from this program. Since the program was established
in 2000, the County has issued loans to 48 households.
Employee Housing Policy
The Placer County General Plan requires new commercial development in the Sierra Nevada and Lake Tahoe
areas to provide for affordable employee housing. For
example, resorts must provide for employee housing
equal to 50 percent of the increased housing demand
generated by the project through one of the following
methods: construction of employee housing onsite,
construction of employee housing offsite, dedication of
land, or payment of an in-lieu fee. The employee housing
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requirements are triggered when a new development is
built or when an existing development is expanded. The
employee housing policy is applied as a condition of a
use permit, tentative map, or development agreement.
Housing Trust Fund
The Placer County Housing Trust was established to
secure funding for the production and improvement
of affordable housing units. The funding sources for
the Fund include in-lieu fees and employee housing
needs fees. The Housing Trust Fund has approximately
$590,000 as of October 2020. However, there are several pending transactions that may significantly lower
that amount.

Placer County Department of Health and
Human Services
The Placer County Department of Health and Human
Services (HHS) functions as the Housing Authority Agent
for the Board of Supervisors. HHS administers the Housing Choice Voucher Program, Mainstream Vouchers,
and HUD-Veterans Affairs Supportive Housing.
Housing Choice Voucher Program
The Housing Choice Voucher (HCV) Program (formerly
Section 8 Rental Assistance) is a Federal program that
provides rental assistance to low- and very low-income
persons in the form of tenant-based vouchers. The
Health and Human Services Department administers
the HCV Program for the Placer County Housing Authority. Housing choice vouchers cover the difference
between the fair market rent payment standards established by HUD and what a tenant can afford to pay
(generally between 30 and 40 percent of their income
for rent and utilities). Many of those receiving vouchers
are elderly or disabled households.
As of February 2020, the County was allocated 276
housing choice vouchers, of which 245 vouchers were
leased and 31 vouchers were available.

Mainstream Vouchers
Mainstream vouchers provide targeted preference for
housing choice vouchers for applicants whose household has at least one non-elderly, disabled individual
between the ages of 18 and 61, and the household is either: transitioning out of an institutional or segregated
setting, at serious risk of institutionalization, currently
experiencing homelessness, previously experienced
homelessness and currently a client in a permanent
supportive housing or rapid rehousing project, or those
at risk of experiencing homelessness.
As of February 2020, the County was allocated 34 mainstream vouchers, of which 12 were leased and 22 were
available.
HUD-Veterans Affairs Supportive Housing Vouchers
The HUD-Veterans Affairs Supportive Housing (HUDVASH) program combines HCV rental assistance with
case management and clinical services provided by the
Department of Veterans Affairs for homeless veterans.
Like the HCV Program, the HUD-VASH program also
provides gap financing for between the fair market
rent payment standards and what the veteran tenant
can afford to pay. In February 2020, Placer County was
allocated 69 vouchers from HUD for HUD-VASH. 39
HUD-VASH vouchers were leased, and the remaining 30
vouchers were available. Eligible voucher holders have
had difficulty locating properties to rent due to the lack
of landlord participation and the “gap” between the
payment standard set by HUD and the cost of market
rate rental housing in Placer County. Often, housing
eligible within the HUD payment standards is among
the subsidized rental stock in Placer County, a market
that is very limited and often has long wait lists. Currently, the most availability is in subsidized complexes
in Lincoln. The Section 8 Program also requires voucher
holders to secure a lease on an apartment within 60
days (and Placer County occasionally has to extend the
search period to 120 days), which can be difficult due to
the shortage of properties to which tenants can apply
their vouchers. As a result, allocated vouchers may be
underutilized.
The current wait list for housing choice vouchers is 106
applicants.

122

Placer County Housing Element 2021 – 2029 | Adopted 5/11/2021
General Plan Housing Element, Chapter 4: Resource Inventory

Placer County Health and Humans Services Adult
System of Care
Placer County’s Adult System of Care (ASOC) has programs that provide rental assistance and supportive
services to qualified individuals. The basic requirement
is that individuals be homeless, Placer County resident
and have a documented disabling condition. ASOC
manages four transitional houses located in Auburn,
Rocklin, and Roseville, which each house up to six residents. ASOC also manages three supportive housing
programs: Timberline, Placer Street, and Main Street,
providing a total of 29 units.

Other Local Organizations
Placer Independent Resource Services
The Placer Independent Resource Services (PIRS) is a
non-profit independent living center, located in Auburn.
PIRS provides a variety of services including advocacy,
training, information and referral, and support to persons with disabilities. PIRS also conducts minor home
modifications, including grab bars and threshold ramps,
to increase safety. Individuals may also receive housing
information and advocacy for housing searches, applications, and tenant/landlord rights and responsibilities.

State and Federal Funding
Programs
In addition to the funding programs available through
the County Department of Health and Human Services,
and other local organizations, there are a number of
State and Federal funding programs available that assist
first-time homebuyers, build affordable housing, and
help special needs groups, such as seniors and large
households.

County financial support of private sector applications
for funding to outside agencies is very important. Funding provided by the County can be used as matching
funds required by some programs. Local funding is also
used for leverage. County support of private sector applications enhances the competitive advantage of each
application for funds.
Table 61 summarizes several of the State and Federal
funding programs that are available to fund affordable
housing opportunities.

Assisted Housing Projects in Placer
County
There are numerous assisted housing projects in Placer
County, including five projects in the unincorporated
area of North Auburn: Snow Cap View Apartments,
Colonial Village, Auburn Court Apartments, Terracina
Oaks, and Quartz Ridge Apartments. In addition, a
79-unit affordable housing project proposed by Mercy
Housing has been approved in the Placer County Government Center (PCGC) Master Plan, and as of 2021
is under construction. Assisted rental housing is also
located in Foresthill, Northstar, and Kings Beach. Table
62 lists all assisted housing projects in unincorporated
Placer County, totaling 512 affordable units. Sawmill
Heights and Mercy Housing at the PCGC received funds
from the County’s Public Housing Trust Fund. Most other housing projects in the County received low-income
housing tax credits. Snowcap View Apartments and
Foresthill Apartments received assistance through the
USDA Rural Development Rental Assistance program.

In most cases entities other than the County, including
for-profit and non-profit developers, apply for funds or
other program benefits. For example, developers apply
directly to USDA for Section 515 loans, to HUD for Section 202 and Section 811 loans, or to the California Tax
Credit Allocation Committee (TCAC) for low-income tax
credits.
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Table 61. Financial Resources for Housing, 2020
Program Name

Program Description

Federal Programs

Community Development
Block Grant (CDBG)

Provides grants and a variety of resources to ensure decent affordable housing, provide services to
the most vulnerable in our communities, and to create jobs through the expansion and retention of
businesses. Resources are available for acquisition, rehabilitation, home buyer assistance, economic
development, homeless assistance, and public service.

Continuum of Care (CoC)

Provides funding for efforts by nonprofit providers, and State and local governments to quickly rehouse homeless individuals and families. Initiated by the Homeless Emergency Assistance and Rapid
Transition to Housing (HEARTH) Act of 2009, the CoC program consolidates the Supportive Housing
Program, the Shelter Plus Care Program, and the Moderate Rehabilitation/Single Room Occupancy
Program into a single grant program.

HOME Investment Partnership Program (HOME)

Provides formula grants to jurisdictions to fund a wide range of activities including building, buying,
and/or rehabilitating affordable housing for rent or homeownership or providing direct rental assistance to low-income people. HOME is the largest Federal block grant to state and local governments
designed exclusively to create affordable housing for low-income households.

Home Ownership for People
Everywhere (HOPE)

HOPE program provides grants to low income people to achieve homeownership. The programs are:
HOPE I—Public Housing Homeownership Program
HOPE II—Homeownership of Multifamily Units Program
HOPE III—Homeownership for Single‐family Homes
HOPE IV – Hope for Elderly Independence

Housing Opportunities for
Persons with AIDS (HOPWA)

Funds are made available countywide for supportive social services, affordable housing development, and rental assistance to persons with HIV/AIDS.

Low Income Housing Tax
Credits (LIHTC)

Provides Federal and state income tax credits to persons and corporations that invest in low-income
rental housing projects.

Mortgage Credit Certificate
(MCC) Program

Provides income tax credits to first-time homebuyers to buy new or existing homes.

Federal Emergency Shelter
Grant Program (FESG)

Provides grants to jurisdictions to implement a broad range of activities that serve the homeless.
Eligible activities include shelter construction, shelter operation, social services, and homeless
prevention.

Housing Choice Voucher
Program

Provides financial assistance to public housing authorities to fund rental assistance payments to
owners of private market-rate units on behalf of very low-income, elderly, or disabled tenants.
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Table 61. Financial Resources for Housing, 2020
Program Name

Program Description

Section 108 Loan Guarantee
Program

Provides loan guarantees to CDBG entitlement jurisdictions for capital improvement projects that
benefit low- and moderate-income persons, or aid in the prevention of slums. Maximum loan
amount can be up to five times the jurisdiction’s recent annual allocation. Maximum loan term is
20 years. Eligible activities include acquisition, rehabilitation, home buyer assistance, economic
development, homeless assistance, and public services.

Section 202 Supportive
Housing for the Elderly
Program

Provides an interest-free capital advance to cover the costs of construction, rehabilitation, or acquisition of very low-income senior housing. The sponsor does not have to repay the capital advance as
long as the project serves the target population for 40 years. Rental assistance funds are provided
for three years, and are renewable based on the availability of funds. The program is available to
private, non-profit sponsors. Public sponsors are not eligible for the program.

Section 811 Supportive
Housing for Persons with
Disabilities

Provides an interest-free capital advance to cover the costs of construction, rehabilitation, or
acquisition of housing for persons with disabilities. The sponsor does not have to repay the capital
advance as long as the project serves the target population for 40 years. Rental assistance funds
are provided for three years, and are renewable based on the availability of funds. The program is
available to private, non-profit sponsors. Public sponsors are not eligible for the program.

U.S. Department of
Agriculture (USDA) Housing
Programs (Section 514/516)

Provides below market-rate loans and grants for new construction or rehabilitation of farmworker
rental housing.

State Programs
Affordable Housing and
Sustainable Communities
Program (AHSC)

Funds land use, housing, transportation, and land preservation projects that support infill and
compact development and reduce greenhouse gas emissions. Loans and/or grants are provided for
Transit Oriented Development Project Areas and Integrated Connectivity Project Areas.

CalHOME

Provides grants to local governments and non-profit agencies to assist first-time homebuyers
become or remain homeowners through deferred-payment loans. Funds can also be used to assist in
the development of multiple-ownership projects.

California Emergency Solutions and Housing (CESH)

Provides grant funds to assist persons experiencing or at-risk of homelessness.

California Self-Help Housing
Program (CSHHP)

Provides grants for sponsor organizations that provide technical assistance for low- and moderate-income families to build their homes with their own labor.
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Table 61. Financial Resources for Housing, 2020
Program Name

Program Description

Emergency Solutions Grants
Program (ESG)

Provides grants to fund projects that serve homeless individuals and families with supportive services, emergency shelter, and transitional housing; assist persons at risk of becoming homeless with
homelessness prevention assistance; and provide permanent housing to the homeless. ESG funds
can be used for supportive services, emergency shelter/transitional housing, homelessness prevention assistance, and providing permanent housing. Funds are available in California communities that
do not receive ESG funding directly from the U.S. Department of Housing and Urban Development.

Golden State Acquisition
Fund (GSAF)

Provides a flexible source of capital for the development and preservation of affordable housing
properties. Developers can access acquisition financing for rental housing and homeownership
opportunities at favorable terms for urban and rural projects statewide. Nonprofit and for-profit
developers, cities, counties and other public agencies within California are all eligible for GSAF
financing. HCD seeded GSAF with $23 million from its Affordable Housing Innovation Fund. These
funds are leveraged with additional capital from a consortium of seven community development
financial institutions.

HOME Investment Partnerships Program (HOME)

Provides grants to municipalities that do not receive HOME funds from HUD for the rehabilitation,
new construction, and acquisition and rehabilitation of single-family and multifamily housing projects; first-time homebuyer mortgage assistance; owner-occupied rehabilitation; and tenant-based
rental assistance programs.

Housing for a Healthy
California

Provides funding to deliver supportive housing opportunities to developers using the federal
National Housing Trust Funds (NHTF) allocations for operating reserve grants and capital loans. The
program creates supportive housing for individuals who are recipients of or eligible for health care
provided through the California Department of Health Care Services, Medi-Cal program.

Housing-Related Parks
Program

Provides grants for the creation of new parks or the rehabilitation and improvement of existing parks
and recreational facilities.

Infill Infrastructure Grant
Program (IIG)

Provides grants to assist in the new construction and rehabilitation of infrastructure that supports
higher-density affordable and mixed-income housing in locations designated as infill.

Joe Serna, Jr. Farmworker
Housing Grant Program

Provides matching grants and loans for the acquisition, development, and financing of ownership
and rental housing for farmworkers.

Local Early Action Planning
(LEAP) Grants

Assists cities and counties to plan for housing through providing over-the-counter, non-competitive
planning grants.

Local Housing Trust Fund
Program (LHTF)

Provides matching funds (dollar-for-dollar) to local housing trust funds that are funded on an ongoing
basis from private contributions or public sources (that are not otherwise restricted). The grants
may be used to provide loans for construction of rental housing that is deed-restricted for at least
55 years to very low-income households, and for down-payment assistance to qualified first-time
homebuyers.
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Table 61. Financial Resources for Housing, 2020
Program Name

Program Description

Mobile Home Park Resident
Ownership Program
(MPROP)

Provides loans to mobile home park resident organizations, non-profit entities, and local public
agencies to finance the preservation of affordable mobile home parks by conversion to ownership
control.

Multi-family Housing
Program (MHP)

Provides low-interest, long-term, deferred-payment loans for the new construction, rehabilitation,
and preservation of rental housing, supportive housing, and housing for homeless youth.

No Place Like Home
Program

Provides funding to invest in the development of permanent supportive housing for persons who are
in need of mental health services and are experiencing homelessness, chronic homelessness, or who
are at risk of chronic homelessness.

Office of Migrant Services
(OMS)

Provides grants to local government agencies that contract with HCD to operate OMS centers
located throughout the state for the construction, rehabilitation, maintenance, and operation of
seasonal rental housing for migrant farmworkers.

Permanent Local Housing
Allocation (PLHA)

Provides a permanent source of funding for the predevelopment, development, acquisition,
rehabilitation, and preservation of affordable housing, including multifamily, residential live-work,
and Accessory Dwelling Units (ADUs).

Predevelopment Loan
Program (PDLP)

Provides short-term predevelopment loans to finance the continued preservation, construction,
rehabilitation or conversion of assisted housing primarily for low-income households.

Regional Early Action
Planning (REAP) Grants

Provides funding for council of governments (COGs) and other regional entities to collaborate on
projects that have a broader regional impact on housing. Grant funding is intended to help regional
governments and entities facilitate local housing production that will assist local governments in
meeting their Regional Housing Need Allocation (RHNA).

Senate Bill (SB) 2 Planning
Grants Program

Provides one-time non-competitive/over the counter funding and technical assistance to all eligible
local governments in California to adopt and implement plans and process improvements that
streamline housing approvals and accelerate housing production. The SB 2 Planning Grants allocates
a total of $5,625,000 to SACOG jurisdictions for planning activities that have a nexus to accelerating
housing production. Placer County was allocated $310,000 under this grant program.

State Community Development Block Grant Program
(CDBG)

Provides grants to fund housing activities, public works, community facilities, public service projects,
planning and evaluation studies, and economic assistance to local businesses and low-income
microenterprise owners serving lower-income people in small, typically rural communities.
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Table 61. Financial Resources for Housing, 2020
Program Name

Program Description

Supportive Housing Multifamily Housing Program
(SHMHP)

Provides low-interest loans to developers of permanent affordable rental housing that contain
supportive housing units. Loans have a 55-year term at three percent simple annual interest. Loans
may be used for new construction or rehabilitation of a multifamily rental housing development, or
conversion of a nonresidential structure to a multifamily rental housing development.

TOD Housing Program

Provides grants and/or loans for the development and construction of mixed-use and rental housing
development projects, homeownership mortgage assistance, and infrastructure necessary for the
development of housing near transit stations. (Note: applies to specific transit stations in particular
cities)

Veterans Housing and
Homelessness Prevention
Program (VHHP)

Provides long-term loans for development or preservation of rental housing for very low- and
low-income veterans and their families.

Private Resources
California Community
Reinvestment Corporation
(CCRC)

Non-profit mortgage banking consortium that provides long-term debt financing for multi-family
affordable rental housing. CCRC specializes in programs for families, seniors, citizens with special
needs, and mixed-use developments. Both non-profit and for-profit developers are eligible.

Federal Home Loan Bank
Affordable Housing Program

Provides direct subsidies to non‐profit and for-profit developers, and public agencies for the construction of affordable low‐income ownership and rental projects. Many projects are designed for
seniors, the disabled, homeless families, first-time homeowners, and others with limited resources
or special needs.

Federal National Mortgage
Association (Fannie Mae)

A shareholder-owned company with a Federal charter that operates in the secondary mortgage
market. Fannie Mae provides a variety of mortgages for single- and multi-family housing, and has
programs specifically designed for affordable housing.

Federal Home Loan Mortgage Corporation (Freddie
Mac)

A government-sponsored enterprise that makes homeownership and rental housing more accessible
and affordable Freddie Mac operates in the secondary mortgage market and purchase mortgage
loans from lenders so that they can in turn provide more loans to qualified borrowers.

Source: Compiled by Ascent, August 2020.

128

Placer County Housing Element 2021 – 2029 | Adopted 5/11/2021
General Plan Housing Element, Chapter 4: Resource Inventory

Table 62. Assisted Rental Housing Projects, Placer County, 2020
Units

Bedrooms

Target
Population

Subsidy

Expiration

Snowcap View Apartments
3540 Snowcap View Circle (N. Auburn)

80

1, 2, and 3

Low-, median-,
and moderate-income

USDA; Section
515

2035

Colonial Village
2205 Colonial Village (N. Auburn)

56

2 and 3

Very low and low

Tax credits

2049

Auburn Court Apartments
12199 Gateway Court (N. Auburn)

60

2, 3, and 4

Very low- and
low-income

Tax credits

2052

Terracina Oaks
2200 Gateway Court (N. Auburn)

56

2 and 3

Very low and low

Tax credits,
Tax-Exempt Bond
Financing

2067

Quartz Ridge Apartments
360 Silver Bend Way (N. Auburn)

63

1, 2, and 3

Very low and low

Tax credits

2068

Mercy Housing at PCGC*
1st Ave and B Street (N. Auburn)

79

Very low and low

Tax credits;
Housing Trust
Fund

2073

Property

34
(29 affordable
units)

1, 2, and 3

Family

USDA; Section
515

2036

Sawmill Heights
Northstar Village

12

Studio, 2, and 4

Low

Housing Trust
Fund

2061

Kings Beach Housing
200 Chipmunk Street (Kings Beach)

77

1, 2, and 3

Very low and low

Tax credits

2065

Foresthill Apartments
5771 Gold Street (Foresthill)

Source: Housing Resources in Placer County, Placer County ASOC Housing Team, 2020
*Pending construction summer 2020

Preserving At-Risk Units
State law requires that housing elements include an inventory of all publicly assisted multi-family rental housing projects within the local jurisdiction that are at risk
of conversion to uses other than low-income residential
10 years from the start of the current planning period
(May 15, 2021 through May 15, 2031).
California Government Code Section 65863.10 requires
that owners of federally-assisted properties must
provide notice of intent to convert their properties to
market rate 12 months and 6 months prior to the expiration of their contract, opt-outs, or prepayment. Owners must provide notices of intent to public agencies,

including HCD, the local redevelopment agency, and
the local public housing authority, and to all impacted
tenant households. The six-month notice must include
specific information on the owner’s plans, timetables,
and reasons for termination. Under Government Code
Section 65863.11, owners of federally-assisted projects
must provide a Notice of Opportunity to Submit an
Offer to Purchase to Qualified Entities, non-profit or
for-profit organizations that agree to preserve the longterm affordability if they should acquire at-risk projects,
at least one year before the sale or expiration of use
restrictions. Qualified Entities have first right of refusal
for acquiring at-risk units.
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According to County staff, preserving existing affordable housing costs roughly half the cost of creating new
units and has therefore been a County priority. As of
August 2020, Placer County had not received any notices of intent to convert within the coming year. As shown
in Table 62, there are no affordable units in the County
at risk of conversion to market-rate uses within the
next 10 years. Program HE-36 of the Housing Element
requires that the County monitor and strive to preserve
at-risk housing.
There are a variety of Federal, State, and local programs
available for the preservation of at-risk affordable units.

Federal Programs to Preserve At-Risk Units
For below-market properties, Section 8 preservation
tools include the Mark-Up-to-Market program, which
provides incentives for for-profit property owners
to remain in the Section 8 program after their contracts expire. The Mark-Up-to-Market program allows
non-profit owners to increase below-market rents to
acquire new property or make capital repairs while
preserving existing Section 8 units. For above-market
properties, Mark-to-Market provides owners with debt
restructuring in exchange for renewal of Section 8 contracts for 30 years.
For Section 236 properties, Interest Reduction Payment
(IRP) Retention/ Decoupling enables properties to retain
IRP subsidy when new or additional financing is secured.
Due to the termination of two major federal preservation programs (LIHPRHA and ELIHPA), and the limitations of existing federal tools such as Mark-to-Market,
state and local actors must assume a greater role in
preserving HUD-assisted properties.
Section 515 enables USDA to provide deeply subsidized
loans directly to developers of rural rental housing.
Loans have thirty-year terms and are amortized over
fifty years. The program gives first priority to individuals
living in substandard housing.
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Several resources are available for preservation of
Section 515 resources. Non-profit organizations can
acquire Section 515 properties and assume the current
mortgage or receive a new mortgage to finance acquisition and rehabilitation of the structures. Section 538
Rental Housing Loan Guarantees are available for the
Section 514 and 516 loans and grants are also available
for purchase and rehabilitation of Section 515 properties that are occupied by farmworkers. Section 533
provides a Housing Preservation Grant Program, which
funds rehabilitation, but not acquisition.

State Programs to Preserve At-Risk Units
At the state level, the California Housing Finance
Agency offers low interest loans to preserve long-term
affordability for multifamily rental properties through
its Taxable, Tax-Exempt, or CalHFA funded Permanent
Loan programs.
The Division of Financial Assistance within the Department of Housing and Community Development offers
Multifamily Housing Program (MHP), which provides
deferred payment loans for preservation of permanent
and transitional rental housing, as well as new construction and rehabilitation.
The Golden State Acquisition Fund (GSAF) is sponsored
by the Department of Housing and Community Development’s Affordable Housing Innovation Fund and
provides loans to developers for acquisition or preservation of affordable housing.
The Mobile Home Park Rehabilitation and Resident
Ownership Program provides short- and long-term low
interest rate loans for the preservation of affordable
mobile home parks for ownership or control by resident organizations, nonprofit housing sponsors, or local
public agencies. MPRROP also makes long-term loans to
individuals to ensure continued affordability.
The HOME Investment Partnerships Program provides
grants to cities and counties and low-interest loans to
state-certified community housing development organizations to create and preserve affordable housing for
single- and multi-family projects benefitting lower-income renters or owners.
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Local Programs to Preserve At-Risk Units
Placer County can apply for and receives HOME and
CDBG funds that it can direct through grants and loans
to extend affordability covenants on expiring properties.
Community Housing Development Organizations (CHDOs) can apply directly to the State for HOME funds for
preservation. The only local group in this category is
Mercy Housing, but it has not pursued HOME funds for
preservation purposes. The only locally based non-profit organization in the County involved in preservation is
Project Go, which owns Colonial Village Apartments in
North Auburn.
Qualified entities are non-profit or for-profit organizations with the legal and managerial capacity to acquire
and manage at-risk properties that agree to maintain
the long-term affordability of projects. The following is
a list of Qualified Entities for Placer County:
■ ACLC, Inc. (Stockton)
■ Affordable Housing Foundation (San Francisco)
■ Volunteers of America National Services (Sacramento)
■ ROEM Development Corporation (Santa Clara)
■ Rural California Housing Corp (West Sacramento)
■ Eskaton Properties, Inc. (Carmichael)
■ Mercy Housing California

Energy Conservation
Opportunities
State Housing Element Law requires an analysis of the
opportunities for energy conservation in residential
development. Energy efficiency has direct application
to affordable housing because the more money spent
on energy, the less available for rent or mortgage
payments. High energy costs have particularly detrimental effects on low-income households that do not
have enough income or cash reserves to absorb cost
increases and must choose between basic needs such
as shelter, food, and energy. In addition, energy price
increases combined with rolling electricity blackouts
over the past decade have led to a renewed interest in
energy conservation. This section describes opportunities for conserving energy in existing homes as well as
in new residential construction. It discusses the factors
affecting energy use, conservation programs currently
available in Placer County, and examples of effective
programs used by other jurisdictions.
All new buildings in California must meet the standards
contained in Title 24, Part 6, of the California Code of
Regulations (Building Energy Efficiency Standards for
Residential and Nonresidential Buildings). These regulations respond to California’s energy crisis and need
to reduce energy bills, increase energy delivery system
reliability, and contribute to an improved economic
condition for the state. They were established by the
California Energy Commission in 1978 and are updated
every three years to allow consideration and possible
incorporation of new energy efficiency technologies
and methods. The 2019 California Energy Code, which
was adopted by California Energy Commission on May
9, 2018, will apply to projects constructed after January
1, 2020. The newest update enables homes to reduce
electricity demands through solar photovoltaic systems
and other measures, helping to reduce energy bills and
the carbon footprint. The California Energy Commission
estimates a 53-percent reduction in energy use and an
expected savings of $19,000 over a 30-year mortgage
from the previous energy code. Local governments
through the building permit process enforce energy ef-
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ficiency requirements. All new construction must comply with the standards in effect on the date a building
permit application is made.

launched in 2010, provides special assessment financing
for energy efficiency and renewable energy projects.
Loans are repaid through property taxes.

The California Building Code includes green building
regulations, referred to as CALGreen, to encourage
more sustainable and environmentally friendly building
practices, require low pollution emitting substances
that can cause harm to the environment, conserve natural resources, and promote the use of energy efficient
materials and equipment. CALGreen Requirements for
new buildings include:

mPOWER Placer provides financing to make water
and energy efficiency improvements on non-residential buildings, as well as power generation improvements such as solar photovoltaic for commercial and
multi-family property owners in Placer County. Other
eligible projects include installation of energy-efficient
lighting, energy monitoring systems, cool and green
roofs, insulation, HVAC upgrades, and smart cooling
systems.

■ Separate water meters for nonresidential buildings’
indoor and outdoor water use;
■ Install water conserving plumbing fixtures and fittings
to reduce indoor-water consumption;
■ Water-efficient landscaping and moisture-sensing
irrigation systems for larger landscape projects;
■ Divert 65 percent of construction waste from landfills;
■ Install low pollutant-emitting materials;
■ Installation of solar photovoltaics;
■ Domestic hot water solar preheat requirement of
20 – 30 percent; and
■ Home Energy Rating System testing for kitchen
exhaust hood ventilation, insulation, and heating,
ventilation, and air conditioning systems.
Placer County fully enforces the provisions of Title 24
of the California Administrative Code. The code is a
comprehensive and uniform regulatory code for all
residential, commercial, hospital and school buildings.
Placer County encourages energy efficiency in residential construction by emphasizing energy-efficient
construction practices. The County provides an information sheet to builders that discusses the short and
long-run costs and benefits of energy-efficient design
and construction, and provides a list of the local dealers,
contractors, and suppliers of conservation materials.
To encourage investments in energy efficiency, Placer
County also sponsors the mPower Placer program for
commercial and multi-family properties. The program,
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The primary energy conservation program for older
homes in Placer County is the free weatherization
program sponsored by Sierra Pacific Power, WP Natural Gas, and Project Go, Inc.–an independent, private
non-profit organization that specializes in home repairs.
The program provides a free weatherization service and
energy-efficient home improvements to low-income
and elderly people. Services include attic insulation,
energy-efficient showerheads, faucet aerators, water
heater blankets, door weather-stripping, caulking, and
glass storm windows. Recipients of CalWORKS and State
Disability Insurance are automatically eligible.
The County also encourages participation in the California Multifamily New Homes (CMFNH) program, sponsored by PG&E. The program facilitates energy-efficient
design and construction in multifamily housing through
design assistance and cash incentives. CMFNH benefits
include energy efficiency services for developers, architects, engineers, energy consultants, and property
owners.
In addition, PG&E offers the following financial and
energy-related assistance programs for its low-income
customers:
■ California Alternate Rates for Energy (CARE). PG&E
offers this rate reduction program for low-income
households. PG&E determines qualified households
by a sliding income scale based on the number of
household members. The CARE program provides a
discount of 20 percent or more on monthly energy
bills.
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■ Energy Savings Assistance Program. PG&E’s Energy
Savings Assistance program offers free weatherization measures and energy-efficient appliances to
qualified low-income households. PG&E determines
qualified households through the same sliding
income scale used for CARE. The program includes
measures such as attic insulation, weather stripping,
caulking, and minor home repairs. Some customers
qualify for replacement of appliances including refrigerators, air conditioners, and evaporative coolers.
■ REACH (Relief for Energy Assistance through Community Help). The REACH program is sponsored
by PG&E and administered through a non-profit
organization. PG&E customers can enroll to give
monthly donations to the REACH program. Through
the REACH program, qualified low-income customers
who have experienced uncontrollable or unforeseen
hardships, that prohibit them from paying their
utility bills may receive an energy credit. REACH assistance is available once per 12-month period, with
exceptions for seniors and mentally- and physically
disabled persons. Eligibility is determined by a sliding
income scale based on the number of household
members. To qualify for the program, the applicant’s
income cannot exceed 200 percent of the Federal
poverty guidelines.

of the patient’s medical condition; or suffering from
asthma and/or sleep apnea. The program allows customers to get additional quantities of energy at the
lowest or baseline price for residential customers.
In addition to the local programs described above, the
California Department of Community Services and
Development (CSD) administers the Federally funded
Low-Income Home Energy Assistance Program (LIHEAP).
This program provides two types of assistance: Home
Energy Assistance and Energy Crisis Intervention. The
first type of assistance is a direct payment to utility bills
for qualified low-income households. The second type
of assistance is available to low-income households that
are in a crisis situation. CSD also offers free weatherization assistance, such as attic insulation, caulking, water
heater blankets, and heating and cooling system repairs
to low-income households.

■ Energy Efficiency for Multifamily Properties. The
Energy Efficiency for Multifamily Properties program
is available to owners and managers of existing multifamily residential dwellings containing five or more
units. The program encourages energy efficiency by
providing rebates for the installation of certain energy-saving products.
■ Medical Baseline Allowance. The Medical Baseline
Allowance program is available to households where
a California-licensed physician has certified that a
full-time resident is either dependent on life-support
equipment while at home; a paraplegic, hemiplegic,
quadriplegic, or multiple sclerosis patient with
special heating and/or cooling needs; a scleroderma
patient with special heating needs; suffering from a
life-threatening illness or compromised immune system with special heating and/or cooling requirements
to sustain the patient’s life or prevent deterioration
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