
Shasta County Housing Element   III-1

III HOUSING CONSTRAINTS  

The provision of adequate and affordable housing opportunities is an important goal of the County. However, a 
number of factors can constrain the maintenance, improvement, or development of housing, particularly housing 
affordable to lower income households. Housing constraints are those that add significant costs to housing 
development. 

State housing law requires the County to review these constraints, which fall into two basic categories: 
governmental, those controlled by federal, State, or local governments; and non-governmental factors that are not 
created by and generally cannot be significantly affected by government actions. 

This section addresses these potential constraints and their effects on the supply of affordable housing. 

A GOVERNMENTAL AND ENVIRONMENTAL CONSTRAINTS 

Shasta County’s policies and regulations play an important role in protecting the public’s health, safety and 
welfare. However, governmental policies and regulations can act as constraints that affect both the amount of 
residential development that occurs and housing affordability. State law requires housing elements to “address 
and where appropriate and legally possible, remove governmental constraints to the maintenance, improvement, 
and development of housing” (Government Code Section 65583). Therefore, the County is required to review its 
regulations to ensure there are no unnecessary restrictions on the operation of the housing market. If the County 
determines that a policy or regulation results in excessive constraints, the County must attempt to identify what 
steps can be taken to remove or minimize obstacles to affordable residential development. 

Shasta County’s primary policies and regulations that affect residential development and housing affordability are 
land use controls; development processing procedures, fees, and improvement requirements; and building and 
housing codes and enforcement. Special district management and the State and federal governments impose 
additional potential constraints. 

1 LAND USE CONTROLS 

Land use controls guide local growth and development. Shasta County applies land use controls through its 
General Plan, along with the Zoning Plan and Subdivision Ordinance. The General Plan and Zoning Plan 
establish the amount and distribution of land allocated for different uses, including housing. The Subdivision 
Ordinance governs the process of converting undeveloped land to building sites.   

GENERAL PLAN 

Shasta County’s principal land use policy is found in the Community Development Group (Section 7) of its 
General Plan. Additional policies related to land use that could potentially affect housing are contained in the 
Public Safety Group (Section 5), and Resources Group (Section 6) of the General Plan.  

California’s planning laws require each jurisdiction’s general plan to establish “standards of population density 
and building intensity” for the various land use designations in the plan (Government Code Section 65302). One 
of the primary objectives of Shasta County’s General Plan is to direct the more intensive development to the 
identified Town Centers and Rural Community Centers as well as land adjoining incorporated Urban Centers 
where public facilities and infrastructure are generally more available. Policies in each of the elements referenced 
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above are designed to achieve the desired land use patterns, coordinate development with infrastructure 
availability, and preserve agricultural and timber lands, natural resources, and open space.   

The General Plan provides for urban, suburban, commercial and industrial land use designations which are 
normally applied only in urban and town centers. These designations are designed to establish broad commercial 
and industrial land use categories, and accommodate higher density residential development, where services are 
available, in accordance with state-mandated regional housing needs allocation requirements, which will be 
converted into more specific zone districts. In addition, there is a Mixed Use (MU) designation that is applied to 
commercial or light industrial areas in or near rural community centers to accommodate residential development. 

As noted in Section IV, the County has more than 114,600 acres designated by the General Plan to accommodate 
at least 12,523 units.  The General Plan provides an ample supply of developable land for residential use for at 
least the next ten years. Table III-1 shows the four residential land use designations and density limits specified 
within the County’s General Plan.  

Table III-1. Residential Land Use Categories and Density 

Land Use Category Purpose Residential Density 
Urban Residential (UR) Provides living environments receiving full-range 

of urban services within an Urban or Town Center.  
Maximum: 16 units per acre, except 
UR-25 allows 25 units per acre 

Minimum: 80% of maximum density  

Suburban Residential (SR) Provides living environments receiving most urban 
services, but characterized by lower population 
densities than the urban residential category and 
located within an Urban or Town Center.  

Maximum: 6 units per acre1  

Minimum: 4 units per acre 

Rural Residential A (RA) Provides living environments receiving no or only 
some urban services usually located within or near 
a Rural Community Center. 

1 unit per two acres2 

Rural Residential B (RB) Provides living environments receiving no urban 
services and located in areas characterized by one 
or more of the following conditions: 

► Severe limitations on septic tank use. 
► Questionable water supply. 
► Proximity to resource lands such as agriculture 

or timber.  
► Separated from Urban, Town, and Rural 

Community Centers. 
► Extreme wildland fire hazard. 
► Not served by County maintained roads. 

1 unit per five acres 

Mixed Use (MU) Allows a mix of uses in rural community centers or 
outside of rural community centers in areas with 
pre-existing commercial or light industrial uses.  

1 unit per acre within a rural community 
center; 1 unit per two acres outside of a 
rural community center; 16 units per 
acre, or up to 25 units per acre for 
parcels identified for lower-income 
housing within a town center 

Notes:  
1SU density is 6 du/ acre if property is served by community sewer. If served by septic system, density is 1 du/5 acres until community water 

and sewer are brought to the site. 
2Density is 1 du/3acres in Centerville Community Service District. 
 3In Urban and Suburban designations, the maximum density is shown as a number following the designation in the general plan or the zoning. 

Minimum density in the Urban designation shall be eighty (80) percent of the maximum density number and minimum density in the 
Suburban designation shall be four (4) units per gross acre. 

Source: Shasta County General Plan (amended 2018) – Community Development Group (also see Table CO-7). 
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The UR and SR land use designation requires further refinement through zoning to identify the specific residential 
use and residential densities allowed on a specific parcel. The one-family (R1), two-family (R2) and multiple 
family (R3) residential zones are most appropriate for the UR and SR designations. In undeveloped or under 
developed areas adjoining city boundaries and within the city's sphere of influence, the interim residential (I-R) 
district may also be applied, which is applied to urban or suburban residential areas to serve as a holding district 
for the transition from rural to more intensive urban or suburban land uses and to ensure that such future 
residential development in these areas is orderly and meets County access and development standards. In the UR 
and SR designations, the density of residential development is indicated as a number of units per acre following 
the general plan designation or the corresponding zoning district. For example, a designation of UR(12) or a zone 
district of R3(12) indicates a maximum residential density of 12 units per acre and a minimum residential density 
of 9.6 units per acre.  

General Plan policies directing growth to Town Centers and Rural Community Centers and concurrency policies 
requiring adequate public utilities and infrastructure could be viewed as governmental constraints. However, 
when viewed as a necessary method to direct growth to areas that are most suitable for development and to protect 
agricultural and timberlands, open space, and natural resources, the benefits outweigh any constraints that may be 
imposed. Directing infill and new growth to Town Centers and Rural Community Centers is more likely to result 
in deed-restricted affordable housing, as costs associated with services to and infrastructure development in 
support of a subdivision or multifamily development would be substantially less. Additionally, directing higher 
intensities to land adjoining incorporated Urban Centers and within the unincorporated Town Centers and Rural 
Community Centers maximizes the efficient use of land by promoting higher density development within these 
areas of the County that have public infrastructure, employment centers, and a higher level of services, shopping, 
and dining amenities. 

Previously, the County required the applicants proposing major residential or mixed use developments to finance 
the preparation of a Specific Plan, which would need to be approved by the County prior to project initiation or 
development. This placed a large financial constraint hindering major residential and mixed-use developments 
that would have the ability to supplement the County’s housing supply. In 2018, the County amended the General 
Plan to remove this financial constraint indicating that the County will identify and maintain an adequate supply 
of developable land in each residential land use designation and zoning category for both single-family and 
multiple-family units (including manufactured housing and mobile homes). This supply of developable land 
accommodates projected population increases and off-sets low residential vacancy rates, emphasizes higher 
intensity residential development in areas within or reasonably close to employment centers and/or service centers 
and where existing infrastructure capacity exists or can be feasibly provided. Additionally, the General Plan 
amendment removed an additional financial constraint on major developments, which previously required all 
applicant’s to obtain a fiscal impact analysis as part of every major development project’s environmental 
assessment. In lieu of this requirement, the County now requires a fiscal impact analysis be prepared only for 
development projects requiring discretionary approval that are determined to have the potential to reduce overall 
services or create a negative cost-revenue imbalance. By removing these financial constraints, the County has 
removed barriers that previously hindered development and discouraged developers from investing in the 
community.  

Historically, the only mixed use allowed within the County was a single-family residence within the Mixed Use 
(MU) land use designation at a density of one dwelling per acre, if within a Rural Community Center, and one 
dwelling per two acres, if not within a Rural Community Center. However, the County completed a General Plan 
and Zoning Plan amendment program to allow a greater range of uses in the Mixed Use land use designation and 
zone, including higher density residential development where services are available. For example, within a town 
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center with both public water and sewer, where the urban or suburban designation would apply, residential 
density up to 16 to 25 units per acre may be considered, with 25 units per acre only allowed on parcels identified 
for lower-income housing. This revision to the General Plan implemented amendments to the Zoning Plan and 
created opportunities for future Zoning Map amendments to increase the capacity to accommodate the County’s 
2014-2019 RHNA for lower income households within areas with the UR designation where services are or will 
be available. The provisions of the Mixed Use (MU) district currently require use permit approval for multi-
family residences. The General Plan acknowledges that conflicts which may result from the intermixing of land 
uses may be addressed by County zoning and development standards relating to screening, setbacks and 
architectural design. If the County were to establish development standards to address these areas and amend the 
zoning accordingly, mixed-use multifamily residential developments could be approved by-right or 
administratively. This would greater reduce the financial and regulatory constraints on multifamily development. 
Program H3-G is included in the Housing Plan to explore options to further amend the General Plan and Zoning 
Plan to reduce these constraints while ensuring that any conflicts from mixed land uses in town centers with 
public water and sewer services are adequately addressed. 

It should be noted that Shasta County is currently preparing an update to the Resource, Safety and Community 
Development Elements of the General Plan, which is expected to be completed by mid-2020. Consistent with 
State law, the update will be reviewed to ensure internal consistency throughout the General Plan.  

ZONING PLAN 

The County’s Zoning Plan is among the chief implementing tools for the General Plan. The Zoning Plan specifies 
development standards for all applications such as setbacks, parking requirements, height limits, and lot coverage 
for individual zoning districts. Periodically, the Zoning Plan is reviewed to ensure its consistency with the policies 
of the General Plan, as required by Government Code Section 65860, and amendments are initiated to enhance its 
value in accommodating new development. The Zoning Plan provides for an array of residential districts 
throughout the County that respond to the residential needs of each particular locality. Complementing the 
General Plan, the Zoning Plan allows primary and secondary one-family residences, multi-family residences, and 
accessory uses systematically grouped into a neighborhood fabric for the County’s town and rural community 
centers.  

The Zoning Plan allows multifamily dwellings as a permitted use by right in the R-3, Multiple Family Residential, 
zone district, and accommodates densities of 6 to 25 du/acre on sites identified in the Housing Element or 
otherwise identified by the County for lower income housing, as described in Section IV.  In 2018, the County 
rezoned 43.5 vacant acres to R-3 (25), requiring a minimum development density of 20 units per acre to provide 
the future development opportunity for 870 higher density multiple family units to comply with the County’s 
RHNA for very low- and low-income households for the 4th Cycle (Areas 1 and 2 in Table IV-3). Other 
amendments made during the previous 2014-19 Housing Cycle to further address the need for new affordable 
housing and to remove constraints include: 

 Allowing accessory dwelling units by right in all zone districts which allow a residence by right. 

 Allowing emergency shelters by right in specific areas within or close to urban services and ancillary to 
existing permitted places of worship. 

 Allowing supportive and transitional housing by right. 

 Allowing employee and farmworker housing consistent with requirements of State law. 

 Regulations to restrict the conversion of mobile home parks to market rate housing. 
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 Complete replacement of density bonus regulations to align with State Density Bonus law. 

Table III-2 shows the principal residential districts which are compatible with appropriate General Plan 
designations. Residential uses are also allowed by right in both agricultural districts (Limited Agriculture (A-1), 
Exclusive Agriculture (E-A)), the Timberland (TL) district, the Habitat Protection (HP) district, the National 
Recreation Area, Shasta Unit (NRA-S) district, the Planned Development (PD) district, and the Unclassified (U) 
district. In the Mixed Use (MU) district, a one-family residence is allowed with nonresidential uses subject to 
issuance of a zoning permit. In addition, multiple-family residential (minimum 12.8 units per acre except on lower 
income parcels which require a minimum of 20 dwelling units per acre) is allowed with nonresidential uses 
subject to issuance of a use permit. It is noted that no MU parcels have yet been designated with the MU-16 or 
MU-25 designations that would accommodate by-right multi-family development.  

Table III-2. Land Use Categories and Zoning 

Land Use Category Zone Districts  
Urban Residential (UR) ► One-Family Residential (R-1)  

► One-Family Mobile Home (R-M) 
► Two-Family Residential (R-2) 
► Multiple-Family Residential (R-3) 
► Mobile Home Park District (MHP)  
► Interim Residential (I-R)  

Suburban Residential (SR) ► One-Family Residential (R-1)  
► One-Family Mobile Home (R-M) 
► Mobile Home Park District (MHP) 
► Interim Residential (I-R)  

Rural Residential A (RA) ► Rural Residential (R-R)  

Rural Residential B (RB) ► Limited Residential (R-L)  

Mixed Use ► One-Family Mobile Home (R-M) 
► Two-Family Residential (R-2) 
► Multiple-Family Residential (R-3) 
► Mixed Use (MU) 
► Planned Development (PD) 

Commercial (C) ► Mixed Use (MU) 

Source: Shasta County Zoning Code (Title 17) 

 
Table III-3 shows the maximum residential density permitted in each zone district. In order to reduce the overall 
cost of development and facilitate the supply of lower-income housing, the County increased the maximum 
density allowed for residential development within the R-3 and R-2 zone districts through amendment of the 
County’s General Plan and Zoning Code in 2018. For qualifying residential developments, a density bonus may 
be provided in accordance with California Government Code, Section 65915. 

Table III-3. Zoning Plan – Maximum Densities 

Zone District Maximum Density (Shown in Units per Acre and in Units per 
Square Feet where more than 1 Unit per Acre is Allowed)  

Multiple-Family Residential (R-3) 16/25 units per acre1 

One unit per 2,722 sq. ft. 1 

Two-Family Residential (R-2) 11.7 units per acre 

3,723 sq. ft. 2 

Mobile Home Park District (MHP) 14.5 units per acre 
3,000 sq. ft. 3 

One-Family Residential (R-1)  8 units per acre 
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5,445 sq. ft. 2 

One-Family Mobile Home (R-M) 10 units per acre 

4,356 sq. ft. 4 

Habitat Protection (HP) 1 unit per acre 5 

Rural Residential (R-R) 1 unit per 2 acres 

National Recreation Area, Shasta Unit (NRA-S) 1 unit per 2 acres/5 acres 6 

Limited Residential (R-L) 1 unit per 5 acres 

Interim Residential (I-R) 1 unit per 5 acres 

Mixed Use (MU) 1 unit per acre within a rural community center; 1 unit per 
two acres outside of a rural community center; 16 units per 
acre or up to 25 units per acre for parcels identified for lower-
income housing within a town center 

Limited Agriculture (A-1) 1 unit per 5 acres 

Timberland (TL) 1 unit per 40 acres/60 acres/80 acres 7 

Exclusive Agriculture (E-A) 1 unit per 40 acres/120 acres/160 acres/760 acres 8 
Notes: 
1 Maximum density allowed under R-3 is 16 units per acre, except where designated with a specific units per acre maximum. For 

example, R-3-6 allows a maximum of 6 units per acre and R-3-25 allows a maximum of 25 units per acre. Minimum lot size is 
8,000 sq. ft. 

2 Minimum lot size is 5,445 sq. ft. 
3 Minimum space required for mobile home is 3,000 sq. ft. Minimum lot size is one acre. Maximum density determined by land 

use designation.  
4 Minimum lot size is 4,356 sq. ft. Maximum density determined by land use designation.  
5 Maximum density is variable, depends on location. 1 unit/5acres in Day Bench Area. 
6 Maximum density is 2 acres within Rural Community Centers and 5 acres outside these areas. 
7 Maximum density dependent upon Dunning Site Classification of property (i.e., I (40 acres), II (60 acres), III-V (80 acres). 
8 Maximum density dependent upon current primary agricultural use and location of property (e.g., Crop Production (40 acres), 

Irrigated Pasture (120–160 acres), Grazing (760 acres). 

Sources: General Plan, Zoning Plan. Prepared by Planning Division 

 
Table III-4 provides setback, coverage, and height requirements for various zone districts within Shasta County 
which allow for residential development. Setbacks and heights in multi-family residential zones are slightly less 
restrictive, providing the option for a larger footprint and more units on the parcel. The setbacks and height 
requirements are comparable to other communities throughout the State. However, when compared to traditional 
development patterns of town centers such as Burney, Cottonwood or Fall River Mills, and considering many lots 
in these areas have substandard lot sizes, the setbacks can be a constraint to the development of affordable 
housing and deter a greater variety of housing types from being built.. The County has received Senate Bill 2 
grant funding to identify and address constraints such as setbacks, minimum lot sizes, and parking requirements 
through amendments to the Zoning Plan. Program H3-G is included in this update to carry out this step. It is 
anticipated that there would be greater opportunity for additional residential units and a greater variety of housing 
types would be permitted by-right if minor changes to development standards are made. In regard to maximum 
site coverage, with the exception of a minimum 20% (of lot) area for a courtyard in Multiple-Family residential 
zones and setback areas in all zones. Projects that qualify under the new density bonus provisions of the Zoning 
Plan (per California Government Code Section 65915(k) may receive a further reduction in site development 
standards, such as reduced setbacks or increased building heights, may further reduce development costs.   

Table III-4. Zoning District Setbacks 

Zone District Front Setback Side Setback Rear Setback Maximum Height 
One-Family Residential (R-1) 20 feet 5feet/12 feet1 15 feet 30 feet 

Two-Family Residential (R-2) 20 feet 5feet/12 feet 15 feet 30 feet 
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Multiple-Family Residential (R-3) 20 feet 5feet/12 feet 10 feet 45 feet 

Rural Residential (R-R)  30 feet 30 feet 30 feet 35 feet 

Limited Residential (R-L) 30 feet 30 feet 30 feet 35 feet 

Limited Agriculture (A-1) 30 feet 30 feet 30 feet 35 feet 

Notes: 
1 The minimum side yards required for any lot created prior to June 7, 1978 are five feet on each side. 

Source: Shasta County Zoning Plan 

 

Parking Requirements 

Shasta County’s parking regulations are set forth in Chapter 17.86 of the Zoning Plan and include reduced 
parking requirements for multifamily, senior, and affordable housing developments. Those parking regulations 
pertaining to the development of residential units are shown in Table III-5.  

Table III-5. Residential Off-Street Vehicle Parking Requirements  

Residential Use Minimum Off-Street Parking 
One or two-family residence 2 spaces per dwelling unit 

Multiple-family or group residences, 
condominiums or townhouses 

1.5 parking spaces per unit; plus 1 guest parking space for each 5 units, plus 1 
recreational vehicle parking space for each 10 units.* Where such units are 
restricted to seniors only, or are developed at 20 or more units per acre and at least 
20 percent of the units are restricted for affordable housing, 1 space per unit, plus 
guest and RV* parking as indicated above.  

 

Notes: On-site RV parking spaces may be waived by the Director where there is an 
enforceable, binding prohibition against parking RVs on site.   

A project that is eligible for a density bonus may request reduced parking 
requirements based on the provisions of State Density Bonus Law as described in 
Chapter 17.83.  

Senior citizen residence 1 parking space per residence 

Boarding house 1 space per bedroom 

Mobile Home Park 2 parking spaces per unit (tandem permitted), plus 1 guest parking for each 4 units, 
plus 1 recreational vehicle parking space for each 5 units 

Notes: 
1 Per Chapter 17 of the Zoning Plan, side yard setbacks shall be five feet on one side and twelve feet on the opposite side. 

Source: Shasta County Zoning Plan 

 

As shown by Table III-5, the Zoning Plan requires two parking spaces (which may be uncovered) for each 
dwelling unit for one or two-family residences. The one or two-family residential parking requirements are not 
considered a development constraint and are comparable to those in jurisdictions throughout the state. 

Multi-family parking standards previously required 1.5 to two spaces per unit based on the number of bedrooms, 
but were revised in 2018 to require 1.5 spaces per unit of any size.  In addition, one guest space for each 5 units 
and one RV space for each 10 units is required. The new requirement of 1.5 spaces per unit reduces the cost of 
developing multifamily projects and increases the amount of developable land on a particular parcel, leaving more 
land for the development of housing. For example, a project of 100 units would require 150 spaces for residents, 
20 for guests, and 10 for RV’s for a total of 180 spaces.  If the same development was restricted to seniors, or 
developed at 20 units per acre with at least 20 percent affordable units, the parking would be reduced to 1 space 
per unit plus the guest and RV parking; this would reduce the above example by 50 spaces for a total of 130. 
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Parking spaces are not required to be covered, which reduces per unit cost of providing spaces and allows for 
flexibility in the design of the parking areas.  Additionally, the updated provisions allow a waiver of RV parking 
in cases where on-site RV parking is prohibited by enforceable private restrictions.  

It is also noted that projects that qualify under the new density bonus provisions (Chapter 17.83 of the Zoning 
Plan) per California Government Code Section 65915(k) are allowed a further reduction in site development 
standards, including parking requirements, which would further reduce development costs. 

It should be further noted that the County is going through an award process for SB 2 grant funds of which a 
portion is intended to look at ways to further reduce development costs related to off-street parking requirements 
and other development standards. Program H3-G in Section V is intended to explore options to continue to reduce 
regulatory constraints such as parking requirements and amend the Zoning Plan, if1 feasible. 

Planned Development 

Within the Zoning Plan, the Planned Development (PD) classification provides a mechanism to allow flexibility 
in project design. Released from the constraints of conventional zoning standards, the PD zoning allows 
applicants to integrate mixed uses within a creative design that would otherwise not be possible using traditional 
setback requirements and lot coverage criteria. A mixture of residential housing types (i.e., attached, detached, 
single-family, condominium, senior, etc.) as well as densities can be accommodated utilizing the PD approach. In 
addition, the PD zoning district allows for reduced parking requirements for multi-family and other residential 
developments. The PD zoning provisions include mandatory project features that require planned developments to 
incorporate one of the following project features and at least one additional feature or amenity proposed by the 
developer, which may include a second project feature from the list below:  

1. The project will achieve greater energy efficiency than standard developments through the incorporation 
of green building techniques achieving a minimum of 25 percent greater energy efficiency than the 
minimum required by California Code of Regulations Title 24; 

2. The project will preserve and protect a significant natural feature or open space in addition to those areas 
already required to be protected in accordance with applicable laws, and those areas with limited 
development potential due to slopes, flood hazard, etc.; or 

3. The project will provide a substantial amenity available to the public, for example, a significant public 
plaza, a public park, separated improved pedestrian and bike trails through the development and 
connecting to regional trails systems, or a similar improved feature with provisions for guaranteed long-
term maintenance not at County expense. 

These requirements were intended to further reduce development constraints to affordable housing in the County. 
The PD zoning tool has been used in the past and has been enhanced to enable developers to develop unique, 
custom standards to address the desired characteristics of an individual project and ensure that any developer 
seeking such concessions will provide a minimum amount of affordable housing.  

Density Bonus 

The Density Bonus Chapter was updated in 2018 to address the provisions of California Government Code 
sections 65915 through 65918, to facilitate the development of affordable housing to serve families of moderate 
and less-than-moderate incomes within the county through density bonus and other incentives. Chapter 17.83) of 
the Zoning Code now contains a provision wherein an applicant can receive a density bonus up to 35% beyond 
the underlying residential density maximum if certain project design criteria are satisfied. There are also 
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additional incentives included within these regulations which allow for flexibility in development standards 
pertaining to building height, open space, lot-size requirements, street access, off-street parking, landscaping, 
fencing, or offsite improvements.  

In October 2019, the Governor approved AB 1763, which revised the existing density bonus law found in 
Government Code Section 65915. In general, AB 1763 provides an 80% density bonus and four incentives or 
concessions for housing projects that contain 100% affordable units (including the density bonus units but 
excluding manager’s units) for low and very low income households. If the project is located within a half-mile of 
a major transit stop, all restrictions on density are eliminated and a height increase of up to three stories or 33 feet 
is allowed. For housing projects that qualify as a special needs or supportive housing development, the legislation 
eliminates all local parking requirements. Shasta County’s Zoning Code currently does not comply with these 
most recent revisions to Government Code Section 65915; therefore, Program H4-B in the Housing Plan includes 
measures to update the County’s density bonus provisions consistent with State law.  

Allowed Residential Uses 

To promote higher densities and mixed land uses, Shasta County allows various uses within a range of zoning 
districts to accommodate a variety of housing types, such as single family, duplex, multifamily, mobile homes, 
residential care facilities, agricultural housing, and employee housing. Each zoning district allows a range of 
residential uses that are permitted by-right; however, many districts allow additional residential uses with a 
Zoning Permit, Administrative Permit, or Use Permit. Zoning Permits and Administrative Permits are ministerial 
permits that address whether a proposed use will comply with applicable zoning standards. Table III-6 below 
identifies the various residential uses allowed in each zoning district and whether the use is allowed by-right or 
requires a type of permit.  

Table III-6. Zoning Districts Permitting Residential Uses 

Residential Use A-
1 

EA TL HP OS R-
L 

R-
R 

I-
R 

R-
1 

R-
M 

R-
2 

R-
3 

MHP ER NRA MU U1 T2 C-
1 

C-
2 

C-
O 

CM5 

Single-Family  
(non-mobile home) 

P P P P A P P P P P P   P* P A* P* P 
   

A* 

Two-Family           P P    Z       

Multi-Family7            P    U       

Mobile 
Homes/Manufactured 
Housing 

 P P* P* A     P   P* P*  A*  P 
    

Mobile Homes, per 
county permanent 
foundation criteria 

P P P P A P P P P P P  P* P* P A* P* P 
   A* 

Second One-Family 
Residence3 

P A P A A P P P P P P     A P  
    

Mobile Home Parks             P, U          

Condominiums            P           

Townhomes           U            

Boardinghouse7 A  U   A A A A   U    A       

Agriculture Worker 
Housing 

P P    A           A*  
    

Residential Care 
Facilities < 6 Persons 

P P P P  P P P P P P P   P A  P 
    

Residential Care 
Facility > 6 persons 

  U   U U U   U U       
    

Residential Facility           U* U           
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Table III-6. Zoning Districts Permitting Residential Uses 
Residential Use A-

1 
EA TL HP OS R-

L 
R-
R 

I-
R 

R-
1 

R-
M 

R-
2 

R-
3 

MHP ER NRA MU U1 T2 C-
1 

C-
2 

C-
O 

CM5 

for the Elderly 

Family Care 
Residential 

A A A A A A A A A        A*  
    

Accessory Dwelling 
Units 

P P P P  P P P P P P P   P P   
    

Employee Housing P P P P  P P P P P P P P  P P      U 

Emergency Shelters      P6 P6 P6 P6 P6 P6 P6    P6   P6 P6 P6 P 

Supportive Housing P P P P  P P P P P P P P P P P      A* 

Transitional Housing P P P P  P P P P P P P P P P P      A* 

Notes: 

P = Permitted use     A = Permitted with administrative permit 

Z = Permitted with zoning permit   U = Permitted with use permit 
1 All land uses within Unclassified (U) zone district must be consistent with the General Plan land use designation of the site. 
2 Mobile Home (T) combining district is used with R-1, R-R, R-L, I-R, and A-1 zone districts. 
3 Second residential units must not exceed allowed density in these zone districts. 
4 A Use Permit is required for mobile home parks that don’t meet development standards of the MHP zone district. 
5  Emergency shelters allowed by right in the CM (Commercial Light Industrial) District (refer to Appendix G for locations of potential sites 

within or near urban services). 
6  According to Section 17.88.275 of the Zoning Code, emergency shelters may be ancillary to permitted places of worship and churches in 

any zone district and shall comply with all objective standards identified in Chapter 17.88.275. Places of worship and churches are allowed 

in this zoning district with a Use Permit.  
7 Single-room occupancy (SRO) units can be developed under the Multifamily use or under the Boardinghouse use 

* Specific restrictions and conditions apply in accordance with County Zoning Plan. 

Residential Care Facilities 

Under the Zoning Code, residential care facilities serving six or fewer persons, are allowed by right in all 
residential zones.  For larger occupancies, residential care uses are permitted with a use permit issued by the 
Planning Commission.  It is noted that the Zoning Code does identify that residential facilities for the elderly 
require a Use Permit in the R-2 and R-3 districts and does not address residential care facilities serving six or 
fewer persons in some of the non-residential zones that allow single family homes; this appears to be an oversight 
during the 2018 Zoning Code update.  The provision related to residential facilities for the elderly will be clarified 
under Program H3-G in the Housing Plan will ensure that residential care facilities for the elderly serving six or 
fewer persons are treated as a residential use and permitted in the same manner as a residence of the same type, 
regardless of the zone.  

Emergency Shelters 

Government Code Section 65583 requires each jurisdiction to identify one or more zoning districts where 
emergency shelters are allowed without a discretionary permit, such as a use permit. California Health and Safety 
Code Section 50801(e)) defines an emergency shelter as “housing with minimal supportive services for homeless 
persons that is limited to occupancy of six months or less by a homeless person.” Section 17.88.275 of the Zoning 
Code was added in 2018 to allow emergency shelters by right in the Commercial-Light Industrial (C-M) district 
and to establish standards for emergency shelters.  Section 17.88.275 was revised in 2019 to allow emergency 
shelters ancillary to permitted places of worship and churches in any zone district.  Section 17.88.275 establishes 
objective standards for emergency shelters that address parking, proximity (no closer than 300 feet of any other 
emergency shelter unless such shelter is located on the same lot or within the same building), receiving and 
reception area, a security plan, and a management plan that are consistent with the requirements identified in 
Government Code Section 65583(a)(4). Recent California Legislation (AB 761) has provided an update to 
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Government Code Section 65583 to authorize vacant armories to be used as emergency shelters; however, the 
vacant armory specified in Shasta County is within the City of Redding and there are no armories in the 
unincorporated area subject to this requirement.  

Low Barrier Navigation Centers 

A “low barrier navigation center” is housing or shelter in which a resident who is homeless or at risk of 
homelessness may live temporarily while waiting to move into permanent housing. Assembly Bill (AB) 101 was 
approved on July 31, 2019, which added Article 12 (commencing with Section 65660) to Chapter 3 of Division 1 
of Title 7 of the Government Code to address “low barrier navigation centers”.  Government Code Section 65660 
requires a low barrier navigation center use to be allowed by right in areas zoned for mixed uses and 
nonresidential zones permitting multifamily uses if it meets specified requirements. Additionally, AB 101 defines 
“low barrier navigation center” as a housing first, low-barrier, service-enriched shelter focused on moving people 
into permanent housing that provides temporary living facilities while case managers connect individuals 
experiencing homelessness to income, public benefits, health services, shelter, and housing. Low barrier 
navigation center developments are essential tools for alleviating the homelessness crisis and are considered a 
matter of statewide concern. “Low barrier navigation centers” are a “by right use” in areas “zoned for mixed use 
and nonresidential zones permitting multifamily uses.” 

The Shasta County General Plan and Zoning Plan do not address or define low barrier navigation centers; 
therefore, Housing Plan Program H3-G will ensure that the County updates the Zoning Code to address low 
barrier navigation centers consistent with Government Code Sections 65660 through 65668. 

Transitional and Supportive Housing 

Government Code states that transitional and supportive housing shall be considered a residential use and only 
subject to the restrictions that apply to other residential uses of the same type in the same zone. Transitional 
housing is defined (Government Code Section 65582(j) and Health and Safety Code 50675.2(h)) as “buildings 
configured as rental housing developments, but operated under program requirements that require for the 
termination of assistance and recirculation of the assisted unit to another eligible program recipient at some 
predetermined future point in time, which shall be no less than six months.” Supportive housing is defined 
(Government Code Section 65582(g) and Health and Safety Code 50675.14(b)) as “housing with no limit on 
length of stay, that is occupied by the target population as defined in subdivision (d) of Section 53260, and that is 
linked to onsite or offsite services that assist the supportive housing resident in retaining the housing, improving 
his or her health status, and maximizing his or her ability to live and, when possible, work in the community.”   

The County’s Zoning Code defines supportive housing as the meaning set forth in Government Code Section 
65582(g) and defines transitional housing as the meaning set forth in Government Code Section 65582(j). 
However, the Zoning Code addresses both supportive and transitional housing as uses allowed by-right in all 
residential zoning districts while making them subject to the specific development standards and requirements of 
a single-family residence.  The Housing Plan includes Program H3-G to modify the definition and treatment of 
transitional housing and supportive housing to be the same as other residential uses of the same type in the same 
zone consistent with the requirements of Government Code Section 65583(c)(3). 

AB 2162 (Government Code Sections 65583), effective January 1, 2019, was adopted to address shortages in 
supportive and emergency housing. AB 2162 requires that specified supportive housing developments shall be a 
use by right in multifamily and mixed use zones with a streamlined and ministerial review and not be subject to 
discretionary review (e.g.: Use Permit, etc.). For a project to be eligible for the streamlined and ministerial AB 
2162 process, it is required to meet specific criteria, including, but not limited to, the following: 
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 Units within the development are subject to a recorded affordability restriction for 55 years; 

 One hundred percent of the units within the development, excluding managers’ units, are dedicated to 
lower-income households and are receiving public funding to ensure affordability of the housing to lower-
income Californians; 

 A specified number of units are designated as supportive housing; 

 Nonresidential floor areas are used for onsite supportive services in specified amounts; and 

 Units within the development, excluding managers’ units, include at least one bathroom and a kitchen or 
other cooking facilities.  

The County may require a supportive housing development subject to this article to comply with objective, 
written development standards and policies; provided, however, the development shall only be subject to the 
objective standards and policies that apply to other multifamily development within the same zone. Housing Plan 
Program H3-G will revise the Zoning Code in compliance with AB 2162.  

Agriculture Worker and Employee Housing 

Health and Safety Code Section 17021.5 requires that employee housing serving six or fewer employees shall be 
deemed a single-family structure and shall be treated subject to the standards for a single family residence in the 
same zone.  Health and Safety Code Section 17021.6 requires that any employee housing consisting of no more 
than 36 beds in a group quarters or 12 units or spaces shall be deemed an agricultural land use and permitted in 
the same manner as agricultural uses. As shown by Table III-6, agriculture worker housing is allowed by right in 
the Limited Agriculture (A-1), Exclusive Agriculture (EA), and Agricultural Preserve (AP) districts. It is noted 
that agricultural uses are a permitted use in the Timberland (TL), Mineral Resource (MR), Habitat Protection 
(HP), Open Space (OS), and Unclassified (U) districts, but agricultural worker housing is not addressed in these 
districts. The Zoning Code defines agricultural employee housing and employee housing by referring to Health 
and Safety Code Sections 17008, 17021.5, and 17021.6 but does not clearly articulate that employee housing 
serving 6 or fewer persons is considered a single-family use and is permitted in the same manner as a single-
family home and that agricultural employee housing with less than 36 group quarter beds or 12 units or spaces is 
considered an agricultural use and is permitted in the same manner as an agricultural use.  Program H3-G will 
clarify the definitions of employee housing and agricultural worker housing and ensure that employee housing 
and agricultural worker housing are permitted and treated consistent with the requirements of Health and Safety 
Code Sections 17021.5 and 17021.6. 

Health and Safety Code Section 17021.8 (AB 1783) provides for streamlined, ministerial approval of agricultural 
worker housing that meets the requirements of this section, as specified, and that is not subject to a conditional 
use permit if certain requirements are met, including that the agricultural employee housing will be maintained 
and operated by a qualified affordable housing organization that has been certified by HCD. 

Program H4-D, of the 2014-2019 Housing Element was included to ensure that the County would continue to 
support agencies that provide the existing and future agriculture worker housing needs in the County. This 
program also required that the County assist with identifying sites for the construction of agriculture worker 
housing and streamline the permits and entitlements process for these projects. Due to a lack of available State 
and Federal funding, Program H4-D has not been implemented yet.  However, Program H3-G in the Housing Plan 
provides for a streamlined, ministerial process for agricultural worker housing and clarifies how agricultural 
worker housing and employee housing is treated and approved, consistent with State law.  These actions will 
streamline and facilitate the provision of agricultural employee housing.  Due to the extensive amount of land, 
which includes all parcels in the A-1,  EA, AP, TL, MR, HP, OS, and U districts, where agricultural worker 
housing will be permitted by right with implementation of Program H3-G, identification of individual sites for 
agricultural employee housing is not considered necessary.   
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To further reduce constraints to the development of housing for agriculture worker housing, the County 
established a fast track processing program providing for a minimum three year approval period (with one year 
extension criteria).  To date, no eligible housing projects have been submitted, so the County has expanded the 
program to all qualifying affordable housing projects and included Program H3-A in the Housing Plan to continue 
and monitor the fast-track program.  

Single-Room Occupancy Units 

Single-room occupancy (SRO) units are efficiency units that may include a complete private bath and kitchen and 
generally do not have a separate bedroom; SRO units are typically 200 to 500 square feet in size (California Code 
of Regulations, Title 4, Division 17, Chapter 1, Section 10325). The Shasta County General Plan and Zoning 
Code does not explicitly address single-room occupancy (SRO) housing; however, the Boardinghouse use, which 
is defined by Zoning Code Section 17.02.090 as a building that provides long-term lodging and/or meals for four 
or more persons living independently from each other, is comparable and is an allowed use in the A1, TL, RL, 
RR, IR, R1, R3 and MU zones which substantially increases opportunities for SRO development within the 
unincorporated County. The Boardinghouse definition would allow private rooms with shared bathroom and/or 
kitchen facilities or private rooms that include bath and kitchen facilities. Further, studio units (units with a 
bathroom and kitchen but without a separate bedroom) also meet the State’s definition of an SRO. Studio units 
may be developed in a multifamily development which is an allowed use in the R-3 and MU zones.  The County 
does not have minimum or maximum unit sizes that would preclude SRO units. The County implemented 
Program H1-A of the 2014-2019 Housing Element to review the General Plan and Zoning Plan to ensure the 
County maintains adequate supply of developable sites to meet the County’s regional housing goals for 
development of affordable housing. The County has addressed transitional, supportive, agriculture worker, 
employee housing, emergency shelters and boardinghouses in the new Zoning Code. The County has determined 
that there is no need to also provide for larger-scale SRO units in the code at this time.   

Accessory Dwelling Units 

Government Code Section 65852.2 establishes State standards for accessory dwelling units (ADUs). Jurisdictions 
may adopt local ordinances that meet the state standards; however, without a local ordinance, state ADU 
regulations apply and local governments cannot preclude ADUs. The purpose of an ADU is to provide additional 
housing options for family members, students, the elderly, in-home health care providers, the disabled, veterans 
and others, in existing urban, suburban, and rural residential areas without substantially changing the use, 
appearance, or character of a neighborhood. The Shasta County Zoning Code Section 17.88.132 provides general 
provisions and development standards for accessory dwelling units (ADU) in the County. Currently, an ADU may 
be established in any zone district which permits a one-family residence by right, and in the Mixed Use district 
provided that all required permits have been secured for the one-family residence. The Zoning Code restricts the 
density of ADUs to be no more than one ADU per legal lot and provides specific standards for lot size, lot 
coverage, and parking. Additionally, the Zoning Code requires the payment of a development impact fee 
calculated at the same rate as one unit in a multi-family residential development. 

In 2019, the Governor signed a series of bills that significantly limit local jurisdiction’s ability to restrict the 
development of ADUs. Assembly Bill (AB) 68, AB 587, AB 670, AB 671, AB 881, and Senate Bill (SB) 13 
provide revisions to Government Code Section 65852.2 to further lift constraints on ADUs. In general, under 
these new laws:  

 A Junior ADU and ADU are allowed on the same property;  

 A local jurisdiction must ministerially approve a detached ADU that is less than 800 feet, is shorter than 
16 feet, and has at least four-foot rear and side-yard setbacks; 
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 A local jurisdiction must review and approve compliant ADUs within 60 days instead of 120 days; 

 A local jurisdiction is prohibited from imposing development impact fees, excluding connect fee or 
capacity charges on ADUs smaller than 750 feet;  

 A local jurisdiction is prohibited from establishing a minimum square footage requirement for either an 
attached or detached ADU that prohibits an efficiency unit. 

 A local jurisdiction is prohibited from establishing a maximum square footage requirement for either an 
attached or detached ADU that is less than 850 square feet (sf) and 1,000 sf if the ADU contains more 
than one bedroom. 

 A local jurisdiction may now choose to allow the sale of an ADU in certain circumstances; and  

 Home Owner Associations and other common interest developments are prohibited from not allowing or 
unreasonably restricting the development of ADUs.  

These recent laws also provide numerous other standards, addressing lot coverage restrictions, lot size restrictions, 
owner-occupancy requirements, and changes to parking requirements, and addressing certain covenants, 
conditions, and restrictions that prohibit or unnecessarily restrict ADUs. Program H3-G of the Housing Plan 
ensures that the County will review and update their Zoning Plan to reflect the current requirements of State law.  

PERSONS WITH DISABILITIES (REASONABLE ACCOMMODATION) 

Government Code Section 65008 requires localities to analyze potential and actual constrains upon housing for 
persons with disabilities, demonstrate efforts to remove governmental constraints, and include programs to 
accommodate housing designed for disabled persons. As part of the Housing Element process, the County 
analyzed the Zoning Plan, permitting procedures, development standards, and building codes to identify potential 
constraints. This analysis represented a comprehensive review of the County’s regulatory requirements and their 
potential impact on reasonable accommodations for persons with disabilities. 

The County’s analysis included an evaluation of zoning standards, building code interpretation and enforcement, 
other regulatory standards, and permit processes for compliance with the State of California accessibility 
standards. The County determined whether these requirements are constraints to special housing accommodations 
for persons with disabilities (such as handicapped access within required set-backs or yards), whether the County 
facilitates alternative housing types with supportive services for persons with disabilities who cannot live 
independently and whether conditions for approval are reasonable. In accordance with Government Code Sections 
65583(a)(5) and (c)(3), the County Zoning Code contains Chapter 17.100, Reasonable Accommodation, which 
establishes reasonable accommodation provisions to overcome barriers to housing to comply with SB 520 and to 
meet the needs of persons with disabilities in accordance with the federal Fair Housing Amendments Act (FHAA) 
of 1988 and California Fair Employment and Housing Act, Government Code Section 1290.  

The County does not impose additional zoning, building code, or permitting procedures on housing for persons 
with disabilities. The new Zoning Plan also allows development and conversion of small group homes for persons 
with disabilities (six or fewer residents) by right in all residential zones subject to the same standards of other 
residential development. Also, to further reduce constraints to the development of housing for special needs 
populations, the County has established a fast track processing program for this type of housing, which has been 
expanded to provide for a minimum three year approval period (with one year extension criteria). To date, no 
eligible housing projects have been submitted; Program H3-A is included in in the Housing Plan to continue the 
fast-track program. 
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ZONING AND LAND USE PROVISIONS FOR A RANGE OF HOUSING TYPES 

State and federal housing laws encourage an inclusive living environment, where persons of all walks of life have 
the opportunity to find housing suited to their needs. As previously described, single family homes, multifamily 
homes, mobile/manufactured homes, and mobile home parks are accommodated by the County’s Zoning Code.  

Under the Zoning Code, residential care facilities serving six or fewer persons, are allowed by right in all 
residential zones and Program H3-G in the Housing Plan will remove inconsistencies in the Zoning Code related 
to residential care facilities for the elderly and will ensure that that residential care facilities serving six or fewer 
persons are permitted in the same manner as a single family home, regardless of the zone.  

While agricultural and employee housing are allowed in a range of zoning districts, as previously described, 
Program H3-G will ensure that agricultural and employee housing are permitted consistent with the provisions of 
State law. 

Second one-family residential units can often provide an affordable housing option for special needs groups, such 
as the elderly and persons with disabilities, as well as other low and moderate income households. As previously 
noted, the Zoning Code includes provisions to allow ADUs by right in all residential zoning districts in 
accordance with Government Code Section 65852.2; however, Program H3-G will update the Zoning Code 
provisions to reflect current ADU law, including AB 68, AB 587, AB 670 AB 671, AB 881, and SB 13.  These 
types of units can accommodate a variety of second residential units to help meet the demand for affordable 
housing, particularly for very-low and low income households.  

The Zoning Code currently defines family as “one or more persons occupying a dwelling and living together as a 
single housekeeping unit in which each resident has access to all parts of the dwelling and there is a sharing of 
household activities, expenses, experiences and responsibilities.”  Since the County does not require persons in a 
family to be related, this definition does not pose a constraint to the provisions of housing for persons with 
disabilities in those zoning districts which allow for residential uses or any type of household that is not a related 
family.  

The County permits housing that accommodates individuals with disabilities without regard to distances between 
such uses or the number of uses in any part of the County.  

PERMITS AND PROCESSING 

The County does not impose special permit procedures or requirements that could impede the retrofitting of 
homes for accessibility. The County consistently applies the requirements of the Zoning Code to all residential 
projects and has not noted any impacts which suggest a limitation on the construction of housing units designed 
for persons with disabilities. The County has received no complaints from local building contractors or lower-
income and/or senior citizen housing advocates regarding any impacts on the construction or rehabilitation of 
housing for persons with physical disabilities created as a result of Shasta County building codes. 

The County does not impose special occupancy permit requirements or business licenses for the establishment or 
retrofitting of structures for residential uses serving persons with a disability.  

BUILDING CODES  

Shasta County has adopted and enforces the current California Building Codes, including Chapter 11 which 
addresses the provisions for access to people with disabilities. These standards include requirements for a 
minimum percentage of fully accessible units in new multi-family developments. The County also permits 
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existing and new homes to be retrofitted or fitted for features that provide for accessibility and independent living 
for persons with disabilities. Further, the County works with applicants who need special accommodations in their 
homes to ensure that application of building code requirements does not create a constraint.   

UNIVERSAL DESIGN 

Shasta County has not adopted a universal design ordinance governing construction or modification of homes 
using design principles that allow individuals to remain in those homes as their physical needs and capabilities 
change. The County uses the Title 17, Zoning Plan and Title 16 Buildings and Construction of the County Code, 
and Title 24 of the California Building Code to ensure universal design principles are being considered for all new 
construction. 

STREAMLINED REVIEW AND OBJECTIVE DESIGN STANDARDS 

California legislation has been adopted to address the housing shortage within the State, requiring a streamlined 
and ministerial process for specific residential developments. SB 35 (Government Code Section 65913.4), which 
went into effect on January 1, 2018, was part of a comprehensive package aimed at addressing the State’s housing 
shortage and high costs. SB 35 requires the availability of a streamlined ministerial approval process for 
developments located in jurisdictions that have not yet made sufficient progress towards their required allocation 
of the regional housing need. For a project to be eligible for streamlining pursuant to SB 35, it must: 

 Contain at least two multifamily units; 

 Provide a specified level of affordability; 

 Be located on an eligible site in an urbanized area or urban cluster; 

 Comply with residential and mixed-use General Plan or Zoning provisions; and 

 Comply with other requirements, such as locational and/or demolition restrictions.  

A streamlined and ministerial review, per State legislation, requires projects to be reviewed against existing 
objective standards, rather than through a discretionary entitlement process, in specified timeframes. Residential 
development that is a permitted use by right is not required to go through a discretionary process.  However, there 
is potential for multifamily projects with an affordable component to be eligible for the streamlining provisions of 
SB 35 that require a degree of discretionary review under current zoning requirements, such as a use permit for 
certain multifamily projects in the MU district or design review in the Design Review (DR) district. The County’s 
DR provisions are subjective in nature and demonstrate preferences or characteristics for consideration while 
allowing discretion and flexibility, and as such, cannot be enforced through a streamlined ministerial process. 
Consistent with existing State Law, objective standards are those that involve no personal or subjective judgment 
by a public official and are uniformly verifiable by reference to an external and uniform benchmark.  

Currently, Shasta County has not adopted objective zoning standards and design standards to allow eligible 
projects to be permitted through a streamlined ministerial review. A streamlined and ministerial review removes 
multiple constraints to residential development including, financial, time, and environmental constraints. Program 
H3-G in the Housing Plan provides for revisions to the Zoning Code to identify a streamlined approval process 
and objective zoning and design standards for eligible residential projects per Government Code Section 65913.4.  

SUBDIVISION ORDINANCE 

The County’s Subdivision Ordinance defines the County’s official requirements governing the division of land 
into separate parcels for future development. The County’s Subdivision Ordinance is patterned after the model 
version recommended by the State Office of Planning and Research and adheres to the requirements of the State 
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Subdivision Map Act. The requirement for adequate roads, lot size dimensions, provisions for water supply and 
sewage disposal and drainage improvements are among the key factors addressed in the Subdivision Ordinance. 
The Ordinance has proven valuable in sustaining a cohesive pattern of development with unified street standards 
that are coordinated with the existing County street network. These regulations ensure that residential building 
sites can exist in a safe environment to accommodate a wide range of residential building options desired by the 
public. Annual monitoring of the effectiveness of these regulations is achieved through input received from the 
County’s Public Works Department, Building Division, Planning Division, Environmental Health Division, and 
the Shasta County Fire Department. 

LIMITED DENSITY OWNER-BUILT RURAL DWELLINGS 

Chapter 16.10 establishes provisions to accommodate development of any structure consisting of one or more 
habitable rooms intended or designed to be occupied by one family with facilities for living and sleeping, with use 
restricted to rural areas subject to minimum health and safety requirements through November 30, 2021. Chapter 
16.10 supports the use of alternative construction design, materials, and methods that protect the environment, 
improve economic viability of sustainable construction, aid affordability of construction improvements, increase 
participation and consumer protection through promoting lawful construction activity, and enhance owner equity 
in the improvement of property. Development under this chapter must be of a construction type that will provide 
for a sound structural condition, but will not be held to the latest building code standards.  While Chapter 16.10 
was enacted to address the loss of structures and dwellings in remote areas associated with the Carr Fire, it also 
makes low-cost development more accessible for all owner-builders in the Carr Fire Impact Area.  

CEQA (CALIFORNIA ENVIRONMENTAL QUALITY ACT) AND RELATED CONSULTATION 

Section 21082 of the Public Resources Code, referred to as the California Environmental Quality Act of 1970, or 
"CEQA" requires all projects subject to discretionary review by the County adopted guidelines consistent with the 
CEQA Guidelines to assure compliance with State law pertaining to environmental review. Since there is 
uncertainty as to what specific environmental impacts a development might have there is also a lack of 
predictability of how long it can take to negotiate this process before a project can be approved by the County. In 
some instances, a project can be exempt from environmental review which has very little impact on the timing or 
costs of review. However, in other instances, where a project may be found to have a potential adverse impact on 
the environment, the environmental review process can take over a year to complete, undergoing thousands of 
dollars in environmental analysis, before it is ready to be approved. However, multiple family housing projects 
located within the R-3, Multiple Family Residential District, which are characteristic of providing a good share of 
affordable housing and will be required to provide a minimum of 20% affordable units for them to be non-
discretionary will be allowed by right, are not subject to CEQA and can avoid this elongated and expensive 
process. Program H3-J from the 2014-2019 Housing Element called for updating the Zoning Code to ensure 
consistency with Government Code Section 65583.2; however, this part of the program has not been 
implemented. However, the R-3 district permits owner-occupied and rental multifamily use by right currently, 
regardless of affordability, so no revisions to the Zoning Code are needed to address the requirements of 
Government Code Section 65583.2.  

NATIVE AMERICAN CONSULTATION 

AB 52, Consultation with Native American Tribes, took effect July 1, 2015.  It seeks to protect a new class of 
resources under CEQA: “tribal cultural resources.”  It requires that Shasta County undertaking CEQA review 
must, upon request of a California Native American tribe, begin consultation as part of a project review to 
consider impacts to “tribal cultural resources.”  A tribal cultural resource is defined as a site, feature, place, 
cultural landscape, sacred place or object with cultural value to a California Native American tribe, which may 
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include non-unique archeological resources.  Consultations can have an impact on project budgets and timing.  
Shasta County regularly consults with local tribes concerning projects, and thus far, these consultations have not 
resulted in any impediments to the development review process.   

SB 18, Local and Tribal Intergovernmental Consultation requires local governments to consult with tribes prior to 
making certain planning decisions and to provide notice to tribes at certain key points in the planning process. 
These consultation and notice requirements apply to adoption and amendment of general plans (defined in 
Government Code §65300 et seq.).  To comply with SB 18 for this Housing Element update, Shasta County 
requested consultation opportunities to local tribes taken from a list derived from the Native American Heritage 
Commission. The list included 8 total tribes to be contacted for an invitation to consultation: Greenville Rancheria 
of Maidu Indians, Winnemum Wintu Tribe, Wintu Tribe of Northern California, Nor-Rel-Muk Nation, Pit River 
Tribe of California, Quartz Valley Indian Community, Redding Rancheria and Shasta Nation. Only the 
Winnemem Wintu Tribe have requested consultation to date and a meeting to go over SB18 concerns was held on 
July 1, 2020. Due to the fact that the 6th cycle does not propose changes to existing zone districts or land use 
designations there were no SB 18 related comments. Other comments related to housing needs of the tribe have 
been incorporated into the Housing Plan (Section V).  

BUILDING CODES AND ENFORCEMENT 
The County, through the Building Division of the Department of Resource Management, has adopted and 
enforces the latest versions of the California Building, Plumbing, Mechanical, and Electrical Codes (Title 16, of 
the County Code “Buildings and Construction”) without any local amendments. These are standard codes 
generally adopted and implemented by most California jurisdictions in the review and approval of all types of 
building applications.  

Code enforcement is accomplished with the aid of the County’s Code Enforcement Officer who generally 
responds to complaints by individuals or neighbors complaining of potential building or land use violations. The 
County enforces all elements of the building codes. Apart from the normal permit application review through the 
plan check process, the County, for the most part, relies on an individual complaint basis to respond to allegations 
that the building code is being violated. Two staff members function as County Code Enforcement Officers. Other 
building inspectors provide field assistance to the Code Enforcement Officer as part of their routine project field 
reviews.  

Most building or zone violation complaints are addressed on a first-come first-served basis unless there is 
evidence that there is an eminent public safety issue that must be addressed immediately. Persons reporting any 
code violations are required to provide a reasonable description of the violation, an address, and their name, 
address, and phone number. That information is redacted from the file and remains anonymous unless otherwise 
ordered in a court proceeding. An inspection of the property in question is made and documentation made to 
verify the extent of the alleged violation. An appropriate file is made for each violation and becomes a public 
document in the event the public wishes to review the case background. Contact with the property owner is made 
to begin discussion on the extent of the violation and a timely remedy for any code violations. If a suitable 
solution cannot be achieved, the County pursues appropriate legal action to bring any buildings or sites into 
compliance with the building and zone codes. This practice, while not perfect, seems to be effective in addressing 
the most serious building and/or zone code violations.  

The County building inspectors and land use planners assist in bringing to the attention of the Code Enforcement 
Officer any noticeable code violations witnessed while conducting their daily field inspections or project reviews. 
Investigations are conducted and written records are maintained to ensure compliance with existing codes and 
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development standards. Where necessary, the County, through nuisance abatement and unsafe building provisions 
of California statutes, is empowered to implement the necessary legal process to eliminate illegal buildings and/or 
to work with persons to have such situations corrected to comply with existing development standards and codes. 
To date, this process has been relatively effective in dealing with unsafe and/or unhealthy situations that pose a 
threat to the health and safety of the County’s residents. SB 13 was approved in 2019 to address the common 
issue of illegally built ADUs, providing property owners with five years to bring illegally built ADU structures 
without the required permits or inspections up to code. Program H3-G in the Housing Plan will provide a delay in 
code enforcement to work with property owners to bring ADUs up to code with no penalties for five years, 
pursuant to Health and Safety Code Section 17980.12. 

ROAD STANDARDS 
The County has adopted an integrated series of development standards for roads built in the unincorporated area. 
These standards, coupled with the other requirements of the Subdivision Ordinance, work together to address 
potential traffic created as a result of new residential development. Specific road designs and construction 
standards have been refined over the past two decades and now work systematically to allow a diversity of 
residential projects serviced by a varying road system that can safely transport persons throughout project 
boundaries as well as connect them with specific destination points. These standards have been a key factor in 
providing County residents with many miles of paved roads that afford convenient and safe access.  

The County’s typical road standards have been consistently applied to new rural and urban-type subdivisions for 
the past fifteen years with very little change. To the extent that they may have some impact on the cost and supply 
of housing cannot be accurately determined. It is the general consensus of local County planning and building 
officials that these standards do not have a negative impact on the supply of housing units in the unincorporated 
area. This can be partially verified by a modest increase in the number of residential building permits issued 
annually. In most small rural-type subdivisions, a paved road is required with a standard fifty-foot right-of-way 
with an eighteen-foot-wide driving surface. These specific requirements often vary depending on the number of 
parcels to be served and how proposed roads may connect with the existing road system. Sloped (2:1 ratio) road 
shoulders are required up to two-feet-wide and fifteen-foot utility easements on either side are normally required. 
Right-of-way requirements can increase up to 60 feet in width with a paved surface requirement of 20 feet to 32 
feet if substantial urban or suburban-type traffic is to be accommodated. Curb and gutter improvements are not 
required in most rural-type subdivisions but are required if located in UR or SR designated areas. Drainage swales 
are included as part of the road standard. There is no requirement that landscaping be included as part of rural 
road standards, but may be required if a project is located in a developed urban or suburban setting.  

As part of the project review and approval process, developers are required to form permanent road divisions to 
ensure that newly-paved roads will be maintained in a systematic and equitable fashion by residents of the project 
throughout its life. In some cases, these standards have delayed or prevented some residential projects until road 
design requirements can be satisfied. However, the value of these standards in promoting safe and accessible all-
weather roads outweighs any minor inconvenience that might be experienced by project proponents, and these 
road standards do not represent a constraint on the development of affordable housing in Shasta County.  

STORM DRAINAGE 
Any development within Shasta County is subject to Chapter 18.10 of the County Code, Storm Water Quality 
Management and Discharge Control as to storm drainage, runoff and erosion control.  All storm water runoff 
within the County is handled by surface drainage so in some instances developers are required to as no major 
outfall piping systems are in existence.  Shasta County requires developers to make improvements to project sites 
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to accommodate on-site storm drainage facilities catch basins, detention basins, and other facilities that may be 
needed.   

SEWAGE DISPOSAL/WATER SUPPLY STANDARDS 

The Environmental Health Division of the Department of Resource Management of the County is responsible for 
ensuring that each new subdivision and residential permit application verifies an adequate supply of potable water 
and a sewage disposal site capable of handling and processing effluent generated from all forms of residential 
projects. These standards are consistent with uniform State standards specified by the State Health and Safety 
Code and the Regional Water Quality Control Board. In a majority of residential permit applications, these 
standards govern the location and development of individual on-site wells and septic tanks and drain fields. (See 
also discussion on Community Service Areas and/or Districts (CSAs/CSDs.). 

LOCAL AGENCY FORMATION COMMISSION (LAFCO) 

The Shasta Local Agency Formation Commission (LAFCO) implements the requirements of the Cortese-Knox-
Hertzberg Reorganization Act of 2000 addressing proposals for potential changes to jurisdictional boundaries as 
they apply to cities and independent special districts. This is particularly important when proposals are considered 
to expand or otherwise modify existing boundaries such as those affecting a sphere of influence of one or more 
districts or Cities in the County or when incorporations or annexations are considered. Such transactions could 
have a significant impact on areas available for residential development, particularly those areas with densities 
able to accommodate more intense development such as apartments, mobile home parks, or condominiums that 
could furnish sites to accommodate housing for the extremely low, very low, low, and moderate income groups. 
In accordance with Government Code Section 56668(l) LAFCO does consider the extent to which each proposal 
will affect a city or cities and the County in achieving their respective fair shares of the regional housing needs. A 
cooperative tax exchange agreement entered into by the Redding area local jurisdictions during the early 1990s 
has facilitated a more efficient process whereby such jurisdictional boundary changes can be accomplished 
without creating severe fiscal imbalances or impacts on housing for these groups regardless of the location within 
the greater Redding urban area. To enhance these goals, the County and the three incorporated Cities have worked 
cooperatively to implement similar development standards which benefits residential development in the event 
unincorporated areas are annexed. As part of the 2014-2019 Housing Element, the County implemented a 
program (Program H1-F) to establish a procedure whereby proposed annexation of lands in the County to a city 
which has been designated for residential use will trigger an alert for a revision of the County’s Housing Element, 
adjusting where appropriate, the addition and/or deletion of estimated housing units by income category in the 
adopted RHNP to be constructed in the area to be annexed. This program also provided for the documentation 
these annexations each year and include them as part of the subsequent update of its Housing Element. Also, this 
program established a procedure for re-allocating the County’s RHNA housing targets after such property is 
annexed to a city. Shasta County contacted LAFCO to ask for input regarding the implementation of a process 
following any annexation of land within the unincorporated area of the County with regards to RHNA housing 
targets. Shasta County also requested that LAFCO provide a list of all annexed areas over the last six years to the 
Shasta County Planning Division to be included in this Element. To date, there have been no such annexations 
reported. Program H1-E in the Housing Plan provides for continued annual coordination with LAFCO to catalog 
annexations to utilize in the future Housing Element updates.  

2 ENVIRONMENTAL CONSTRAINTS 

BIOLOGICAL RESOURCES  

The County is located in an environmentally sensitive area that includes key oak-woodland habitat in the Oak 
Run-Whitmore area; numerous riparian (streamside) communities; and wetland habitats associated with Big Lake, 
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Fall River, and the Sacramento River corridor in the Sacramento Valley. The upper Sacramento River habitat 
corridor above Shasta Lake is another important wildlife habitat area. This results in a greater variety of species of 
plants and animals within and around the County. Both state and federal legislation regulates and protects these 
resources through the United States Fish and Wildlife Service and/or the California Department of Fish and 
Game. Although the County does not have control over these regulations, residential development in areas not 
previously disturbed by urban development, may be constrained by the presence of biological resources. The 
County has addressed this constraint in its General Plan policies and implementation. Based on past biological 
resource surveys conducted by the County or developers, the County does not anticipate biological resources will 
affect the development of medium or high-density housing in those areas so designated in the General Plan. The 
County’s PD and specific plan process has been, and can be, used to mitigate biological resource constraints. On 
sites that may contain biological resources, ultimately controlled by state or federal regulations, the County allows 
development to occur on the non-constrained portion of a property to allow the same residential density and 
number of units.  

GEOLOGY  

The geology of Shasta County is very complex. It contains portions of five of the eleven geomorphic provinces in 
California, including the Coast Range, the Klamath Mountains, the Great Valley, the Cascade Range, and the 
Modoc Plateau. Geologic and topography issues can constrain development given the County’s location. The 
County has addressed this potential constraint by identifying land for medium and high-density housing that has 
fewer topographic constraints and permitting the “transfer” of housing units within a property onto a less sloped 
portion of a site. The County’s PD, specific plan, and variance processes are tools available to focus development 
on the less sloped portions of a property. The General Plan also includes land use policies allowing for the 
maximization of the developable portions of residentially designated property while avoiding slope and other 
environmental resources constraints. 

FIRE SAFETY STANDARDS 

The County has long been recognized as a pioneer in adopting comprehensive fire safety standards that ensure 
rural residential neighborhoods are provided with a reasonable level of fire safety precautions. All residential 
subdivisions must meet County Fire Safety Standards. Included in these requirements are provisions for an 
adequate level of on-site fire suppression water as well as fire hydrant systems in the case of piped water subject 
to density criteria, building setbacks from property lines with minimum standards for vegetation clearance to 
remove hazardous flammable fuel loads of brush and trees, adequate ingress/egress for all firefighting and 
emergency vehicles, and a safe and secure second route of access for residents to ensure a reliable means of egress 
from the neighborhood if or when a major fire should occur. The secondary route of access is probably the major 
obstacle for more rural residential projects. However, in light of recent major wildfires in the area, these standards 
have consistently proven their value in saving lives in remote or otherwise heavily vegetated areas.  

AIR QUALITY STANDARDS 

Shasta County Air Quality Management District monitors emissions from mobile and indirect sources as part of a 
comprehensive air quality program to meet both State and federal air quality standards. In 1992 the District was 
merged into the Department of Resource Management. So the Air District essentially became part of the County. 
Currently the County is considered a non-attainment area for State air quality standards for Ozone (O³) and 
Particulate Matter (PM10) and is classified as a federal unclassifiable/attainment area with respect to the 8-hour 
ozone standard established by the United States Environmental Protection Agency (EPA) (California Air 
Resources Board 2013). For ministerial permits such as residential building permits, the County monitors 
emissions of the three criteria pollutants annually and does not subject these applications to any evaluations as 
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part of the permit process. Each permit, however, is assessed an $800 air pollution mitigation fee if primary 
access is provided by an unpaved road in an area where the elevation is under 1,000 ft. mean sea level; this fee 
would not apply to residential development served by improved roads, including single family subdivisions, 
multifamily developments, and the majority of single family lots identified for very low and low income 
development in Section IV. The funds in this account are used to pave roads in areas that have been selected by 
the County as critical sources of air quality impacts as a result of PM10 emissions created by vehicles traveling 
over unpaved roads. The County, Air Quality Division works with the Department of Public Works in identifying 
on a priority basis which roads are selected to benefit from the use of funds collected in this account to construct 
paved roads.  

3 LOCAL PROCESSING AND PERMIT PROCEDURES  

The time and cost of permit processing and review can be a constraint to housing development if significant 
development review is required. Project review and permit processing are necessary steps to ensure that 
residential construction proceeds in an orderly manner. The time required for project approval is often not so 
much a factor of the approval body (Director versus Planning Commission), but the complexity of the project and 
associated environmental issues. However, small infill projects that can be approved administratively are 
generally less complex and take a shorter time to obtain appropriate approvals. Large, residential subdivision 
maps, subject to the California Environmental Quality Act (CEQA compliance) require a public hearing before 
the Planning Commission (refer to CEQA review Section above).   

Larger projects can take approximately 6 to 12 months to obtain appropriate approvals. Most residential 
development projects in Shasta County are single-phase, smaller projects that can typically be processed in less 
than 6 months, however.  These residential projects typically do not create substantial environmental impacts, 
thereby greatly reducing the time needed for review.  

Table III-7 outlines the typical approval timelines associated with different entitlements that projects could 
require.  It should be noted that many projects require multiple entitlements, which are often processed 
concurrently, thereby shortening the overall processing time. The County has established a list of traditional 
permits that apply to residential development projects ranging from building permits to use permits.  Table III-6, 
Zoning Districts Permitting Residential Uses Table, outlines housing types allowed by zone either by right, which 
is a permitted use (County Code or permitted with a zoning, an administrative, or use.  Cross referencing this 
table to Table III-7, there are five ways for processing residential development applications: 1) Permitted Uses, 2) 
Zoning Permits, 3) Administrative Permits, 4) Use Permits, or 5) Subdivisions. The residential project may be 
associated with other applications (e.g. General Plan Amendment, Rezone, Planned Development Permit), but the 
following five procedures represent the primary entitlements:  

PERMITTED USES 

A permitted use is considered allowed by right and would automatically qualify for a building permit. A building 
permit is a ministerial action taken by the County. It is the final review step prior to construction. Planning staff 
reviews a building permit to ensure compatibility with the County’s Zoning Plan and related development 
standards, or previously approved plans related to a specific project. If the plans comply with the County’s 
standards and previously approved plans, planning staff signs a plan check routing sheet before the Building 
Division issues a building permit. In some cases, an applicant requests minor changes to a previously approved 
project as part of the building permit process. Staff has authority to approve minor changes; so unless a requested 
change is significant, staff approves these changes administratively. Most residential projects, such as 
construction of a single family house in an R-1, Single Family Residential District, or an apartment project 
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located in an R-3, Multiple Family Residence District, would be considered project allowed by right and subject 
to this process. 

ZONING PERMITS  

In accordance with Section 17.92.060 of the Zoning Plan, a zoning permit is a ministerial action taken by the 
County. Planning staff reviews a zoning permit application to ensure compatibility with the County’s 
development standards, previously approved plans and all criteria applicable to the proposed use. If the 
application complies, the Planning Director approves the application. In rare instances when the project does not 
meet zoning standards, the zoning permit may be referred to the Planning Commission in which case this action is 
changed from ministerial to discretionary review.  

ADMINISTRATIVE PERMITS 

In accordance with Section 17.92.050 of the Zoning Plan, an administrative permit is a ministerial action taken by 
the County. Similar to a zoning permit, an administrative permit, staff reviews the project for compliance with 
more complex review of specific performance standards related to the development in the Zoning Plan. Staff 
provides public notice and intent to approve the project and provides an opportunity to appeal the approval to the 
Planning Commission, which then provides an opportunity for the Planning Commission to further consider the 
project issues and add additional requirements as deemed appropriate. Normally, staff will approve the project 
citing compliance with related zoning standards approval and then forward it onto the Building Division to issue 
the building permit to allow project construction. In some cases, an applicant requests minor changes to a 
previously approved project as part of the building permit process. Staff has authority to approve minor changes; 
so unless a requested change is significant, staff approves these changes administratively. 

USE PERMITS  

Section 17.92.020 of the Zoning Plan regulates the issuance of use permits. The County has an application 
process and set of standards for projects requiring use permits. Some residential projects that are subject to the 
requirements of a use permit include residential care with seven or more persons and day care centers. The 
Planning Commission approves use permits, which may be revocable, conditional, or valid for a specified period. 
The Planning Commission holds a public hearing prior to making a decision on a use permit application. The 
criteria for approving use permits are non-specific and require the finding that the proposed use will not be 
detrimental to the health, safety, peace, morals, comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use or be detrimental or injurious to property and improvements in the 
neighborhood or general welfare of the County. The County’s use permit process does not specify the conditions 
under which a particular use may be permitted. Generally, conditions imposed on developments relate to 
compliance with zoning standards, hours of operation, creation of noise or other off-site impacts, site access, 
signage, transportation of clients, and other off-site issues. These standards do not generally impose significant 
barriers to the production of affordable or special needs housing. 

SUBDIVISIONS  

This review process applies to all residential land divisions within the County. Title 15 of the County Code 
includes the standards and process for subdivisions. It is based primarily on the State Subdivision Map Act. As it 
relates to residential development, the regulations apply to all land divisions that create lots for single-family 
homes and lots, or condominiums, and for multi-family development. As part of the review process for 
subdivisions, the County reviews applications for compliance with lot size and shape standards, infrastructure 
requirements, and the general layout of the subdivision. If the project complies with the subdivision standards and 
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General Plan density, the project can proceed though the approval process. An applicant can request a Planned 
Development Permit to address site constraints that may impact lot sizes and shapes or other requirements. 

FAST TRACK PROCESSING 

Fast track processing means providing highest priority for review of applications of eligible projects and 
allocating Shasta County staff for prompt review in all applicable County departments, and shall be done by 
dedicated staff on a priority basis ahead of all other applications as a concession over and above those currently 
provided for under County and State Law. As noted in Table III-7, fast track processing generally reduces 
processing times by 20%.  The County implemented Program H3-A from the 2014-2019 Housing Element to 
monitor and update of the County’s policies for fast track processing of very low and low-income housing 
projects including those designed for special-needs housing. This fast-track processing also applies to all owner-
occupied and rental multifamily residential in R-3 Zones in which at least 20 percent of the units are affordable to 
lower income households. In accordance with SB 35 this program expands the fast-track process to all qualifying 
affordable housing projects providing for a minimum three year approval period (with one year extension 
criteria).  Fast tracking is also made available to emergency shelters, transitional housing, supportive housing, and 
housing for persons with disabilities and agriculture worker housing. to date, no additional units have been 
developed utilizing this fast track processing of very low and low-income housing projects; therefore, Program 
H3-A continues the housing fast-track processing program.  

PROCESS FOR REQUESTING REASONABLE ACCOMMODATIONS  

The County’s process for providing reasonable accommodations allows individuals, or their representatives, to 
make requests for reasonable accommodations for persons with disabilities as part of the permit process. No 
additional permits are required or additional fees charged by the County. Requests for reasonable 
accommodations to meet the needs of persons with disabilities are generally approved administratively, and a use 
permit is not required. An exception would be a use (in contrast to an accessory structure or appurtenance) that 
requires a discretionary (use) permit, such as a residential care facility of seven or more persons. County staff is 
available to provide assistance regarding the processing of requests for the construction of accessory structures. 
Information regarding the approval of these structures is included within all public notices and agendas, as 
applicable.  

FACILITATED ENVIRONMENTAL REVIEW 

The County has adopted uniform procedures for complying with the requirements of the California 
Environmental Quality Act (CEQA) for assessing the potential environmental impacts of those development 
applications determined to be “a project” as defined by Public Resources Code 21000-21177. The Department has 
developed a comprehensive Environmental Initial Study format for project application evaluations. These forms 
are available to the public upon request. These measures have been designed to help facilitate the development 
review process. 

OTHER MEASURES TO FACILITATE RESIDENTIAL DEVELOPMENT PERMITS 

In June, 1992 the Building, Planning, and Environmental Health Divisions, in addition to the Air Quality 
Management District, were merged into the Department of Resource Management. This department is housed in 
modern facilities shared with the Department of Public Works. This spatial arrangement is particularly convenient 
for applicants requiring one or more permits from the different County agencies and furthers the goal of the 
Department for a more expeditious and convenient permit process for applicants.  

In 1996, the Department of Resource Management completed construction of a building addition that included the 
County’s first consolidated (one-stop) permit processing center. Applicants need only to submit application 
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requests at one location and the permits of any of the four divisions (i.e., Air Quality, Environmental Health, 
Building and Planning) can be processed more efficiently without the need to visit with separate departments 
housed in scattered locations. To further enhance public convenience and speed the processing of permits and 
applications, the Department installed a computerized permit processing and tracking system. The Accela Permits 
Plus system works effectively in considerably reducing processing time. Internal departmental processing 
procedures that have been incorporated during the past decade have maximized resources to allow review and 
approval of routine residential building permits in approximately ten days or less. Also, contractors can apply via 
fax when suited to their convenience. The Department of Resource Management has recently upgrading the 
permitting software to Sungard Public Sector’s TRAKiT program. The new permitting software will feature 
online permitting to reduce processing time on simple permits and allow additional access of permitting 
information. 

Table III-7. Estimated Processing Time for Development Permits 

PROJECT ESTIMATED TIME 
*Fast Track Processing Reduces Estimated Time by 20% as Feasible 

Land Division 10–12 weeks 

Rezoning 4–6 months 

Use Permit 3–6 months 

Administrative Permit 6–12 weeks 

Zoning Permit 1–4 weeks 

Property Line Adjustment 4–8 weeks 

General Plan Amendment 6–12 months 

Variance 3–6 months 

Certificate of Compliance 3–5 weeks 

Specific Plan 12–18 months 

Land Use Verification 2–4 weeks 

Pre-Application 4–12 weeks 

Note: All processing times are estimates. Actual processing time will vary with the 

complexity of the individual project, environmental reviews, and public input and 

response. 

*Projects that Qualify for Fast Track Processing are multiple family housing in all R-3 

Zones, all projects that reserve at least 20% for lower income households, 

emergency shelters in C-M Zones, and special needs housing (see Fast Track 

Processing discussion below),  

Source: Planning Division. 

 

The County annually evaluates its permit and development application forms to ensure they are concise, accurate, 
and user-friendly in terms of fully explaining the submittals requirements for land development projects. Routine 
permit applications are available electronically through the Department’s web site. 

The County Zoning Plan, Subdivision Ordinance, and General Plan are available on-line through the 
Department’s web site for the convenience of potential or current applicants to review development requirements 
that may apply to their specific project.  
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OTHER LOCAL ORDINANCES AND REGULATIONS 

Shasta County does not have a short-term rental ordinance, inclusionary housing ordinance, or other ordinances or 
regulations, beyond those requirements described in this section, that would constrain the development of 
housing. 

4 DEVELOPMENT FEES 

PROCESSING FEES 

The County collects application fees for various land use projects including a variety of residential projects (see 
Table III-8). All application fees are consistent with the intent and policies of the Government Code Sections 
66000-66008 and Sections 66016-66018 as well as the Permit Streamlining Act (Government Code Section 
65920). Appendix C of this Element consists of a listing of all development fees the County charges.  All fees 
levied are based on a defensible nexus between the project’s costs on local government services and reasonable 
fees charged by the County to process an application and implement reasonable options to mitigate those costs. 
Fees are adjusted periodically as inflationary and departmental processing costs dictate. Surveys of surrounding 
jurisdictions of a similar population base have been conducted to determine a level of uniformity and 
reasonableness. The County’s development fees are generally consistent with those charged by other rural 
counties in the northern California region and have not been found to be excessive.  

Table III-8. Planning and Development Fees1 

Project Type Fee Amount Department 
Use Permit – Major Development $4,314.35+ hourly2 

$405 

$103.55/($236.70)3 

$167.91 

Planning 

County Fire 

Environmental Health 

General Plan Maintenance Fee 

Use Permit – Minor Development $4,314.35+ hourly2 

$125 

$103.55/($236.70)3 

$167.91 

Planning 

County Fire 

Environmental Health 

General Plan Maintenance Fee 

Administrative Permit – family 
care 

$677.27 

$103.55 

$167.91 

Planning 

Environmental Health 

General Plan Maintenance Fee 

Administrative Permit – mobile 
home in “U” 

$1,430.65 

$136.20 

$167.91 

Planning 

Environmental Health 

General Plan Maintenance Fee 

Zoning Permit  $257.47 

$103.55* 

$167.91 

Planning 

Environmental Health 

General Plan Maintenance Fee 

Variance $1,240.35 

$85 

$68.10 

$167.91 

Planning 

County Fire 

Environmental Health 

General Plan Maintenance Fee 

Rezone – Planned Development $9,984.33 + hourly2 

$405 

$103.55*/($236.70)3 

$190 

Planning 

County Fire 

Environmental Health 

Board of Supervisors** 
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Table III-8. Planning and Development Fees1 

Project Type Fee Amount Department 
$167.91 General Plan Maintenance Fee 

Rezone – Other $9,984.33+ hourly2 

$85 

$103.55* 

$65 

$167.91 

Planning 

County Fire 

Environmental Health 

Board of Supervisors*** 

General Plan Maintenance Fee 

General Plan Amendment $7,906.4 

$85 

$190 

$167.91 

Planning 

County Fire 

Board of Supervisors 

General Plan Maintenance Fee 

Specific Plan $7,449.91 + hourly2 

$405 

$207.11 

$190 

$167.91 

Planning 

County Fire 

Environmental Health 

Board of Supervisors 

General Plan Maintenance Fee 

Development Agreements $1,240.35 + hourly2 Planning 

Land Divisions – 4 or fewer 
parcels 

$9,598.11 

$245 

$136.20/($520 + $65 per lot)3 

$160 + $40 per lot4 

$167.91 

Planning 

County Fire 

Environmental Health 

Public Works 

General Plan Maintenance Fee 

Land Divisions – 5 or more parcels $18,297.31 + $100 per lot 

$405 

$136.20/($520 + $65 per lot)3 

$160 + $40 per lot4 

$167.91 

Planning 

County Fire 

Environmental Health 

Public Works 

General Plan Maintenance Fee 

Property Line Adjustment $2,285.91 

$194.75* 

$167.91 

Planning 

Environmental Health 

General Plan Maintenance Fee 

Certificate of Compliance $1,726.18 

$85 

$103.55* 

$167.91 

Planning 

County Fire 

Environmental Health 

General Plan Maintenance Fee 

1) Fees in effect as of 7/24/2019 (and current to April 10, 2020). 

2) An additional $131.90/hourly rate is charged for major projects when processing costs exceed these fees. Hourly rate shall be 

adjusted annually on July 1 to account for negotiated changes in salary and benefits. 

3) Public Water/(Well or Septic)  

4) See following Public Works fee schedule for additional costs 

* $147.94 additional fee if sewage disposal testing is required 

**Major legal notice/advertising fee for public hearing 

***Minor legal notice/advertising fee for public hearing  

Refer to Appendix C, Fees 

 

The Department of Public Works (DPW) implements a fee schedule for development projects consistent with the 
requirements of applicable government codes and based on the project’s pro rata share of public service impacts 
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such as roads, bridges, drainage improvements, and any special sewer or water districts needed to accommodate a 
project. Routine processing fees are charged for subdivision maps, floodplain clearance letters, and driveway 
encroachment requests. The DPW collects a nominal encroachment fee whenever private driveways are 
constructed to connect with a County road. A dust mitigation fee is also collected by DPW to contribute to a fund 
that is used to pave dirt roads within the unincorporated portions of the Redding Metropolitan area. Collection of 
these fees is coordinated within a standardized processing system that expedites approval and permit issuance. A 
schedule of development permit fees is attached to Appendix C. Significant among the DPW fees are those levied 
for creation of zones of benefit, County Service Areas, Private Road Divisions, and similar improvement district 
requests for provision of services such as sewer, water, lighting, and storm drainage. Capital improvement fees 
charged are consistent with the provisions of Government Code Sections 66000-66025.  

DEVELOPMENT IMPACT AND PERMITTING FEES 

Impact fees, traffic fees, building permit fees and other fees are assessed with building permit applications to 
offset the impact of new construction on various services and infrastructure needs that Shasta County and other 
agencies provide. Table III-9 compares the development impact fees for a single family unit and multi-family unit 
in Shasta County to the cities of Anderson, Redding, and Shasta Lake. Depending on where development is 
located in the County, development may pay from $9,656 to $31,820 per single family unit and $8,767 to $23,976 
per multifamily unit in development impact fees.  Development impact fees in Shasta County vary widely due to 
the different needs of individual communities and the different fee programs adopted by local agencies serving the 
individual communities.  At the higher end, development impact fees in the unincorporated County exceed those 
fees collected for the local cities.  However, at the lower end which are primarily collected outside of 
communities with community water and sewer districts, the County’s fees are far less than the fees of the local 
cities.  Program H3-C in the Housing Plan seeks to reduce fees for affordable housing projects in order to reduce 
this potential constraint, particularly in the areas served by water and sewer districts with relatively high fee 
schedules. 

Table III-9. Comparison of Development Impact Fees within Shasta County 

Jurisdiction Single-Family Unit 
Development Impact Fee 

Multi-Family Unit 
Development Impact Fee 

City of Anderson1 $12,250 to $14,480 $10,790 to $12,263 

City of Redding2 $12,432 $10,833 

City of Shasta Lake3 $28,048 $17,261 

Shasta County (includes 
community water and sewer 
agency funds)4 

$9,656 - $31,820 

($22,116 - Burney 

$24,457 – Cottonwood) 

$8,767 - $23,976 

($19,186 - Burney 

$24,457 – Cottonwood) 

Source:  
1 2014-2019 Housing Element (City of Anderson, June 2014).  
2 City of Redding Impact Fee Schedule (City of Redding, July 1, 2019). 
3 City of Shasta Lake 2020 Utility Service Connection Fees (also includes park/recreation and transportation 

system fees). 
4 Shasta County Development Impact Fee (Shasta County, July 24, 2019) 

 

As shown by Table III-10, the total estimated planning, building permit, school, traffic and development impact 
fees collected by the County and special districts operating in the County can range from $27,748 to $44,064 for a 
1,600 sq. ft. home, and $18,213 to $32,638 for a 900 sq. ft. apartment, both on community water and sewer 
systems. Table III-11 highlights the total estimated development impact fees for a 1,600 square foot single-family 
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home and a 900 square foot apartment in the Burney, Cottonwood, and Palo Cedro communities of Shasta 
County. Based on estimates for new home construction, these impact fees amount to between approximately 7.1 
and 11.4 percent of the total cost for construction of a 1,600 sq.ft. home and between 14 and 20 percent of the 
total cost of a 900 square foot apartment unit. These fees are dependent upon location. Building permit fees 
related to multiple-family construction would be exponentially less per unit as the unit numbers increase. 

Depending upon the location, type, size, and design of the home, development fees could represent between 11 
and 29 percent of the total sales price of a modestly priced new home (assuming a sales price of between 
$150,000 and $250,000) provided with community water and sewer services. However, in those areas of Shasta 
County where these services are not provided by the County or other services districts, fees for the development 
of a single-family residence are reduced from $6,400 up to $16,694. Total fees for residential development in 
these areas are substantially lower and represents between 10 and 14 percent of the total sales price of a new 
home. However, construction costs for on-site sewage disposal systems and private water wells would add to 
costs for residential construction in areas that are outside of community water and sewer service districts, though 
these costs would be offset to some degree since they would not be required to pay water and/or sewer connection 
fees.  

As noted in Table III-10, a portion of total fees are payable to entities other than the County (i.e., fire districts, 
school districts, and community services districts). The County has no authority to change or waive fees assessed 
by non-County entities. County-levied fees for residential dwellings are based on costs to process applications 
(building permit and septic system fees) and costs to construct improvements. As noted in the previous section, 
developments may also have additional processing fees depending upon the type and size of the project (e.g., a 
large subdivision project may require preparation of an Environmental Impact Report pursuant to the California 
Environmental Quality Act, which would be funded by the applicant).  

Periodically, all development fees are reviewed and recommended for adjustment to the Board of Supervisors. 
Fees are adjusted, as needed, based on the cost of providing staff services and related processing costs associated 
with the formation of a district and assessments for initial construction costs and annual maintenance. When fees 
are considered for modification, public hearing and noticing requirements are followed in accordance with the 
requirements of Government Code Section 66016-66018.5.  

Table III-10. Residential Dwelling Public Facilities Impact Fees and Other Fees1 

Fee Category Single-Family Unit Multi-Family Unit2 
Building Permit 

Building Fee* 

Plan Check* 

Grading** 

Encroachment Permit  

Other7 

 

$2,0316 

$1326 

$708 

$80 

$689 

 

$1,4216 

$1326 

$708 

$80 

$619 

Water Well, Permit to Drill $408 n/a 

Septic System $649/($908)19 n/a 

School Fees $3.79/sq. ft. $3.79/sq. ft. 

Development Impact Fees 
Development Impact Fee 

Main Fee3 

Main Fee + Fire4 

Main Fee + Traffic5 

 

$6,297 

$8,251 

$7,702 

 

$6,030 

$7,901 

$6,895 
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- Main Fee + Fire + Traffic $9,656 $8,767 

Traffic8 

County-wide9 

South County Zone 1 TIF 

South County Zone 2 TIF 

Deschutes Interchange 

 

$800 

$6,82210 

$3,65410 

$1,56211 

 

$563 

$5,93210 

$3,17810 

$52711 

Sewer Hook-up 

Burney12 

Cottonwood (CSA 17)13 

Fall River Valley CSD 

Palo Cedro CSA 

 

$8,058 

$4,844 

$2,500 

$5,400 

 

$4,835 

$2,906 

$1,500 

$4,700 

Water Hook-up 

Burney12 

Clear Creek CSD14 

Cottonwood Water District15 

Fall River Valley CSD14 

Mountain Gate CSD16, 17 

Palo Cedro CSA18 

Shasta CSD14 

 

$4,402 

$11,850 

$8,000 

$4,500 

$7,380 

$1,000 

$10,283 

 

$2,641 

$11,850 

$6,400 

$4,500 

$7,380 

$1,000 

$10,283 

Example Development Impact 
Fee Totals: 

Burney 

Cottonwood 

 

 

$22,116 

$24,457 

 

 

$19,186 

$24,457 

Notes: 
1 Fees in effect as of July 2019  
2 Fees shown are per unit cost 
3 Main fee is anywhere in the unincorporated area of the county (includes General Government, Public Protection, 

Public Health, Library, Sheriff, Animal Control, and Regional-Serving Park fees) 
4 Fire Protection fee is added when the project is in County Fire Area, not in a local fire protection district (LFPD), 

such as Burney, Cottonwood, or Millville, etc. Individual fire protection district fees range from approx. $150 to 

$1,600. 
5 Traffic fee is added when the project is located in the South County Region (SCR) area. 
6 Fees based on single-family unit valuation of $250,000 and multi-family unit valuation of $150,000 
7 Includes Zoning Ordinance Plan Review ($132), Fire Department Review ($45-SFU, $21-MFU four-plex bldg.), 

Automatic Fire Sprinkler System Plan Review ($205), Addressing Fee ($197.85), Electrical Permit ($71-SFU, $38-

MFU), Plumbing/Mechanical Permit ($38-SFU, $25-MFU). Estimates for Electrical, Plumbing, and Mechanical are 

based on 1,600 sq. ft. SFU and 900 sq. ft. MFU.  
8 Fees vary based on location. 
9 This traffic fee is not applied to outer areas of Shasta County. 
10 EDU for a single-family unit is 0.92 and EDU for MU is 0.8 
11 These traffic fees are in addition to the other Transportation Impact Fees. 
12 Based on Burney Water District Sewer and Water Capacity charge per household equivalent (1 for SFU, .6 for 

MFU) assuming 5/8” meter size. 
13 According to 2017 Municipal Service Review for CSA 17, capacity charge (hook-up fee is $4,844 per household 

equivalent (1 for SFU, .6 for MFU). Shasta County Dept. of Public Works operates and maintains three separate 

sanitary sewer systems within the County. All are County Services Areas (CSAs). Cottonwood CSA has 68% of 

the miles of sewer pipe.  
14 3/4 inch meter. Representative from Clear Creek CSD said capacity charge for water hook up varies per lot..   
15 Cottonwood Water District water hook up cost varies project-by-project with projects needing to pay fair share of 

necessary infrastructure improvements, such as new wells and new water storage tanks, to support the project.  
16 3/4 inch meter 
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17 Includes installation fee 
18 Meter only, no main line extension  
19 Conventional system/(non-conventional system) 

* Building permit and plan check fees are based on total valuation. 

** Assumes grading up to 1,000 cubic yards 

 
 

Table III-11. Residential Dwelling Fee Totals1 

Community Single-Family Unit 
(1,600 square feet) 

Multi-Family Unit2 

(900 square feet) 
Burney 

Hooked up to Water/Sewer 

On Well and Septic 

 

$31,820 

$20,417 

 

$22,614 

n/a 

Cottonwood 

Hooked up to Water/Sewer 

On Well and Septic 

 

$31,0263 

$27,239 

 

$23,9763 

n/a 

Palo Cedro 

Hooked up to Water/Sewer 

On Well and Septic 

 

$26,560 

$21,217 

 

$21,401 

n/a 

Notes: Fees based on single-family unit valuation of $250,000 and multi-family unit valuation of $150,000 
1 Fees in effect as of July 2019  
2 Fees shown are per unit cost 
3 Does not include development impact fee for Cottonwood Water District due to fee varying based on project and 

infrastructure needs.  

** Assumes grading up to 1,000 cubic yards 

As noted previously, only a portion of the impact fees associated with residential development are established by 
the County. The combination of the County’s fees and those of other agencies and service providers collectively 
pose a constraint to the development of affordable housing because developers can not as easily pass the cost on 
to the buyer or future homeowner. Housing Plan Program H3-C is designed to reduce development fees for 
affordable housing construction to the extent feasible.  

5 INFRASTRUCTURE CONSTRAINTS 

Perhaps the most significant limitation to providing a greater incentive for the development of an expanded 
supply of affordable housing is the limitation of public sewer and water services in the unincorporated area. Some 
areas of the unincorporated county have community water systems, and some have community sewer, but few 
have both. The lack of these combined systems inhibits multiple-family housing projects with densities high 
enough to warrant government-assisted funding for families in the lower income brackets.  

In Shasta County, areas in which both water and sewer services are provided by either the County or non-County 
services districts exist only in the town centers of Cottonwood, Burney, Fall River Mills, and Palo Cedro. 
Currently, service capacity in these areas is limited to planned densities of development under Shasta County’s 
current General Plan within existing service district areas.  

In reviewing water and sewer availability to those sites identified as having reasonable potential to accommodate 
high-density development within the current 2020-2028 Housing Element period, the review focuses on those 
services districts located within the town centers of Cottonwood, Burney, and Fall River Mills, which are 
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analyzed to support additional affordable and market rate housing due to their favorable proximity to services, 
transportation, and potential jobs.  The capacity of the affordable sites in the vicinity of Redding (Areas 1 and 2) 
was addressed as part of the recent rezoning effort approved 2018 and CEQA documentation was prepared for 
both areas demonstrating the adequacy of public utilities and infrastructure to serve the sites in these areas  
(Environmental Initial Study Area 1 – East Redding: 299E Parcels, August 2018) and (Environmental Initial 
Study Area 2 – North Redding: Old Oasis Road Parcels, August 2018). 

COTTONWOOD 

Sewer: County Service Area (CSA) #17 currently provides sewage treatment services to the Cottonwood area. 
Within CSA #17, any increase in the density of residential units to accommodate additional sites for low income 
housing would require the developer to pay for any needed improvements to their existing treatment facility and 
infrastructure. CSA #17 recently completed their 2013 Sewer Master Plan. The plant currently serves 
approximately 1,425 Household Equivalents (HEs, the amount of wastewater generated by a single family 
household) and has the capacity to serve 393 additional HEs. 

Water: The Cottonwood Water District made improvements in 2016 to their highest producing well, Well #1. 
There is now additional capacity to serve approximately 100 new customers. The District estimates they currently 
have 1,170 customers and their current service capacity is 1,270 customers. In the future, the District plans on 
adding a new well and one million gallons of water storage. The District states that they can accommodate 
additional residential development beyond their existing excess capacity provided the developer pays or shares 
the cost for additional improvements (such as new well and water storage tanks) because their existing connection 
fees collected for new developments would not cover the entire cost of making these improvements.  

BURNEY 

Water and sewer services are provided to the Burney area by the Burney Water District. Capacity of the water 
system is currently limited by maximum day demands in both pressure zones. Additional effective source 
capacity will be required to serve new development. Some sewer pipelines within the system are currently at 
capacity, as well. Future developments may be required to pay for additional improvements to upgrade the water 
and sewer service depending upon the location and scale of the proposed development. The District is currently 
planning for improvements and upgrades to both the water and sewer systems to increase the efficiency of 
operating and maintaining both systems and improving existing deficiencies, but not currently to increase 
capacity.  

FALL RIVER MILLS 

Water and Sewer services are provided by the Fall River Valley Community Services District (CSD) to the Fall 
River Mills Community. The District also provides water services to the community of McArthur, the Sierra 
Center subdivision, and the Fall River Mills Golf Course. According to the Fall River Valley CSD Municipal 
Services Review and Sphere of Influence Update (March 2014), the CSD provides service to 271 connections and 
that they are operating at 48% of their potential capacity, which means they have the capacity to serve 
approximately 289 additional customers. For water, the Fall River Valley CSD states they currently provide 
service to 403 single-family residential and 85 commercial/industrial potable well connections. As of March 
2014, the CSD was operating at 68% of their potential capacity, which means they have the capacity to serve 
approximately 227 additional connections. Although the District currently has capacity to provide both water and 
sewer services to additional customers, they state developers may be required to pay for additional improvements 
to upgrade either their water and sewage service systems depending upon the scale of the proposed residential 
development.  
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OTHER COUNTY SERVICE AREAS 

Water Supply: 

Maps H-1 and H-2 indicate the location of the ten County Service Areas (CSAs), Community Service Districts 
(CSDs), and Water Districts (WDs) administered by the Department of Public Works. Eight of these provide 
water service to the various unincorporated areas (see Table III-12). Combined, they serve approximately 1,162 
Household Equivalents (HEs) with the combined current excess capacity to serve 444 additional HEs. They 
operate as enterprise funds with water usage charges and related fees used as the basis for financing service 
delivery and system operation and maintenance.  

Wastewater Treatment: 

In addition to CSA#17 discussed earlier, there are two CSAs which also provide sanitary sewer service to 
commercial development and residential communities in the unincorporated area (see Table III-12). These two 
CSAs, located in Palo Cedro and Alpine Meadows, currently serve 502 Household Equivalents (HEs) with the 
combined current excess capacity to serve 60 additional HEs. The Palo Cedro CSA (CSA #8) currently serves 
approximately 406 household equivalents and recently completed a technical analysis identifying existing 
deficiencies and examining options to increase its wastewater treatment capacity to serve up to 750 household 
equivalents, which represents an increase from its current maximum capacity of 585 household equivalents (it is 
noted that the realistic maximum capacity is closer to 535 household equivalents based on recent wet weather 
treatment demands) (Technical Memorandum, Shasta County Service Area No. 8 2018 Palo Cedro Wastewater 
Treatment Plan Capacity Review, PACE Engineering, December 4, 2018).  

Customers pay monthly service and standby charges to finance system operation and maintenance. In addition, 
property owners may be subject to a special assessment to meet the debt service requirements incurred when the 
system was constructed; this is a standard method of repaying bonds or loans necessary to construct or improve 
needed public facilities and infrastructure and the assessment is included in the annual property tax bill.  For 
example, the 10 duplex units on Manzi Way in Cottonwood have an annual CSA #17 assessment of $389.32, or 
$38.39 per unit. While the assessment does not contribute to the cost of developing housing, the assessment 
contributes to a household’s annual housing costs. Based on these estimated service capacities provided by these 
districts, they have the ability to accommodate their respective planned population increases through the period of 
this element.  

OTHER NON – COUNTY WATER DISTRICTS  

Water Supply: 

Eight non-County operated WDs or CSDs serve rural residents in the greater Redding Basin area (aka South 
Central Region or SCR) and several communities located in the northeast portion of Shasta County. These 
districts are listed on Table III-12. Not counting the Cottonwood Water District, Burney Water District, and the 
Fall River Valley Community Services District discussed earlier, the five other WDs/CSDs currently serve 
approximately 10,828 customers and have an estimated combined current capacity to serve 8,296 additional 
customers.  

SUMMARY 

Based on the information provided by the Department of Public Works and the non-County service districts, 
existing water and sewer service capacity within Cottonwood, Burney, Fall River Mills exists or can be increased 
to accommodate any additional residential development for low income housing allocated to the County provided 
the developer is willing to pay some or all of the cost of necessary improvements or upgrades to their systems. In 
addition, the Department of Public Works states that they will continue to seek State or Federal grants for 
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upgrading their sewer and water systems to increase the service capacity. Program H1-D, also provides for all 
water and sewer districts to comply with Government Code Section 65589.7 (SB 1087), for reserving capacity for 
low income housing units in accordance with RHNA requirements for affordable units. Under this program, the 
County assessing existing facility plans for County-controlled community water and sewer service areas to 
determine public service and infrastructure capacity and explore feasible alternatives for potential expansion to 
provide for a wider range of affordable housing options in rural communities.  

Table III-12. Sewer and Water Service Providers within Shasta County – 
Unincorporated Area 

Sewer Districts  Planning Area 
County Sewer Districts 
CSA #8 Palo Cedro  South Central Urban Region 

CSA #13 Alpine Meadows Eastern Forest 

CSA #17 Cottonwood South Central Urban Region  

Non-County Sewer Districts  
Burney Water District North East Shasta 

Fall River Valley North East Shasta 

WATER DISTRICTS  
County Water Districts  
CSA#2 Sugarloaf  Sacramento Canyon 

CSA#3 Castella Sacramento Canyon 

CSA#6 Jones Valley Eastern Upland 

CSA#8 Palo Cedro South Central Urban Region  

CSA#11 French Gulch  French Gulch 

CSA#13 Alpine Meadows Eastern Forest 

CSA#23 Castle (Crag View) Sacramento Canyon 

CSA#25 Keswick South Central Urban Region  

Non-County Water Districts 
Bella Vista WD South Central Urban Region 

Burney WD North East Shasta 

Cottonwood WD South Central Urban Region  

Clear Creek WD South Central Urban Region  

Centerville WD South Central Urban Region 

Fall River Valley CSD North East Shasta 

Mountain Gate CSD South Central Urban Region  

Shasta CSD South Central Urban Region  

Source: Planning Division 
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Map H-1. Shasta County CSA, CSD, and WD Location Map 



  July 2020 III-36

 
Map H-2. S.S.R. CSA, CSD, and WD Location Map  
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B NONGOVERNMENTAL CONSTRAINTS 

Governmental Code Section 65583(a)(5) requires a Housing Element to contain an analysis of potential and actual 
non-governmental constraints upon the maintenance, improvement, or development of housing for all income 
levels, including the availability of financing, the price of land, and the cost of construction. The cost parameters 
of these elements fluctuate significantly in response to a wide variety of local, State, natural, and global economic 
and social events. The influence that Shasta County government has on these factors is negligible. As regional and 
State economic conditions change, the demand and supply of affordable housing is impacted. Historically, the 
cost of housing in general in Shasta County, relative to California Bay Area counties, has been considered low to 
moderate.  

1 PRICE OF LAND 

The price of residential building sites is influenced by fundamental factors such as location, topographical or 
geographical constraints, environmental amenities such as existing streams or lakes, tree cover, and the 
availability of services (i.e., road systems, public utilities, schools, shopping outlets, etc.). In the unincorporated 
areas, land prices are usually represented by cost per acre as there are relatively few parcels in the developed 
parcel inventory priced in the traditional urban small-lot manner (i.e., lots generally smaller than one-half acre). 
Generally, rural property is subdivided in two or more parcels ranging in size from one to two acres to ten acres or 
larger, although many parcels in excess of twenty acres are often favored for small ranch, farm, and estate 
development purposes.). According to Multiple Listing Service Data for Shasta County, the median sale price of 
land of land for a one-acre lot between April 2018 to April 2020 was $30,000 with sales ranging between $10,000 
to $80,000. Table III-13 provides a range of the recent sale price of land in Shasta County based on Multiple 
Listing Service data for Shasta County.  

Table III-13. Price of Land 

Parcel Size Minimum and Maximum Price of 
Land Sold 

Median Price of Land Sold Number of Lots  
Currently For Sale 

0.01 to 0.50 Acres1 $6,000 to $80,000 $16,000 57 

0.51 to 1 Acres2 $10,000 to $80,000 $30,000 20 

1.01 to 1.5 Acres3 $25,000 to $182,000 $45,000 10 

1.5 to 2.0 Acres4 $11,000 to $110,000 $35,000 16 

2.1 to 2.5 Acres5 $25,000 to $110,000 $61,000 12 

2.51 to 3 Acres6 $35,000 to $110,000 $60,000 12 

3.01 to 5 Acres7 $10,000 to $125,000 $42,000 67 

5+ $15,000 to $255,000  $64,000 202 

Source: Shasta County MLS Data between April 8, 2018 to April 27, 2020 

Based on Loopnet.com, the current list price for vacant, residential land is roughly estimated at between $18,325 
and $101,124 per acre.1 A 5-acre site zoned R-3-25 in the unincorporated area outside of Redding is listed for 
$1,125,000 and a 4.09-acre site zoned MU in the community of Round Mountain is listed for $99,900. Land costs 
in Shasta County are consistent with other counties in the region with similar characteristics.   

 
 
1 Loopnet.com, April 10 2020 search for Shasta County multifamily land sold within the last five years, excluding high and low outliers.  
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2 TOTAL COST OF HOUSING CONSTRUCTION 

Construction costs vary depending upon the type, size, and amenities of the development, the price of materials 
and labor, financing cost, development standards, and general market conditions. Multi-family residences such as 
apartments can generally be constructed for slightly less per square foot than single-family homes due to cost-
efficient building methods. Wage rates for the Shasta County area historically have remained below the general 
index for the northern Sacramento Valley. The County has no influence over materials and labor costs, and the 
building codes and development standards in Shasta County are not substantially different than most other 
counties in northern California.  These factors create a wide variation in construction costs, from as little as $110 
per square foot for basic construction to well over $200 a square foot for high-quality custom construction. At that 
cost of construction, a conventional stick built single family house in Burney ($268,003) and Palo Cedro 
($273,788) would be affordable to a moderate income family, but would be outside the affordability range for a 
low income family. However, a 900 square foot apartment or townhome unit in Burney ($160,260) and Palo Cedro 
($158,464) may be rented or sold within the affordability range for a low income family depending on the price of 
land and location of the development (refer to Table III-14).  Additionally, after review of modestly priced 
manufactured home, this development option can be affordable to a low income family. Table III-15 is a table that 
provides an estimate of the cost of improvements and installation of a 1,000 square foot manufactured house on a 
vacant lot in Burney and Palo Cedro. 

Table III-14: Conventional House and Apartment Construction Costs  

Housing Cost Component 
Single Family Home 

1,600 sq-ft 
Multi-Family Unit 

900 sq-ft 

Land Cost Per Lot  

$6,187.50 
*16 lots on a $99,900 

4.09-acre parcel 
designated R-1 or MU  

$9,800 
*125 lots on $1.225 

million 5-acre R-3-25 
parcel 

Construction Costs (assumes $131/sq. ft.)1 $209,600 $117,900 

Fire Sprinklers $2,800 $1,485 

Permitting Fees   

a. Building Fees2 (assumes value of single family home is 
$209,600 and value of multi-family unit is $117,900 

$2,303.76 $1,566.39 

b. Development Impact Fees (refer to Table III-10) $9,656 $8,767 

c. Fire Department Plan Check $112.50 $13.6  

d. School Fees (3.79 per sq. ft.) $6,064 $3,411 

e. General Plan Maintenance Fee $167.91 $167.91 

f  Grading Review Fee (assumes grading up to 1,000 cubic 
yards) 

$708 $708 

g. Planning Review Fee $1,143.583 $131.90 

Builder’s Salary/Profit $16,800 $8,250 

Sub-Total $255,543.23 $152,200.80 

Located in Burney, CA  

Traffic TIF Fee N/A N/A 

Burney Water Connection Fee $4,402 $2,641 

Burney Sewer Connection Fee $8,058 $4,835 

Total Cost  $268,003.25 $160,259.99 
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Table III-14: Conventional House and Apartment Construction Costs  

Located in Palo Cedro, CA 

Traffic TIF Fee $800 $563 

Palo Cedro CSA Water Hook Up Fee $1,000 $1,000 

Palo Cedro CSA Sewer Hook Up Fee $5,400 $4,700 

Total Cost  $262,743.25 $158,463.80 

Located in Unincorporated Shasta County on Well and Septic 

Traffic TIF Fee $800 N/A 

Sewage Disposal Permit $649.15 N/A 

Private Well Permit $295.86 N/A 

Septic System $8,500 N/A 

Well System $8,000 N/A 

Total Cost  $273,788.26 N/A 
Sources:  
1 HomeGuide: How Much Does it Cost to Build A House. https://homeguide.com/costs/cost-to-build-a-house 
2 Building fee includes: Basic permit fees, Addressing Fee ($197.85), Electrical Permit ($71-SFU, $38-MFU), Plumbing/Mechanical 

Permit ($38-SFU, $25-MFU). Estimates for Electrical, Plumbing, and Mechanical are based on 1,600 sq. ft. SFU and 900 sq. ft. 

MFU.  
3 Price for a 16-lot subdivision is land division fee ($18,297.31 plus $100/lot). Total fee divided by 16 lots is $3,150 

 

TABLE III-15: Manufactured Homes Construction Costs 

Housing Cost Component 

MANUFACTURED 
HOMES/MOBILES ON 

WELL/SEPTIC 
1,000 square feet 

MANUFACTURED HOME 
WITH URBAN SERVICES 

1,000 square feet 

Land Cost Per Lot $35,000 $25,000 

Unit Purchase Price $90,000 $90,000 

Permitting Fees   

a. Building Fees (assumes building value is up to 
$120,000 and size is 1,000 sq. ft.)2 $1,756.95 $1,756.95 

b. Mobile Home Plan Check Fees $531.62 $551.62 

c. Impact Fees  $8,7673 $8,7673 

d. Fire Department Plan Check $45 $45 

e. School Fees ($3.79 per sq. ft.) $3,790 $3,790 

f. Sewage Disposal Permit $714.15 ----- 

g. Private Well Permit $295.86 ----- 

h. General Plan Maintenance Fee $167.91 $167.91 
i. Grading Review Fee (assumes <250 cubic yards of 

grading) 
$177 $177 

j. Planning Review Fee $131.90 $131.90 

Sub-Total $141,377.39 $130,387.38 

Located in Burney, CA 

Countywide TIF Fee (Burney outside fee area) n/a n/a 
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TABLE III-15: Manufactured Homes Construction Costs 

Burney Water District Connection Fees n/a $2,6413 

Burney Sewer Connection Fees n/a $4,8353 

Hard Costs (Labor Included)   

a. Sewage Disposal System Install $8,500 n/a 

b. Well Construction $8,000 n/a 

Fire Sprinklers $3,660 $3,660 

Total Cost  $161,537.39 $141,523.38 

Located in Palo Cedro, CA 

County-wide Traffic TIF Fee $800 $563 

Palo Cedro CSA Water Hook Up Fee n/a $1,000 

Palo Cedro CSA Sewer Hook Up Fee n/a $5,400 

Hard Costs (Labor Included)   

a. Sewage Disposal System Install $8,500 n/a 

b. Well Construction $8,000 n/a 

Fire Sprinklers $3,660 $3,660 

Total Cost  $162,337.39 $141,010.38 
Notes: 
1 Cost of unit varies widely depending on unit type (mobile home vs single-wide, double-wide manufactured), upgrades and options selected, 
and shipping distance.  
2 Building fee includes: Basic permit fees, electric permit, plumbing permit, Misc. Mobile Home fees, encroachment fee, addressing fee. 
3 Fee for a multi-family unit is applied. 

 

The maximum sales price for a family of four for an affordable low income housing unit based on 2019 HCD 
income limits is $195,900 (see Table II-34).  As noted in Table III-13, conventional stick build housing, either as 
a single family unit for sale would not be in reach for low income families.  However, as noted in Table III-15, 
dependent on the cost of land, required fire safety improvements, and District connection fees, installation of a 
new manufactured housing could be considered affordable to a family of four in the low-income household 
category.  

3 FINANCE COSTS 

For projects that meet lender’s credit approval requirements, residential construction loan rates are competitive. 
However, since interest rates reflect deliberate monetary policy selected by the Federal Reserve Board, it is not 
possible to forecast what will happen to interest rates during the upcoming Housing Element planning period. If 
interest rates rise, not only will it make new construction more costly, but it will also raise the sales price reduce 
the affordability of housing. Since interest rates are currently at relatively low levels, it is easier for households to 
finance purchases of housing. However, due to the recent collapse of the “sub-prime” mortgage market, loan 
qualifications standards are considerably stricter and the availability of financing is considerably reduced.  

MORTGAGE LENDING TRENDS IN CALIFORNIA 

A low income household of four can afford a home price of approximately $195,900 (see Section II of this 
Element). The median sale price of a single-family home on the MLS in Shasta County between January 2019 and 
April 2020 is approximately $285,000. Throughout the 2000s, interest rates were less than 8% on 30-year fixed-
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rate mortgages, and in 2005 through the first half of 2018 they had been lower than 4% and increased to above 
4%  in the second half 2018. In April 2020, the average interest rate was 3.75% on a 30-year fixed-rate mortgage.   

Table III-16 presents the monthly payment on a theoretical $285,000 house with a 10% down payment, 3.75% 
interest rate, and 30-year loan would be $1,627 per month.  Assuming a 30% budget for housing, this monthly 
cost, with 21% of payment applied to taxes, utilities, mortgage insurance and homeowner’s insurance, exceeds the 
cost of housing for low income family of 4, household.  Therefore, without some form of subsidy, financing an 
average priced home in Shasta County is within reach only to moderate and above-moderate income families of 
three or more.   

Table III-16. Typical Home Value and Loan Rate (2020) 

Typical Loan  
Home Value $285,000 
Loan Amount  $256,500 
Down Payment  10%* or more  
Average Interest Rate  3.75% 

Average Loan Fees  
1.5% plus one point.  Loan fees and points are typically paid by 
the buyer.   

Monthly Payment  
$1,627 per month on a $285,000 house with 10% down, and a 
30-year loan (including insurance and property tax).   

*Assumes 10% down payment for a low and below income household. 

The median sale price of a manufactured home on the MLS in Shasta County between January 2018 and April 
2020 was approximately $185,000. Table III-17 presents the monthly payment on a theoretical $185,000 house 
with a 10% down payment, 3.75% interest rate, and 30-year loan would be $1,082 per month.  Assuming a 30% 
budget for housing, this monthly cost does not exceed the cost of housing for low income family of 4, households.  
As Referenced in Table II-23, Section II of this Element, a very low income household of 4 can afford a 
maximum purchase price of up to $123,000 and a low income household of 4 can afford a maximum purchase 
price of up to $195,900. 

Table III-17. Typical Home Value and Loan Rate for a Manufactured Home (2020) 

Typical Loan  
Home Value $185,000 
Loan Amount  $166,500  
Down Payment  10%* or more  
Average Interest Rate  3.75% 

Average Loan Fees  
One and a half% plus one point.  Loan fees and points are 
typically paid by the buyer.   

Monthly Payment  
$1,082 per month on a $185,000 house with 10% down, and a 
30-year loan (including insurance and property tax).   

*Assumes 10% down payment for a low and below income household. 

 
4 TIMING OF CONSTRUCTION 

A significant constraint to the RHNA being constructed in a jurisdiction can be the time that it takes a developer 
to construct the units after gaining approvals.  Often, a project will receive entitlements but will delay 
construction for a variety of reasons, which may include obtaining additional financing, the property owner does 
not intend to build the units but rather obtained the entitlements in order to sell the property fully entitled, or the 
property owner/developer’s perception of housing demand and the anticipated sales price or rents of the units 
versus the cost to construct.  This delay at the property owner or developer end of the project process is evidenced 
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by the time it takes a project to request building permits after receiving entitlements. The typical time for a 
residential subdivision to request building permits after receiving entitlements is anywhere from a few days to 
three or more years , based on the recent CHIP subdivisions. One of the CHIP subdivisions had been completed 
by a separate developer and was later acquired by CHIP for the purpose of developing all of the lots. Typically, 
the companies with greater experience or working at a larger scale will request permits quicker after receiving the 
land or an approved entitlement. While there has not been significant multifamily development in the 
unincorporated County in recent Housing Element cycles, the Manzi Way duplex project received entitlements in 
August, 2006 and requested permits in July of 2007. However, those permits were later cancelled and the next 
permits, which resulted in a completion of the units, was applied for in August of 2015. This is likely attributable 
to the economic conditions at the time as a result of the Great Recession. For many projects, it can take years for a 
development to request building permits.  While the CHIP subdivisions only took a matter of weeks to request a 
permit once they received the entitlement or purchased the property, there are many fully entitled single family 
parcels that have been entitled for over a decade but have yet to request a building permit.    

C REPLACEMENT OF AT-RISK HOUSING UNITS 

California Government Code (Section 65583) requires that this element evaluates all low income rental-housing 
units, which may, at some future time, be lost to the affordable inventory by the expiration of some type of 
affordability restrictions, typically through government housing subsidy. As noted in Section II and shown in 
Table III-37, there are no housing units within the unincorporated portions of Shasta County with a medium or 
high risk of loss. However, there are 74 units that have affordable housing restrictions. Preservation options for 
these units typically include transfer of the project to non-profit ownership, provision of rental assistance to 
tenants using non-federal funding sources, as well as purchase of affordability covenants. The most direct option 
to pursue replacement of the affordable units is the development of new assisted multifamily housing. As noted in 
Table II-12, the cost of construction for a multiple family housing unit would far exceed the affordability range 
for a low-income family. Therefore, replacement would require financial subsidies. One objective of the 2014 – 
2019 Housing Element was to obtain 350 new vouchers during the planning period by applying through the U.S. 
Department of Housing and Urban Development (HUD) and/or other appropriate State and Federal grants to be 
used to provide funding for adequate housing, suitable living environments and expanded economic opportunity. 
To date, Shasta County Housing Authority has only obtained 75 new vouchers; therefore, Program H2-A in the 
Housing Plan continues the Public Housing Assistance Program effort to obtain additional vouchers.  

REPLACEMENT THROUGH NEW CONSTRUCTION 

Based on Department of Housing and Urban Development information there were 2,868 market rate low income 
units located in Shasta County (including incorporated cities) in 2019. Approximately 88 percent or 2,523 units 
were occupied in 2019. In considering constructing new units in the unincorporated areas of Shasta County at 
densities above 20 dwelling units per acre (the State default density for Shasta County), there are have not been 
recent projects constructed that can be used as an example.  However, as described in Section IV, affordable 
housing developments (single-family self-help subdivisions and a multifamily project) have been constructed 
and/or planned in the County at densities of approximately 4 to 6 units per acre. Further, as shown in Table III-14, 
the projected construction cost of a multifamily unit is approximately $160,259.99 in Burney, CA and 
$159,046.99 in Palo Cedro.  Additionally, as shown in Table III-15, the estimated cost for a mobile or 
manufactured home with urban services is $147,810.05 in Burney, CA and $150,934.05 in Palo Cedro, CA.  At 
these costs, it would cost approximately $5,321,161.80 to $5,769,359.64 to replace a 36-unit affordable housing 
development.  Several programs have been established in the Housing Plan to address the development of market 
rate and restricted affordable housing as follows: 
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 Program H1-F, Housing Provider Coordination and Outreach 

 Program H1-G,  Developer Assistance Program-Burney Development Project 

 Program H1-J, Developer Incentive Program – Affordable Housing 

 Program H2-C Public Housing Preservation Program 

 Program H3-A,  Housing Fast-Track Processing Program 

 Program H3-C, Housing Fee Reduction Program  

 Program H3-F, Lot Access Program 

 Program H3-G, Zoning Code Amendments – Housing Constraints 

 Program H4-B, Density Bonus Implementation Program 

 Program H4-C, Special Housing Needs Feasibility Program  

REPLACEMENT THROUGH TRANSFER OF OWNERSHIP OR PURCHASE OF REPLACEMENT UNITS 

One of the least costly ways to ensure that at-risk units remain affordable for the long term is through the transfer 
of ownership to a non-profit housing provider.  By transferring property ownership to a non-profit organization, 
low income restrictions can be secured indefinitely and the project would become potentially eligible for a greater 
range of governmental assistance.  Based on a review of sold prices of multifamily projects in Shasta County, 
multifamily units have sold for approximately $53,750 to $162,500 per unit in recent years, with an average cost 
per unit of $95,731 (Zillow, 2020).  Under this scenario, the units could be preserved through transfer of 
ownership to a non-profit, likely for a cost of approximately $3.45 million for a 36-unit complex.  Alternatively, 
existing apartment units could be purchased for approximately $3.45 million (36 units), although it may be 
necessary to spend $5,000 to $40,000 per unit to rehabilitate the units depending on the condition of the units. 

RENTAL SUBSIDIES 

Maintenance of affordable units can also be achieved through rental subsidies from non-federal sources such as 
State, local, or other funding mechanisms that can be structured to mirror the Section 8 assistance program.  
Under Section 8, HUD pays the difference between what tenants can pay, defined as 30% of the median 
household income, and what HUD estimates as the fair market rent (FMR) on the unit.   

The Section 8 Housing Assistance Program for Shasta County is administered by the Shasta County Housing 
Authority.  The Authority also administers this program for Modoc, Siskiyou, and Trinity Counties (including all 
communities and incorporated areas within these Counties). The average monthly tenant contribution to rent by 
Shasta County Housing Authority voucher holders in 2016 was $372 and the average monthly HUD expenditure 
per voucher holder was $535. The average utility allowance across all voucher recipients is $113. In 2019, the 
average family expenditure per month was $395 and the average HUD expenditure per month was $497.  The 
Authority’s Housing Choice Voucher Program is reported to have 2,111 vouchers/subsidized units in use and a 
total of 2,394 subsidized units available. Recent California legislation has been approved to provide more 
protections to individuals utilizing Section 8 and other housing vouchers. SB 329 was approved in 2019, which 
prohibits landlords from discriminating against tenants or applicants for tenancy on the basis of their use of 
Section 8 or other housing vouchers, which will likely improve access to housing for persons using a Section 8 or 
Housing Choice Voucher.  

Under this scenario, it would cost approximately $640 per unit per month, or approximately $2.15 million per 
year to subsidize 36 units.  Based on the information provided previously for new construction and replacement 
costs, there would be a lower cost associated with building the replacement units or purchasing replacement units 
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as either of those options would be less expensive than subsidizing replacement units for a period longer than 3 
years.   

D FUNDING AND ADMINISTRATIVE RESOURCES 

A variety of resources are available to landowners and developers seeking to provide housing or to retain 
affordable housing within Shasta County as listed here. Also refer to Table III-18. 

NON-PROFIT HOUSING AGENCIES 

CHIP, is a non-profit housing agency that constructed 8 low income housing units during the 2014-2019 housing 
cycle and has an additional 24 units under construction. These units are located in a housing subdivision for self-
help construction in Cottonwood. Under the self-help program, qualified families build their homes in groups of 
five or six under the supervision of CHIP’s construction staff.  Each household dedicates at least 30 hours per 
week in labor towards building their new homes and help each other during the process, which takes about nine 
months. All homes must be finished before anyone moves in. House plans included 3-5 bedrooms priced for 
affordability to low and very-low income families. USDA Rural Development provides funding assistance for 
these programs. Builders from this program must make at or below 80 percent median income for the county in 
which they build, have decent credit, and earn enough income to make monthly payments on the loan.  

NVCSS is in the process of planning an affordable multifamily project in Burney with 27 or more units.  This 
project would be eligible for Low Income Housing Tax Credits, USDA Rural Development assistance, CDBG, 
and HOME loans, as well as a variety of other funding sources. However, funding for these programs is limited 
and competitive.   

The County has established a number of programs in the Housing Plan to encourage these types of development, 
as well as other types of affordable housing development, as well as collaboration with non-profit agencies and 
affordable housing developers: 

 Program H1-F, Housing Provider Coordination and Outreach 

 Program H1-G, Developer Assistance Program-Burney Development Project 

 Program H1-J, Developer Incentive Program – Affordable Housing 

 Program H2-C, Public Housing Preservation Program 

 Program H3-A, Housing Fast-Track Processing Program 

 Program H3-C, Housing Fee Reduction Program  

 Program H3-F, Lot Access Program 

 Program H3-G, Zoning Code Amendments – Housing Constraints 

 Program H4-B, Density Bonus Implementation Program 

 Program H4-C, Special Housing Needs Feasibility Program  

COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG) PROGRAM 

The CDBG program provides funds for a range of community development activities.  CDBG funds are 
administered by HCD through a variety of competitive and non-competitive programs.  These programs can 
provide funding for a range of activities.  The eligible activities include, but are not limited to, acquisition and/or 
disposition of real estate or property, public facilities and improvements, relocation, rehabilitation and 
construction of housing, homeownership assistance, and also clearance activities.  Funding levels for individual 
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programs can vary by year, and decisions to pursue funding for each program are made by the County based on 
potential projects and competitive factors.   

HOME INVESTMENT PARTNERSHIP PROGRAM FUNDS (HOME) 

Federal HOME funds can be used for activities that promote affordable rental housing and homeownership for 
lower income households.  HOME funds are administered by HCD, through a variety of competitive and non-
competitive programs.  Activities eligible to receive HOME funds include building acquisition, new construction, 
reconstruction, moderate/substantial rehabilitation, first-time homebuyer assistance, and tenant-based assistance.  
A federal priority for the use of HOME funds is preservation of the at-risk housing stock.  As with CDBG funds, 
funding levels for individual programs can vary by year, and decisions to pursue funding for each program are 
made by Shasta County based on potential projects and competitive factors.   

MORTGAGE CREDIT CERTIFICATE (MCC) PROGRAM 

Federally-funded program administered by the State offers MCCs through an annual application process, which 
provides first-time homebuyers a credit on their federal income taxes up to 20% of the mortgage interest paid for 
the year.  The credit can be deducted from the income tax owed, while the remaining 80% of the interest paid on 
the mortgage remains available as an income tax deduction.   

CAL HOME PROGRAM 

Authorized by SB 1656 in 2002, the Cal Home Program offers financial assistance to cities and non-profits for 
first-time homebuyer assistance, rehabilitation programs, or homeownership development projects.  Specialized 
components of the Program assist owners of manufactured housing units and shared housing operators.   

HOUSING CHOICE VOUCHER PROGRAM  

The Housing Choice Voucher (formerly Section 8) Rental Assistance Program administered by the Shasta County 
Housing Authority constitutes the County’s primary preservation program for affordable units for the very low 
and low income households in the unincorporated area. Funding is used to address housing needs of those 
households on Housing Choice Voucher tenant-based assistance waiting lists. A key goal of the program is to 
maintain the Housing Authority’s lease up rate at more than 98%. Annually, payments to landlords from the 
Housing Choice Voucher have amounted to more than $2.8 million dollars per year. 

LOCAL HOUSING RESOURCES 

The following non-profit developers have been active in the construction, rehabilitation, and management of 
affordable housing projects in Shasta and surrounding counties. While some of the non-profit organizations are 
active in Shasta County, others listed here are located in the region and may be useful in developing additional 
affordable housing opportunities in the County.  

SELF HELP HOME IMPROVEMENT PROJECTS 

Self-help housing programs consist of non-profit housing agencies that develop housing using future residents 
toward construction.  This results in development of housing affordable to low income families. The Community 
Housing Improvement Program, Inc. (CHIP) is a non-profit housing developer based in Chico. The agency has 
been involved in the construction of both single-family and multi-family housing for lower-income households 
throughout the Sacramento Valley and northeastern California region. Single-family developments sponsored by 
CHIP rely in part upon a “sweat equity” program, in which future residents are required to contribute a portion of 
the construction labor. CHIP has been active in Shasta County. During the previous Housing Element Period, a 
total of 21 Community Housing Improvement Program (CHIP) units were completed, which resulted in the 
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construction of 76 homes for very low and low income people. Also, the Self Help Home Improvement Project 
(SHHIP) is a non-profit organization based in Redding. SHHIP assists in the development, repair, and 
rehabilitation of housing units for lower-income households. Within the unincorporated areas of Shasta County, 
SHHIP also manages a weatherization program for lower-income households.  

USDA RURAL DEVELOPMENT 

The USDA Rural Development program administers a range of housing programs for developers and individuals 
focused on increasing the supply of affordable housing in rural communities.  The Multifamily Rental Assistance 
program is a subsidy program for existing and new construction that provides payments to owners of USDA-
financed Rural Rental Housing or Farm Labor Housing for low-income tenants unable to pay their full rent.  The 
Mutual Self-Hel Housing Technical Assistance Grants program provides grants to qualified organizations to assist 
with self-help housing construction projects that benefit very low and low income households. The Multifamily 
Loan Guarantee Program provides a loan guarantee for projects that build or preserve affordable rural rental 
housing and provides housing for low and moderate income households. The Rural Housing Site Loan program 
provides two types of loans, Section 523 for self-help housing and Section 524 for low or moderate income 
housing, to purchase and develop housing for low and moderate income families. The USDA also provides loans 
and grants to assist with the development of year-round, migrant, and/or seasonal housing for farm laborers. 

SECTION 202 SUPPORTIVE HOUSING FOR THE ELDERLY 

This section helps expand the supply of affordable housing with supportive services for the elderly.  It provides 
very-low income elderly with options that allow them to live independently but in an environment that provides 
support activities such as cleaning, cooking, transportation, etc.  The program is similar to Supportive Housing for 
Persons with Disabilities (Section 811).   

SECTION 811 SUPPORTIVE HOUSING FOR PERSONS WITH DISABILITIES 

This program allows persons with disabilities the opportunity to live as independently as possible by increasing 
the supply of rental housing with the availability of supportive services.  The program also provides project rental 
assistance, which covers the difference between the HUD-approved operating costs of the project and the tenants’ 
contribution toward rent.  The program is similar to Supportive Housing for the Elderly (Section 202).   

LOW INCOME HOUSING TAX CREDITS 

This program (LIHTC) encourages the construction and rehabilitation of low income rental housing by providing 
a federal income tax credit as an incentive to investors.  Investors receive tax credits for a specified number of 
years in return for investing equity capital.  This program requires a 55-year affordability period.   

Table III-18:  Financial Resources 

Program Name Description Eligible Activities 
1.  Federal Programs  
Community Development 
Block Grant (CDBG) 

Grants available to Shasta County on a 
competitive basis for a variety of 
housing and community development 
activities.  County competes for funds 
through the State’s allocation process 

-  Acquisition 
-  Rehabilitation 
-  Home Buyer Assistance 
-  Economic Development 
-  Homeless Assistance 
-  Public Services 
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Table III-18:  Financial Resources 

Program Name Description Eligible Activities 
HOME Grant program available to Shasta 

County on a competitive basis for 
housing activities.  County competes 
for funds through the State’s allocation 
process.   

-  Acquisition 
-  Rehabilitation 
-  Home Buyer Assistance   
-  Rental Assistance 

Low income Housing Tax 
Credits (LIHTC) 

Tax credits are available to persons and 
corporations that invest in low income 
rental housing.  Proceeds from the 
sales are typically used to create 
housing. 

-  New Construction 
-  Acquisition 
-  Rehabilitation 

Mortgage Credit Certificate 
(MCC) Program 

Income tax credits available to first-
time homebuyers to buy new or 
existing single-family housing.  County 
Housing Authority does not currently 
participate in the Program, but would 
be the implementing agency.   

-  Home Buyer Assistance 

Housing Choice Voucher 
Program 

Rental assistance payments from 
County Housing Authority to owners 
of private market rate units on behalf 
of very-low income tenants. 

-  Rental Assistance   
-  Home Buyer Assistance 

Section 202 Grants to non-profit developers of 
supportive housing for the elderly. 

-  Acquisition 
-  Rehabilitation 
-  New Construction 

Section 203(k) Provides long-term, low interest loans at 
fixed rate to finance acquisition and 
rehabilitation of eligible property.   

-  Land Acquisition 
-  Rehabilitation 
-  Relocation of Unit  
-  Refinance Existing Indebtedness 

Section 811 Grants to non-profit developers of 
supportive housing for persons with 
disabilities, including group homes, 
independent living facilities and 
intermediate care facilities.   

-  Acquisition 
-  Rehabilitation 
-  New Construction 
-  Rental Assistance 

U.S. Department of Agriculture 
(USDA) Housing Programs  

Below market-rate loans and grants for very 
low, low, and moderate income multifamily 
housing, self-help subdivisions, and 
farmworker rental housing. 

-  New Construction 
-  Rehabilitation 

2.  State Programs  
Affordable Housing 
Partnership Program (AHPP) 

Provides lower interest rate CHFA 
loans to homebuyers who receive local 
secondary financing.   

-  Home Buyer Assistance 

Cal HOME Provides grants to local governments 
and non-profit agencies for local 
homebuyer assistance and owner-
occupied rehabilitation programs and 
new home development projects.  Will 
finance the acquisition, rehabilitation, 
and replacement of manufactured 
homes.   

-  Home Buyer Assistance 
-  Rehabilitation 
-  New Construction 

California Housing Assistance 
Program 

Provides 3% silent second loans in 
conjunction with 97% CHFA first 
loans to give eligible buyers 100% 
financing.   

-    Home Buyer Assistance 

California Self-Help Housing 
Program (CSHHP) 

Provides grants for the administration 
of mutual self-help housing projects.   

-    Home Buyer Assistance 
-    New Construction 

Emergency Housing and 
Assistance Program (EHAP) 

Provides grants to support emergency 
housing.   

-  Shelters and Transitional Housing 
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Table III-18:  Financial Resources 

Program Name Description Eligible Activities 
Emergency Shelter Program Grants awarded to non-profit 

organizations for shelter support 
services.   

-  Support Services 

Farmworker Housing 
Assistance Program 

Provides State tax credits for 
farmworker housing projects.   

-  New Construction  
-  Rehabilitation 

Joe Serna Jr.  Farm-worker 
Housing Grant Program 
(FWHG) 

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

-  Home Buyer Assistance 
-  Rehabilitation 
-  New Construction 

3.  Local Programs  
CDBG Revolving Loan Funds  Shasta County offers housing 

rehabilitation loans using program 
income from CDBG grants.  This 
program also offers low income 
families to obtain low interest loans for 
down payment assistance when 
purchasing a home.   

-  Rehabilitation  
-  Home Buyer Assistance 

Shasta County Down Payment 
Assistance Program (DAP) 

The County of Shasta has money to 
help first-time home buyers with their 
down payments and closing costs. The 
Shasta County Down Program 
Assistance Program (DAP) provides a 
loan to qualified low income first-time 
home buyers. Federal money from this 
program comes from grants awarded to 
Shasta County by the California 
Department of Housing and 
Community Action Programs. 

-  Home Buyer Assistance 

4.  Private Resources/Financing Programs  
Federal National Mortgage 
Association (Fannie Mae) 

-  Fixed rate mortgages issued by 
private mortgage insurers.   

-  Home Buyer Assistance 

-  Mortgages, which fund the purchase 
and rehabilitation of a home.   

-  Home Buyer Assistance 
-  Rehabilitation 

-  Low Down-Payment Mortgages for 
Single-Family Homes in underserved 
low income and minority cities.   

-  Home Buyer Assistance 

Freddie Mac Home Works Provides first and second mortgages 
that include rehabilitation loan.  
County provides gap financing for 
rehabilitation component.  Households 
earning up to 80% MFI qualify.   

-  Home Buyer Assistance 

 

E ENERGY CONSERVATION  

Government Code Section 65583(a)(7) requires that a housing element contain an analysis of opportunities for 
energy conservation with respect to residential development. The purpose of this analysis is to ensure the locality 
has considered how energy conservation can be achieved in residential development and how energy conservation 
requirements may contribute to reducing overall development costs and, therefore, increasing the supply and 
affordability of units.  
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Shasta County does not operate, nor is it responsible for producing or operating, any electrical or other power 
sources to provide energy supplies to residential customers. However, the Building Division of the Department of 
Resource Management is charged with the responsibility of enforcing State Energy Efficiency Standards for 
Residential and Non Residential Buildings (Government Code Title 24, Part 6) in addition to all applicable 
sections of the California Building Standards Code.  

The California Green Building Standards Code, Title 24, Part 11 of the California Code of Regulations 
(CALGreen) is California’s first green building code and the most recent version (2019) has been adopted by 
Shasta County. The purpose of CALGreen is to improve public health, safety, and general welfare through 
enhanced design and construction of buildings using concepts that reduce negative impacts and promote those 
principles which have a positive environmental impact and encourage sustainable construction practices. 
CALGreen addresses: planning and design, energy efficiency, water efficiency and conservation, and 
environmental quality. It is the responsibility of builders and homeowners to comply with Title 24 standards, and 
for the County to enforce those standards through plan check and code compliance inspections.  CALGreen 
includes mandatory measures for new residential development that address electric vehicle charging equipment 
and spaces, indoor and outdoor water efficiency requirements, energy measures adopted by the California Energy 
Commission, material conservation and efficiency standards that address construction waste, durability of 
construction materials, and recycling, and environmental quality,  

The Energy Element (updated in 1998) of the Shasta County General Plan contains an excellent summary 
discussion of key energy issues and renewable and/or alternative sources of energy available in Shasta County. 
This Element also contains a listing of Objectives and Policies, which guides the County in evaluating and 
implementing realistic programs that have the potential to maximize available technology to achieve higher levels 
of energy conservation. Noteworthy among these efforts is the County’s recycling program, which has been given 
excellent ratings by the State Waste Management Board, and the County’s promotion and approval of several 
large biomass, cogeneration plants.  

The County’s Subdivision Ordinance promotes the design of residential lots to capitalize on the potential of using, 
to the extent possible, future passive or natural heating or cooling opportunities in the subdivision. The County 
has adopted a new Small Wind Energy Systems Ordinance designed to accommodate and promote the 
development of wind-aided projects capable of generating low-cost electrical energy to reduce the on-site 
consumption of electrical power. The County also has a Small Hydro Power Facility Ordinance designed to 
promote privately-financed projects utilizing the potential of falling water to generate low-cost power that can 
augment the electrical power grid for customers in the region.  

Since housing within mixed-use developments typically consists of higher-density uses, which would typically 
result in lower Vehicle Miles Traveled (VMT) by placing residential uses in proximity to retail, services, and 
jobs, Shasta County allows mixed-use development within commercial zone districts. To the extent this program 
would reduce VMT, it would also reduce transportation-related energy demand.  

Golden Umbrella administers a Power to Seniors program sponsored by the Older Adult Policy Council. This 
program was created in response to the 2001 energy crisis to aid lower-income seniors 62 years of age and older 
with paying their utility bills. Since 2001, this program has helped over 725 Shasta County seniors and has raised 
over $265,000 through contributions from the City of Redding SHARE program, Community Service Block 
Grant, Community Development Block Grants, Sierra Pacific Foundation, Win River Casino, local businesses, 
and many individual private donors. The program also distributes brochures to seniors with information on topics 
such as methods to prevent fire and avoid disaster, energy conservation recommendations, minor home repair 
options that are available, and suggestions on healthy living practices. The Pacific Gas and Electric Company 
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(PG&E) is the major supplier of electrical energy to residences in the unincorporated area. Given the relatively 
recent upsurge in residential electrical rates, PG&E’s Low-Income Energy Management Department initiated a 
number of energy-saving programs for residential customers to use to help in controlling escalating electrical 
costs. Among the key financial assistance programs are: 

CARE (California Alternate Rates for Energy) This program is designed to aid lower-income 
households and provides a 20% discount on monthly energy bills and ensures that these 
customers are not subject to surcharges.  

REACH (Relief for Energy Assistance through Community Help) This program is oriented 
toward lower-income customers who cannot pay their PG&E bill due to a sudden, unexpected 
financial hardship. It is a one-time payment through the Salvation Army with the help of 
donations from the utility’s shareholders, employees, and others.  

Energy Partners is a free weatherization program involving local utility contractors who work 
with lower-income customers to make their homes more energy efficient.  

LIHEAP (Low-Income Home Energy Assistance Program) Lower-income households may 
qualify for financial assistance with energy bills and weatherization projects through the 
Department of Health and Human Services.  

Services for Medical Baseline and Life-Support Customers. Residential customers dependent on 
life-support equipment and/or with special heating needs due to certain medical conditions may 
receive approximately 500 kilowatt-hours of electricity and/or 25 therms of gas per month, in 
addition to regular baseline quantities.  

Balanced Payment Plan. This plan is designed for customers with substantially larger heating or 
cooling costs during extreme-weather months. PG&E charges customers the same each month 
based on average energy use for one year.  

PG&E also offers a variety of rebate programs for heating, cooling, appliances, home improvements, pools, and 
lighting installations for qualified projects. Pamphlets and other literature describing these programs and other 
programs are readily available at PG&E offices, as well as the permit counter at the Department of Resource 
Management.  

Retrofit 

There are a number of methods available to improve conditions of existing structures and to decrease their energy 
demand, all of which fall under the general label of “retrofit.” Among the most common techniques for increasing 
building efficiency are: insulation of ceilings, heating-ventilating-air conditioning ducts and hot water heaters; 
weather stripping and caulking; night setback thermostats; spark ignited pilot lights; low-flow shower heads; 
window treatment to provide shade; and furnace efficiency modifications.  The Shasta County Building Divisions 
monitors such modifications on substantial rehabilitation projects pursuant to the California Building Codes.   

The Shasta County Housing Rehabilitation program, offered through the Housing and Community Action Agency 
provides low-income homeowners with low-interest loans from $5,000 to $80,000 to assist with housing 
rehabilitation, repair, and improvements, including energy-efficiency improvements that address insulation, 
windows, water heater, and central heating and air conditioning. 
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Additional funding sources include HUD-sponsored grants or subsidized loans to owners and tenants in 
residential, commercial and agricultural buildings for the purchase and installation of conservation and solar 
measures.  These funds are disbursed through the state and provide financial assistance to consumers for solar and 
energy conservation improvements.   

Weatherization in existing dwellings can greatly cut down heating and cooling costs.  Weatherization is generally 
done by performing or improving attic insulation, caulking, weather stripping and storm windows, furnace 
efficiency modifications, and certain mechanical measures to heating and cooling systems.  The U.S. Department 
of Energy allocates money to States for disbursement to community-based organizations.   

Other means of energy conservation in residential structures includes proper design and location of windows, 
window shades, orientation of the dwelling in relation to sun and wind direction, and roof overhang to let the 
winter sun in and block the summer sun out.   

On September 6, 2000, the Legislature responded to the California Energy Crisis by passing AB 970.  The statute 
known as the California Energy and Reliability Act of 2000, found that there has been significant growth in the 
demand for electricity and that new power plant construction and energy conservation have seriously lagged.  The 
Act provides significant investment in conservation and demand-side management programs. 

To support energy conservation for housing, the County has established Program H5-A to assure that the County 
continues to require energy-saving features in housing construction and rehabilitation projects and to ensure that 
residents and property owners have access to rehabilitation and weatherization loan and grant programs to assist 
with property improvements to increase energy efficiency.  

F FAIR HOUSING 

Government Code Section 65583(c)(5) requires a housing element to do the following:  

“Promote housing opportunities for all persons regardless of race, religion, sex, marital status, 
ancestry, national origin, color, familial status, or disability.”  

Shasta County complies with all State and federal laws pertaining to the guarantee that persons shall be given 
equal opportunity to seek and find appropriate housing and to take advantage of available housing programs. Most 
application forms for various development permits within the Department of Resource Management or the Public 
Works Department contain language that acknowledges its commitment to implement non-discriminatory 
practices to ensure that all persons are treated fairly and in an unbiased fashion to promote equal opportunity and 
fair housing practices. 

The Community Action Agency distributes literature to various County departments and displays pamphlets and 
related information in its office describing the County’s policies regarding compliance with State and federal fair 
housing laws. All housing assistance programs administered by the County Department of Housing clearly state 
its intent to fully comply with actions necessary to promote fair housing opportunity. All County agencies 
involved with administering housing assistance programs and/or issuing residential development permits comply 
with the Americans with Disabilities Act. Shasta County participates with local landlord/tenant organizations as 
well as local lending institutions and housing assistance providers to create an awareness of the need to regularly 
monitor compliance with all fair housing laws. Additionally, the County, through programs sponsored by the 
Community Action Agency, works annually to improve the local network that facilitates action on claims of 
discriminatory practices in the sale or rental of housing units, financing, advertising, appraisal, or provision of real 
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estate brokerage services. In those cases where alleged claims of housing discrimination complaints arise in the 
unincorporated area, they are referred to the County’s District Attorney’s Office or the State Department of Fair 
Employment and Housing for investigation.  

Shasta County regularly reviews its housing and development permit programs to ensure that it is in full 
compliance with all State and federal laws that prohibit discrimination against persons seeking housing assistance 
of all types or residential development permits on the basis of race, color, sex, gender, gender identity/gender 
expression, genetic information, religion, ancestry/national origin, marital status, age, sexual orientation, familial 
status, mental or physical disability, or source of income.  

Since adoption of the 2014-2019 Housing Element, Shasta County has continued to serve as a liaison between the 
public and appropriate agencies in matters concerning housing discrimination. The Shasta County Housing 
Authority has updated their webpage to include a link that contains information related to fair housing and how to 
file fair housing complaints. Staff have also developed a fair housing brochure, which are provided to clients at 
the time they receive their voucher. Each year Shasta County staff attend fair housing training to obtain education 
and information on updates to fair housing law and practices. The Board of Supervisors have also proclaimed 
April as Fair Housing Month every year.  The Housing Plan includes the following program H6-A to ensure that 
the County makes information regarding fair housing readily available to residents, landlords, and other interested 
parties, regularly updates fair housing brochures and posters available at key locations throughout the County, 
continues to refer fair housing concerns and complaints to the DFEH, and ensures staff is trained in fair housing 
requirements and procedures.  

 




