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Housing 
Placer County Health and Human Services specifically stated that housing authority customers need 
at least two-bedroom housing options for low-income families in the area. For individuals 
experiencing homelessness and recipients of mental health services, one-bedroom and studio units 
are ideal. All stakeholders expressed that there is an insufficient number of rental units for younger 
generations (those between 20 and 30 years), and for seniors and those with disabilities. Workforce 
housing (housing for teachers, service workers, etc.) was also cited as a major need in Colfax. These 
needs contribute to the largest barriers to finding affordable, decent housing in Colfax; the largest 
barrier cited is the lack of affordable housing stock. Stakeholders also discussed an economic trend in 
the City where lower-wage jobs are being created, but only market-rate housing is being developed, 
contributing to housing disparity and inequity among lower-income families. 

The physical condition of housing was not widely commented on during the consultation as a result 
of stakeholders not feeling that their work resulted in expertise on this topic. However, those consulted 
did mention that there is a lack of adequate service infrastructure in the City, especially internet access 
due to the rural nature of the area, though this issue is primarily in areas outside of the incorporated 
city limits. 

Stakeholders also remarked that reports of Section 8 vouchers being denied has resulted in equity 
issues, though this has been somewhat mitigated since the passage of Assembly Bill (AB) 329. 
However, high cost of utilities (sewer, propane, and internet) has contributed to disparities in 
affordability of housing. Respondents recommended more affordable housing projects be 
constructed to address these issues, especially due to a growing concern about displacement and loss 
of housing. This has been exacerbated since the COVID-19 pandemic began, and Health and Human 
Services anticipates a spike in eviction cases. Stakeholders recommended rent control or stabilization 
as a mechanism to address these issues. 

A full list of the questions asked to stakeholders during consultations can be found in Appendix A.  

 





APRIL 2021 

Page 6-8 City of Colfax 2020 General Plan 

6 

Housing 

6.2.1 Data Sources 

To assess the present and future housing needs of the City of Colfax, it is important to analyze 
demographic variables, such as population, employment, and households. This section uses sources 
such as the 2006–2010 and 2014–2018 American Community Survey (ACS), California Department of 
Finance (Demographic Research Unit), and the Sacramento Area Council of Governments (SACOG) 
data packet.  

6.2.2 Population Characteristics 

Population Trends 

The SACOG region consists of 18 cities, including the City of Colfax, and the unincorporated areas of 
four counties, including Placer County. As shown in Table 1, between 2010 and 2020, Placer County’s 
population increased by 15.9 percent or 55,279 persons. Four counties surround Placer County: El 
Dorado, Yuba, Sacramento, and Nevada. Of these counties, Placer County is the second most 
populated. 

The City of Colfax was fourth in population growth of the six surrounding cities between 2010 and 
2020, with an estimated 9.6-percent growth rate. Colfax and most of the surrounding cities have 
experienced substantial population increase in the past nine years, with only Grass Valley experiencing 
almost no growth.  

TABLE 1 
POPULATION TRENDS – PLACER COUNTY AND NEIGHBORING COMMUNITIES 

Jurisdiction 2010 2020 Numerical 
Change 

Percent 
Change 

California 37,253,956 39,782,870 2,528,914 6.8% 
Placer County 348,432 403,711 55,279 15.9% 
Colfax 1,963 2,152 189 9.6% 
Auburn 13,330 14,594 1,264 9.5% 
Grass Valley 12,860 12,865 5 0.0% 
Rocklin 56,974 70,350 13,376 23.5% 
Roseville 118,788 145,163 26,375 22.2% 
Loomis 6,430 6,888 458  7.1% 
Nevada City 3,068 3,140 72  2.3% 

Source: Department of Finance, 2020 
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Age Group 2010 2018 Change 
Number Percent Number Percent Number Percent 

Total 1,963 100.0% 2,029 100.0% 66 3.4% 
Median Age (years) 
   Colfax 38 35 --  
   Placer County 40 42 -- 
   California 35 36 -- 

Source: SACOG, 2014–2018 American Community Survey, 2010 Decennial Census 

Race and Ethnicity 

Race and ethnicity can potentially reflect cultural preferences regarding housing needs. For example, 
certain cultures may be accustomed to living with extended family members and need larger units. 
Therefore, planning for communities with high concentrations of certain racial/ethnic groups should 
consider the unique housing needs of these groups.  

California in general, and Northern California recently, has seen a significant rise in its minority 
populations. According to the 2014–2018 ACS, 9.4 percent of the population in the City of Colfax is of 
Hispanic descent (see Table 4). By race, the white population is the largest racial group in the City at 
81.2 percent. A small number of minorities include some other race (2.0 percent), two or more races 
(2.7 percent), American Indian/Alaska Native (1.6 percent), Black/African American (3.3 percent), and 
Asian/Pacific Islander (0.0 percent).  

The population that identifies as Hispanic or Latino remained relatively steady in the City between 
2010 and 2018, increasing by 0.3 percent, according to ACS estimates. Recent studies have suggested 
that Hispanics and/or Latinos differ in attitudes toward housing densities and household size, as well 
as cultural practices of living with extended families; thus, housing needs tend to vary and should be 
an important factor in determining local housing needs.  

According to the 2014–2018 ACS, 81.2 percent of the Colfax population categorize themselves as 
White, as compared to 73.2 percent of the Placer County population. In the City, 9.4 percent of the 
population categorizes themselves as Hispanic origin. 

TABLE 4 
POPULATION BY RACE AND ETHNICITY - 2018 

Category City of Colfax Placer County 
Number Percent Number Percent 

White 1,647 81.2% 278,380 73.2% 
Black 66 3.3% 5,868 1.5% 
American Indian 32 1.6% 1,244 0.3% 
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Category City of Colfax Placer County 
Number Percent Number Percent 

Asian/Pacific Islander 0 0.0% 27,772 7.3% 
Other 40 2.0% 403 0.1% 
Two or more Races 54 2.7% 13,912 3.7% 
Hispanic Origin 190 9.4% 52,498 13.8% 

Source: SACOG, 2014–2018 American Community Survey 

6.2.3 Employment Characteristics 

Employment 

Table 5 depicts the distribution of employment industries in the City. The largest industry in the City 
of Colfax in 2018 was educational, health, and social services (19.4 percent) despite seeing a slight 
decline from 2010. The second-largest industry in 2018 was the retail trade industry, making up 18.4 
percent of the labor force. Transportation and warehousing and utilities experienced the greatest 
decline from 2010 to 2018, dropping from 11 percent to 1 percent of the labor force in the City.   

TABLE 5 
EMPLOYMENT BY INDUSTRY - CITY OF COLFAX 

Major Industries 
City of Colfax 

2010 2018 
Number Percent Number Percent 

Agriculture, Forestry, Fishing and Hunting, and 
Mining 0 0.0% 16 1.8% 

Construction 102 12.1% 125 14.2% 
Manufacturing 51 6.0% 53 6.0% 
Wholesale Trade 21 2.5% 39 4.4% 
Retail Trade 132 15.6% 162 18.4% 
Transportation and Warehousing, Utilities 93 11.0% 9 1.0% 
Information 25 3.0% 9 1.0% 
Finance, Insurance, Real Estate, and Rental and 
Leasing 33 3.9% 67 7.6% 

Professional, Scientific, Management, 
Administrative, and Waste Management Services 52 6.1% 46 5.2% 

Educational, Health, and Social Services 172 20.3% 172 19.6% 
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Major Industries 
City of Colfax 

2010 2018 
Number Percent Number Percent 

Arts, Entertainment, Recreation, Accommodation, 
and Food Services 53 6.3% 59 6.7% 

Public Administration 70 8.3% 52 5.9% 
Other Services 42 5.0% 70 8.0% 
Employed Civilian Population 16 Years and Over 846 100.0% 879 100.0% 

Source: SACOG, 2006–2010 and 2014–2018 American Community Survey 

Top Employers 

Major employers in the Colfax area as of 2020 include a manufacturer, retail trade, school district, and 
an energy provider (see Table 6). 

TABLE 6 
COLFAX AREA MAJOR EMPLOYERS 

Employer 
Winner Chevrolet 

Placer Union High School District1 
Hills Flat Lumber 

Sierra Energy 
Sierra Market 

Source: City of Colfax Planning Department, 2020 
1. Employed at Colfax High School 

Labor Force 

According to the American Community Survey, the City of Colfax labor force contained approximately 
1,047 persons in 2019. At that time, the unemployment rate was 7.6 percent (see Table 7). According 
to the California Employment Development Department, the unemployment rate had increased to 
9.5 percent in December 2020. This increase in unemployment is likely a result of the COVID-19 
pandemic, which resulted in a drastic increase in unemployment nationally in 2020. 
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TABLE 7 
CIVILIAN LABOR FORCE – CITY OF COLFAX 

Year Population in 
the Labor Force 

Employed 
Population 

Unemployed 
Population 

Unemployment 
Rate 

2010 958 846 112 11.7% 
2011 1,075 950 125 11.6% 
2012 1,091 888 203 18.6% 
2013 1,278 1,046 232 18.2% 
2014 1,393 1,174 219 15.7% 
2015 1,318 1,117 201 15.3% 
2016 1,229 1,037 1,228 15.6% 
2017 1,106 994 112 10.1% 
2018 951 879 72 7.6% 
2019 1,047 967 80 7.6% 
Source: American Community Survey 5-year estimates 2010 through 2019 Table S2301 

6.2.4 Household Characteristics 

Household Type 

A household refers to the people occupying a home, such as a family, a single person, or unrelated 
persons living together. Family households often prefer single-family homes or condominiums to 
accommodate children, and nonfamily households generally occupy smaller apartments or 
condominiums.  

Table 8 displays household composition as reported by the 2014–2018 ACS. In the City of Colfax, 
families made up 53.8 percent of all households, and 34.0 percent of families have children under 18 
years of age. Placer County has a substantially higher percentage of families (69.1 percent), but a lower 
percentage of those families have children under 18 years of age (30.7 percent). 
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Overcrowded Households 

The US Census Bureau defines overcrowding as a housing unit that is occupied by more than one 
person per room (not including kitchens and bathrooms). Units with more than 1.5 persons per room 
are considered severely overcrowded and indicate a significant housing need. 

Overcrowding is not a significant housing problem in Colfax. According to 2014–2018 ACS data, there 
were a total of 27 overcrowded households, representing only 3.1 percent of all households in 2018 
(see Table 10). Of the 27 overcrowded households, approximately 81 percent (22 households) are 
renter households. At the same time, overcrowded renter households represent 4.8 percent of all 
renter households, which is significantly less than 13.4 percent for the State of California. 

TABLE 10 
OVERCROWDED HOUSEHOLDS, 2018  

Persons Per 
Room 

Owners Renters Total 
Number Percentage Number Percentage Number Percentage 

1.0–1.5 5 1.2% 22 4.8% 27 3.1% 
More than 1.5 0 0.0% 0 0.0% 0 0.0% 

Total 
Overcrowded 
Households 

5 1.2% 22 4.8% 27 3.1% 

Total Households 407 100.0% 461 100.0% 868 100.0% 
Source: 2014–2018 American Community Survey Table S2501 

6.2.5 Income Characteristics 

HCD Income Limits 

The California Department of Housing and Community Development (HCD) publishes annual income 
limits for each county in the state. The 2020 area median income (AMI) in Placer County (for a four-
person household) is $86,300. Table 11 shows the maximum annual income level for each income 
group adjusted for household size for Placer County, as determined by HCD. The maximum annual 
income data is used to calculate the maximum affordable housing payments for the different 
households (varying by income level) and their eligibility for federal housing assistance.  

  



APRIL 2021 

Page 6-16 City of Colfax 2020 General Plan 

6 

Housing 

TABLE 11 
MAXIMUM HOUSEHOLD INCOME LEVEL, 2020 BY HOUSEHOLD SIZE FOR PLACER COUNTY  

Household 
Size 

Maximum Income Level 
Extremely 

Low Very Low Low Median Moderate 

1-Person $18,150 $30,250 $48,350 $60,400 $72,500 
2-Person $20,750 $34,550 $55,250 $69,050 $82,850 
3-Person $23,350 $38,850 $62,150 $77,650 $93,200 
4-Person $26,200 $43,150 $69,050 $86,300 $103,550 
5-Person $30,680 $46,650 $74,600 $93,200 $111,850 
6-Person $35,160 $50,100 $80,100 $100,100 $120,100 
7-Person $39,640 $53,550 $85,650 $107,000 $128,400 
8-Person $44,120 $57,000 $91,150 $113,900 $136,700 

Source: California Department of Housing and Community Development, Division of Housing Policy Development, 
State Income 2020. 

Household Income 

A household’s income affects its ability to find appropriate housing and determines the type and 
quality of housing. According to the ACS, the median household income in 2018 for the City of Colfax 
was $49,571 per year. This is lower than both the county median of $61,937 and the state median of 
$75,277. The distribution of household incomes in Colfax is shown in Table 12. 

TABLE 12 
HOUSEHOLD INCOME, 2018 

Income  Number Percentage 
Less than $10,000 53 6.1% 
$10,000 to $14,999 102 11.8% 
$15,000 to $24,999 76 8.8% 
$25,000 to $34,999 100 11.5% 
$35,000 to $49,999 109 12.6% 
$50,000 to $74,999 197 22.7% 
$75,000 to $99,999 110 12.7% 
$100,000 to $149,999 98 11.3% 
$150,000 to $199,999 23 2.6% 
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TABLE 15 
HOUSING OVERPAYMENT 

Household Tenure Number Percent 
Total Occupied Units (Households) 910 100.0% 
     Total Households Overpaying 450 49.5% 
Total Renter Households 535 58.8% 
     Total Renter Households Overpaying 269 50.3% 
Total Owner Households 375 41.2% 
       Total Owner Households Overpaying 179 47.7% 

Source: Comprehensive Housing Affordability Strategy (CHAS) 2012–2016 dataset. 

TABLE 16 
HOUSING OVERPAYMENT FOR LOW INCOME HOUSEHOLDS 
Income Category Number Percent 

Total Lower-Income Households (0-80% of AMI) 545 100.0% 
Lower Income Renters (0–80%) 300 55.0% 
Lower Income Owners (0–80%) 245 45.0% 

Lower Income Households Paying More Than 30% 388 42.9% 
Lower Income Renter Households Overpaying 224 57.4% 
     Extremely Low-Income (ELI) Renter (0-30% of AMI) 60 26.8% 
     Very Low-Income Renter (31-50% of AMI) 75 33.5% 
     Low-Income Renter (51-80% of AMI) 89 39.7% 
Lower Income Owner Households Overpaying 164 42.1% 
     ELI Owner (0-30% of AMI) 45 27.4% 
     Very Low-Income Owner (31-50% of AMI) 40 24.4% 
     Low-Income Owner (51-80% of AMI) 79 48.2% 

Lower Income Households Paying More Than 50% 148 27.2% 
Lower Income Renter Households Overpaying 74 50.0% 
     Extremely Low-Income (ELI) Renter (0-30% of AMI) 30 40.5% 
     Very Low-Income Renter (31-50% of AMI) 40 54.1% 
     Low-Income Renter (51-80% of AMI) 4 5.4% 
Lower Income Owner Households Overpaying 74 50.0% 
     ELI Owner (0-30% of AMI) 30 40.5% 
     Very Low-Income Owner (31-50% of AMI) 40 54.1% 
     Low-Income Owner (51-80% of AMI) 4 5.4% 

Source: Comprehensive Housing Affordability Strategy (CHAS) 2012–2016 dataset. 
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6.2.6 Housing Stock Characteristics  

Housing Type 

According to the Department of Finance, in 2020, just over two-thirds (70.6 percent) of the city’s 
housing stock was made up of single-family homes, approximately one-quarter (27.1 percent) were 
multifamily units, and the remaining 2.3 percent were mobile homes (see Table 17). Placer County had 
higher percentages of single-family homes (80.8 percent) but a lower percentage of multifamily units 
(16.6 percent).  

TABLE 17 
HOUSING UNITS BY HOUSING TYPE  

Housing Type 2020 
Number Percentage 

Single-Family Detached 611 65.5% 
Single-Family Attached 48 5.1% 
2 to 4 Units 186 19.9% 
5 or More Units 67 7.2% 
Mobile Homes 21 2.3% 
Total Housing Units 933 100.0% 

Source: California Department of Finance, 2020 

Housing Tenure 

Housing tenure (owner versus renter) can be affected by many factors, such as housing cost (interest 
rates, economics, land supply, and development constraints), housing type, housing availability, job 
availability, and consumer preference.  

Table 18 details housing tenure in Colfax according to 2006–2010 and 2014–2018 ACS data. When 
comparing this to Placer County, the City of Colfax has a significantly lower owner-occupied 
household percentage (43.8 percent) than the county (73.0 percent). On the other hand, Colfax has 
a significantly higher percentage of renter-occupied households (56.2 percent) relative to the county 
(27.0 percent). 
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TABLE 21 
RENTAL RATES 

City 1 Bedroom 2 Bedrooms 3 Bedrooms 4+ Bedrooms 
Range Median Range Median Range Median Range Median 

Colfax $1,300 — $1,250 — — — — — 
Loomis $1,750 — — — $1,895 — — — 

Auburn $1,300–
$1,595 $1,450 $1,040–

$1,925 $1,325 $2,095–
$2,250 $2,250 $1,850–

$3,000 $2,475 

Source: Zillow available listings, June 18, 2020 

Housing Sales Costs  

According to Realtor.com, a website that provides local data on homes for sale, apartments for rent, 
neighborhood insights, markets, and trends, the median sales price for homes in Colfax in June 2020 
was $422,000 (see Table 22 for median sales prices in Colfax and other cities in Placer County). 

TABLE 22 
MEDIAN SALES PRICES IN PLACER COUNTY 

Jurisdiction Median Sales Price 
Colfax $422,000  
Auburn $500,000  
Applegate $446,000  
Newcastle $762,000  
Roseville $467,400  
Meadow Vista $620,000  
Source: Realtor.com, June 2020 

Housing Affordability 

Housing affordability leads to other housing issues. For lower-income renters and owners, severe cost 
burden can require families to double up, resulting in overcrowding and related problems. Although 
homeowners enjoy income and property tax deductions and other benefits that help to compensate 
for high housing costs, lower-income homeowners may need to defer maintenance or repairs due to 
limited funds, which can lead to housing deterioration.  

Significant price inflation in the housing market drove home prices up in the early 2000s. This was 
often referred to as the “housing bubble,” which hit its peak in early 2006 and began to “burst” later 
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that year, with the greatest decline in housing prices in U.S. history occurring in 2008. As a result, 
home prices declined across the country and in the State of California.  

Table 23 lists the affordable rents and maximum purchase price based on the HCD income limits for 
Placer County. As shown, the maximum affordable rent is $1,079 monthly for a very-low-income, four-
person household; $1,726 for a low-income household; and $2,589 for a moderate-income 
household. As discussed previously, both rentals available in Colfax in June 2020 were listed at $1,250 
or above, meaning that low- and moderate-income households and above can afford the current 
rental prices. 

According to data from Realtor.com, the median home price for Colfax in June 2020 was $422,000. 
When looking at Table 23, the maximum affordable sales price for a four-person household is 
$83,357 for a very-low-income household, $224,952 for a low-income household, and $413,592 for 
a moderate-income household. This indicates that households below moderate-income would be 
unlikely to be able to afford existing or newly constructed homes in Colfax. Very low- and low-
income households may have trouble finding an affordable house.  

TABLE 23 
HOUSING AFFORDABILITY BY INCOME LEVEL, PLACER COUNTY, 2020 

(Based on a Four-person 
Household in Placer County) 

Income Level 
Very Low Low Moderate 

Annual Income  $43,150  $69,050  $103,550  
Monthly Income $3,596  $5,754  $8,629  
Maximum Monthly Gross Rent1 $1,079  $1,726  $2,589  
Maximum Purchase Price2 $83,357  $224,952  $413,592  

Source: 2020 Income Limits, Department of Housing and Community Development, monthly mortgage 
calculation: https://www.chase.com/mortgage/mortgage-resources/affordability-calculator. 
1 Affordable housing cost for renter-occupied households assumes 30% of gross household income, not 

including utility cost.  
2  Affordable housing sales prices are based on the following assumed variables: approximately 20% down 

payment, 30-year fixed rate mortgage at 4.5% annual interest rate. 

6.2.8 Special Needs Groups 

Certain groups encounter greater difficulty finding decent, affordable housing due to their special 
needs and/or circumstances. Special circumstances may be related to one’s employment and income, 
family characteristics, medical condition or disability, and/or household characteristics. State housing 
element law identifies the following “special needs” groups: the disabled, large households, seniors, 
farmworkers, female heads of households, and the homeless. An important role of the Housing 
Element is to ensure that persons from all segments of the community can find suitable housing. 
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TABLE 25 
SENIOR HOUSEHOLDS BY INCOME, 2018 – CITY OF COLFAX 

Income Ranges 2010 2018 
Number Percentage Number Percentage 

Less than $15,000 60 35.9% 60 27.3% 
$15,000–$24,999 31 18.6% 34 15.5% 
$25,000–$34,999 30 18.0% 33 15.0% 
$35,000–$49,999 11 6.6% 64 29.1% 
$50,000–$74,999 31 18.6% 18 8.2% 
$75,000–$99,999 0 0.0% 0 0.0% 
$100,000+ 4 2.4% 11 5.0% 
Total 167 100.0% 220 100.0% 

Source: 2006–2010 and 2014–2018 American Community Survey Table B19037 

Eligibility for federal programs is based on the median income of the county or statistical area in which 
the project or program is located. In this case, eligibility is based on the 2020 HCD State Income Limits 
AMI for Placer County of $69,050 for a two-person household. Using that as the basis, less than 13.2 
percent of senior households are considered moderate or above-moderate income (see Table 26). 

TABLE 26 
SENIOR HOUSEHOLDS BY INCOME CATEGORY – 2018 

2020 AREA MEDIAN INCOME (2-PERSON HOUSEHOLD): $69,050 

Income Category Income Proportion of Senior 
Households in Colfax 

Extremely Low Less than $20,750 40.5% 
Very Low $20,751–$34,550 17.3% 
Low $34,551–$55,250 29.1% 
Moderate $55,251–$82,850 8.2% 
Above Moderate Greater than $82,851 5.0% 
Source: 2020 HCD State Income Limits, 2014–2018 American Community Survey Table B19037 applied to 
State Income Limits 
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 Characteristics Number Percentage 
Ambulatory 107 5.9% 
Self-Care 31 1.7% 
Independent Living 96 6.3% 

Total Population in Labor Force  908 100.0% 
Employed – with a disability  33 3.9% 
Unemployed – with a disability 0 0.0% 

Source: SACOG, 2014–2018 American Community Survey Table S1810  
Note: Persons can have more than one type of disability; percentages will not add to 100%. 

Persons with Developmental Disabilities 

Chapter 507, Statutes of 2010 (Senate Bill [SB] 812), which took effect January 2011, requires the City 
to include in the special housing needs analysis the needs of individuals with a developmental disability 
within the community. According to Section 4512 of the Welfare and Institutions Code, 
“developmental disability” means a disability that originates before an individual attains 18 years of 
age, continues, or can be expected to continue, indefinitely, and constitutes a substantial disability for 
that individual.  It includes intellectual disabilities, cerebral palsy, epilepsy, and autism.  This term also 
includes disabling conditions found to be closely related to intellectual disability or to require 
treatment similar to that required for individuals with intellectual disabilities but does not include other 
conditions that are solely physical in nature. 

Many developmentally disabled persons can live and work independently within a conventional 
housing environment. More severely disabled persons require a group living environment where 
supervision is provided. The most severely affected persons may require an institutional environment 
where medical aid and physical therapy are provided. Because developmental disabilities exist before 
adulthood, the first issue in supportive housing for the developmentally disabled is the transition from 
the person’s living situation as a child to an appropriate level of independence as an adult. 

Table 28 includes information about Colfax’s population with a developmentally disability by age.  

TABLE 28 
PERSONS WITH DEVELOPMENTAL DISABILITIES BY AGE, 2019 

Age Range Persons 
0–17 years 35 
18+ years 38 
Total 73 

Source: California Department of Developmental Services 2019. 
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A number of housing types are appropriate for people living with a development disability: rent-
subsidized homes, licensed and unlicensed single-family homes, inclusionary housing, Section 8 
housing, special programs for home purchase, HUD housing, and SB 962 homes, which are adult 
residential facilities for persons with special healthcare needs. The design of housing-accessibility 
modifications, the proximity to services and transit, and the availability of group-living opportunities 
represent some of the considerations that are important in serving this special-needs group. 
Incorporating “barrier-free” design in all new multifamily housing (as required by California and federal 
fair housing laws) is especially important to provide the widest range of choices for disabled residents. 
Special consideration should also be given to the affordability of housing, as people with disabilities 
may be living on a fixed income.  

The Placer County Health and Human Services Department in Auburn provides services to disabled 
residents, including: 

» Housing Choice Voucher Program 
» Get Hired! Workshop Series in collaboration with Placer School for Adults 
» Transitional Housing Program 
» Permanent Supportive Housing Program 

Large Households 

Large households are defined as having five or more members residing in the home. These 
households constitute a special-need group because of an often-limited supply of adequately sized, 
affordable housing units. Because of high housing costs, families and/or extended families may be 
forced to live together under one roof. Table 29 shows household size by tenure in Colfax. Nearly 
three-quarters (73.7 percent) of households in the City that are occupied by five or more people are 
rental households. 

TABLE 29 
HOUSEHOLD SIZE BY TENURE  

Tenure 1-4 persons 5+ persons Total 
Number Percentage Number Percentage Number Percentage 

Owner 397 47.8% 10 26.3% 407 46.9% 
Renter 433 52.2% 28 73.7% 461 53.1% 
Total 830 100.0% 38 100.0% 868 100.0% 

Source: SACOG, 2014–2018 American Community Survey. 
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TABLE 31 
FARMS AND FARMWORKERS BY WORK PERIOD LENGTH – PLACER COUNTY  

Hired Farm 
Labor 

Total 
Farms 277 

Workers 1,386 

Farms with 10 or More Workers 
Farms 21 

Workers 771 

Workers by 
Days Worked 

150 Days or More 

Total 
Farms 122 

Workers 457 

Farms with 10 or More Workers 
Farms 9 

Workers 238 
Fewer than 150 Days 

Total 
Farms 220 

Workers 929 

Farms with 10 or More Workers 
Farms 15 

Workers 512 
Source: USDA Agricultural Census 2017, Table 7 

Female Heads of Households  

Female heads of households face challenges due to generally lower-income levels, having only a 
single source of income, often having the financial burden of childcare, and reluctance of some people 
to rent to them as a result of these difficulties. In 2018, there were approximately 93 households (10.7 
percent of total family households) with a female householder with children and no spouse present, 
and approximately 74 (8.4 percent) female households with no children and no spouse present (see 
Table 32). Combined, female householders make up a larger part of the City’s population than do 
male householders with no spouse present. In 2018, there were just 12 (1.4 percent) male householders 
with children present and no spouse, and no male householders with no children.  
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Homeless Persons 

Homelessness continues as a regional and national issue. Factors contributing to the rise in 
homelessness include the general lack of housing affordable to lower-income persons, increases in 
the number of persons whose incomes fall below the poverty level, reductions in public subsidies to 
the poor, alcohol and substance abuses, and the de-institutionalization of the mentally ill. Homeless 
people, victims of abuse, and other individuals require housing that is being met by the traditional 
housing stock. These people require temporary housing and assistance at little or no cost to the 
recipient. 

Due to their transient nature, it is difficult to count the number of homeless in any one area. It should 
also be noted that there are generally two types of homeless—the "permanent homeless," who are 
the transient and most visible homeless population, and the "temporary homeless," who are homeless 
usually due to eviction and may stay with friends, family, or in a shelter or motel until they can find a 
permanent residence. The farmworker and day laborer are most appropriately classified as part of the 
migratory homeless population. 

The City made three efforts to solicit an estimate on the number of homeless persons living in Colfax 
from the Placer County Sheriff Colfax Substation; however, due to limited volunteer capacity at the 
substation, they were not able to provide an estimate. Most homeless persons take advantage of 
services offered in Auburn and Roseville. In January 2020, the Homeless Resource Council of the 
Sierras conduced a Point-in-Time (PIT) survey of homeless individuals in Colfax. At the time of the 
count, three homeless individuals were identified in the city, and it is estimated that there is only three 
homeless individuals on any given day in Colfax. City staff confirmed this is accurate. All three homeless 
individuals were unsheltered, one was female, one was male, and one declined to respond.  

Placer County provides several services for the homeless through a variety of programs, including: 

» Whole Person Care – Providing intensive case coordination and housing assistance 
» Welcome Center – An entry point for Placer County’s services, located in Auburn 
» Gathering Inn Resource Center – An entry point for Placer County’s services, located in 

Roseville 
» Temporary Homeless Shelter – 100-person nightly shelter located in North Auburn 
» Transitional Housing Program – Four transitional houses providing housing and supportive 

services for adults who were homeless and have been diagnosed with mental illness 
» Placer Street Permanent Supportive Housing Program – Six units for individuals who were 

homeless and have been diagnosed with a mental illness 
» Problem Oriented Policing Program (POPP) – Probation officers and mental health 

practitioners who engage, refer, and support homeless individuals 
» Adult System of Care – Providing screenings and mental health services to homeless 

individuals 
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» Screening Clinic – Connects individuals to resources, services, and treatment for substance 
use issues 

The primary methods of providing emergency shelter to homeless individuals and families in Placer 
County are motel voucher programs, dispersed through various divisions of Placer County Health and 
Human Services (HHS), and through several community-based organizations. In addition, a few 
organizations, such as Sierra Foothill AIDS Foundation, Peace for Families, and the Children’s Receiving 
Home provide emergency housing to certain segments of the homeless population. 

Although the City does not have the population of homeless persons to support a full-time shelter, 
staff at the Sierra Vista Community Center confirmed that the Placer Food Bank meets at the center 
on the second Monday of each month to provide food to homeless persons and the center has the 
capacity for approximately 100 emergency shelter beds, which can be made available during cold 
weather in the winter, heat waves in the summer, and the fire season.  

6.2.9 Assisted Units At-Risk of Conversion 

State law requires that the Housing Element include an analysis of the existing assisted housing 
developments that are eligible to change from low- to moderate-income housing uses during the 
next 10 years due to termination of subsidy contracts, mortgage prepayment, or expiration of 
restrictions on use.  

The California Housing Partnership Corporation does not list any assisted units in the City of Colfax as 
at-risk. The owners of Canyon View Senior Apartments recently opted to renew their Section 8 
contract and the property is now recorded low risk as their contract is not set to expire until 2068. 

The process of opting out of affordable programs is a thorough and lengthy process that requires 
notices to local government and local housing authorities. Table 34 lists information about the single 
affordable housing complex in Colfax. 

TABLE 34 
INVENTORY OF AT-RISK ASSISTED COMPLEXES (2020) 

Project Financing Assisted Units Date Target 
Group 

Risk 
Assessment 

Canyon View Section 8 66 8/31/2068 Seniors Low 
Total At-Risk Units 0  

Source: California Housing Partnership Corporation, 2020 
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Resources for Preservation 

The following is a list of potential financial resources considered a part of the City's overall financial 
plan to deal with retaining affordable units. The number and availability of programs to assist cities 
and counties in increasing and improving their affordable housing stock is limited, and public funding 
for new projects is unpredictable. The list includes local, state, and federal programs. 

HOME Program: The HOME Program was created under Title II of the Cranston-Gonzales National 
Affordable Housing Act enacted on November 28, 1990. The HOME Program helps to expand the 
supply of decent, affordable housing for low- and very low-income families by providing grants to 
states and local governments. This money can be used to acquire property, construct new housing 
for rent or homeownership, rehabilitate rental or owner-occupied housing, improve sites for HOME-
assisted development or demolish dilapidated housing on such sites, pay relocation costs for 
households displaced by HOME activities, provide financing assistance to low-income homeowners 
and new homebuyers for home purchase or rehabilitation, provide tenant-based rental assistance or 
help with security deposits to low-income renters, meet HOME program planning and administration 
expenses to take a more regional, collaborative approach to meeting their affordable housing needs. 

Placer County Health and Human Services Department has jurisdiction within the City of Colfax and 
Placer County. It administers federal and state funds for its public housing projects and government-
assisted housing units, such as Section 8 Rent Subsidy. 

Community Development Block Grant (CDBG) Funds: Between 1993 and 2003, the City received 
approximately $1,144,000 in CDBG grants. Since 2004, the City has not received any additional CDBG 
funding. The City will continue to apply for future CDBG funds for housing rehabilitation activities, as 
they become available, and currently has applications pending for street project funding and CARES 
funding.  

Low-Income Housing Tax Credit Program (LIHTC): The LIHTC Program provides for federal and state 
tax credits for private and non-profit developers and investors who agree to set aside all or an 
established percentage of their rental units for households at or below 60 percent of AMI for 55 years. 
These tax credits may also be used on rehabilitation projects, contributing to the preservation 
program. 

The Federal Home Loan System facilitates the Affordable Housing Program (AHP) and Community 
Investment Program (CIP) for the purposes of expanding the affordable housing supply. The San 
Francisco Federal Home Loan Bank District provides local service. Subsidies are awarded on a 
competitive basis, usually in the form of low-interest loans and must be used to finance the purchase, 
construction, and/or rehabilitation of rental housing. 

Qualified Entities 

Efforts by the City to retain low-income housing must be able to draw upon two basic types of 
preservation resources: organizational and financial. Qualified, non-profit entities need to be made 
aware of the future possibilities of units becoming ''at-risk.'' Groups with whom the City has an 
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ongoing association are the logical entities for future participation. HCD provides a list of qualified 
entities that are known as being interested in acquiring at-risk units and maintaining affordability for 
the life of the structure; in Placer County these organizations include: 

» Volunteers of America National Services  
» ROEM Development Corporation 
» Rural California Housing Corporation 
» ACLC Inc. 
» Eskaton Properties Inc. 
» Affordable Housing Foundation 

In addition, the City of Colfax will develop procedures for monitoring and preserving at-risk units that 
will include: 

» Monitoring the Risk Assessment report published by the California Housing Partnership 
Corporation (CHPC). 

» Maintaining contact with the owners and managers of the Canyon View Apartments to 
determine if there are plans to opt-out in the future and assist in locating eligible buyers. 

» Developing and maintaining a list of potential purchasers of at-risk units and act as a liaison 
between owners and eligible purchasers. 

6.2.10 Fair Housing Assessment 

Assembly Bill (AB) 686 requires that all housing elements due on or after January 1, 2021 contain an 
Assessment of Fair Housing (AFH) consistent with the core elements of the analysis required by the 
federal Affirmatively Furthering Fair Housing (AFFH) Final Rule of July 16, 2015. 

Under state law, affirmatively further fair housing means “taking meaningful actions, in addition to 
combatting discrimination, that overcome patterns of segregation and foster inclusive communities 
free from barriers that restrict access to opportunity based on protected characteristics.” 

AB 686 requires the City, and all jurisdictions in the state, to complete three major requirements as 
part of the housing element update: 

 Conduct an Assessment of Fair Housing that includes a summary of fair housing issues, an 
analysis of available federal, state, and local data knowledge to identify patterns of segregation 
or other barriers to fair housing, and prioritization of contributing factors to fair housing issues. 

 Prepare the Housing Element Land Inventory and identification of sites through the lens of 
affirmatively furthering fair housing. 

 Include a program in the Housing Element that affirmatively furthers fair housing and 
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promotes housing opportunities throughout the community for protected classes and 
addresses contributing factors identified in the AFH (applies to housing elements beginning 
January 1, 2019). 

In order to comply with AB 686, the City has completed the following outreach and analysis. 

Outreach 

As discussed in the Public Participation section of the Housing Element, the City held a public 
workshop in addition to the standard public hearing process and conducted individual consultations 
with stakeholders. A flyer with information about the workshop was sent to local service providers, 
affordable housing developers, various Placer County agencies, legal aid providers, and the Colfax 
Area Chamber of commerce in an effort to reach lower-income residents and special needs groups. 
Despite these efforts, the workshop was attended by only one member of the public, in addition to 
Planning Commission and City Council members. The City has included Implementation Measure 6.17 
to conduct ongoing outreach to engage members of all socio-economic groups and recruit members 
of underrepresented groups to participate in Planning Commission, City Council, and committees as 
they are formed. Members of the community were also encouraged to share input to ask questions 
before and after the workshop by emailing the Planning Director. 

The City also conducted one-on-one consultation meetings with housing advocates, housing and 
service providers, and community organizations who serve the general public and special needs 
groups. As with the workshop, the purpose of these consultations was to solicit direct feedback on 
housing needs, barriers to fair and affordable housing, and opportunities for development from all 
community groups, not just those who are able to attend workshop and public hearings. The primary 
concern that stakeholders raised related to fair housing was the limited supply of smaller and more 
affordable housing units, such as studio apartments and workforce housing, to meet existing demand. 
Additionally, they expressed concern about the lack of transportation options to access services in the 
City. As described below, the City has included Implementation Measures 6.1, 6.6, and 6.17 to address 
these concerns. 

Assessment of Fair Housing Issues 

State Government Code Section 65583 (10)(A)(ii) requires the City of Colfax to analyze areas of 
segregation, racially or ethnically concentrated areas of poverty, disparities in access to opportunity, 
and disproportionate housing needs including displacement risk. According to the 2020 TCAC/HCD 
Opportunity Area map, the City of Colfax is nearly entirely a moderate resource area. As shown in 
Figure 2, the area northeast of the city is designated as low resource; the city limits capture two small 
portions of this land; however, the City confirmed that these are the locations of the city cemetery 
and the old landfill and are therefore undevelopable. While the City does not plan for housing outside 
of city limits in this area of low resource, it is likely that residents of this area rely on Colfax for services 
and jobs. As such, the City has taken a broader view than just city limits when assessing fair housing 
issues and patterns. 
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FIGURE 4 
DOMINANT FAMILY TYPE 
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FIGURE 6 
PROXIMITY TO SCHOOLS 

 





APRIL 2021 

Page 6-50 City of Colfax 2020 General Plan 

6 

Housing 

Disproportionate Housing Need and Displacement Risk 

As discussed in the Community Profile of the Housing Element, overcrowding is not a significant issue 
in the City of Colfax, with approximately 3.1 percent of households living in an overcrowded situation 
and no areas of the City where there is a concentration of overcrowded households. However, 
overcrowding is more common among renter households (4.8 percent in 2018) than owner 
households (1.2 percent) and has increased in both since 2010. The rate of overcrowding in Colfax, for 
both owners and renters, is similar to Placer County as a whole and significantly lower than across the 
State. 

As shown in Figures 8 and 9, there is a greater share of renters than owners overpaying for housing 
in Colfax, as well as the region. However, this has not always been the case. In 2014, overpayment was 
more widespread among homeowners than in 2019. Over time, the percent of homeowners has 
decreased in Colfax and much of unincorporated Placer County while the percent of renters 
overpaying for housing has stayed relatively constant across the region. The trends of overpayment 
in Colfax reflect the region, but also reflect the notable lack of affordable housing identified by 
stakeholders during consultations. Overpayment increases the risk of displacement for residents who 
are no longer able to afford their housing costs. The City has included Implementation Measures 6.15 
to develop a targeted program to connect lower-income residents with affordable homeownership 
and rental options within the City and implement incentive programs to encourage construction of 
affordable housing. 

In addition to extensive overpayment, just over half of the of the housing stock in Colfax is older than 
30 years and may need repairs. While it is likely that some homeowners have conducted ongoing 
maintenance to maintain the value of their homes, the City estimates that approximately 25 percent 
of the housing stock is in need of some degree of repairs. In some cases, the cost of repairs can be 
prohibitive, resulting in the owner or renter living in substandard housing conditions or being 
displaced if the house is designated as uninhabitable or during rehabilitation. To prevent either of 
these situations, the City will assist homeowners to identify and apply for rehabilitation funding and 
will develop a code enforcement process that will prevent displacement (Implementation Measure 
6.15). 
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FIGURE 8 
RENTERS OVERPAYING FOR HOUSING 
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As identified in the assessment of disproportionate housing need and displacement risk, there does 
not appear to be a significant discrepancy between housing type and household size, but rather a 
shortage of both rental and ownership housing that is affordable for lower-income households. 
Therefore, the City has identified the lack of affordable housing and access to services and transit as 
the primary contributing factors to fair housing issues in Colfax. These factors increase the risk of 
displacement for residents who cannot afford housing in Colfax or need additional support that they 
cannot access with existing infrastructure. Therefore, the City has included actions to address these 
factors, and all issues identified in this assessment, throughout the Housing Element implementation 
measures and policies. In addition to including fair housing actions in all implementation measures, 
Implementation Measure 6.17 has been included to affirmatively further fair housing, per AB 686, and 
take meaningful actions that, taken together, address significant disparities in housing needs and in 
access to opportunity for all groups protected by state and federal law. Regional coordination efforts 
outlined in several implementation measures will ensure that the City of Colfax furthers patterns of 
integration and development of affordable housing in such a way that it will have a positive impact 
on residents of the city and region. 
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6.3 Housing Resources Inventory 
6.3.1 Regional Housing Needs Allocation 

California law requires that each city and county, when preparing its state-mandated Housing Element, 
develop local housing measures to meet its “fair share” of existing and future housing needs for all 
income groups. This fair share concept seeks to ensure that each jurisdiction provides housing for its 
residents with a variety appropriate to their needs. The fair share is allocated to each city and the 
county by HCD. One of the major goals of the Housing Element is to develop policies and 
implementation measures to meet the goals established through the fair share allocation.  

The State of California (Government Code Section 65584) requires regions to address housing issues 
and needs based on future growth projections for the area by developing a Regional Housing Needs 
Plan (RHNP) to distribute the RHNA as determined by HCD. HCD provides the County’s total RHNA 
to SACOG, and then develops the RHNP, which allocates to each of the cities and the unincorporated 
county their fair share of the total county RHNA. The principal use of the allocations in the RHNP is 
inclusion in local Housing Elements as the shares of regional housing need. 

The intent of the RHNP is to ensure that local jurisdictions address not only the needs of their 
immediate areas but the needs for the entire region. Another major goal of the RHNP is to ensure 
that every community provides opportunity for a mix of housing affordable to all economic segments 
of its population. The RHNP process requires local jurisdictions to be accountable for ensuring that 
projected housing needs can be accommodated and provides a benchmark for evaluating the 
adequacy of local zoning and regulatory actions to ensure that sufficient, appropriately designated 
land and opportunities for housing development address population growth and job generation. The 
current RHNA projection period for Colfax is June 30, 2021, through August 31, 2029. SACOG housing 
needs figures are limited to new housing construction. That number is then allocated to income 
groups. 

State law requires local governments to provide adequate sites for the construction of housing to 
meet their RHNA. Table 36 presents the City’s fair share allocation, as published in the SACOG RHNP; 
for the period of 2021 through 2029, the City of Colfax has been given a construction need of 97 new 
housing units. The specific identified need by income group is depicted in the following table. 
Annualized over the eight years of the Housing Element, the City has an annual construction need of 
approximately 12 units per year. 
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Table 39 shows the City’s capacity as compared to the RHNA. The City has identified sites to 
accommodate a realistic capacity of 63 lower-income units, 69 moderate units, and 154 above-
moderate units, for a total of 285. The sites identified have capacity for a surplus of 188 units more 
than the City’s RHNA. 

Table 40 lists all sites that the City has identified to accommodate their RHNA, including their realistic 
capacity and target income category and Figure X provides a map of the sites.  

In accordance with Government Code Section 65583.2 (c)(3)(B), the City is able to demonstrate the 
suitability of the higher-density zones for the development of affordable housing, i.e., housing in the 
lower-income categories. The RM-2 Zone allows 10 to 29 units per acre; the City has used 12 units per 
acre to calculate a realistic unit capacity. The 5.22 acres in the RM-2 Zone consists of four parcels, two 
of which are less than 0.5 acre and are not being used to meet the City’s RHNA.  

The two MHDR sites that are being used to meet the City’s lower-income RHNA include one parcel 
that is 6.58 acres; however, 2.4 of the acres have a slope of 30 percent or more and are therefore 
undevelopable (due to the City’s Hillside guidelines). Therefore, the calculated unit capacity is based 
on the remaining 4.18 acres, for a total of 50 units. This parcel is in eastern Colfax and is therefore not 
constrained by the City’s existing traffic deficiencies on the west side of Interstate 80. The second site 
being used (0.56 acres) has a slope of less than 30 percent and would be able to accommodate 
multifamily residential to provide affordable housing. The capacity of these two parcels will exceed 
the City’s very low- and low-income RHNA requirement of 17 units.  

In accordance with Government Code Section 65583.2(c)), a non-vacant site identified in the previous 
planning period and a vacant site that has been included in two or more previous consecutive 
planning periods cannot be used to accommodate the lower income RHNA unless the site is subject 
to a program in the housing element requiring rezoning within three years of the beginning of the 
planning period to allow residential use by right for housing developments in which at least 20 percent 
of the units are affordable to lower income households. The City does not have any sites included in 
the inventory for lower-income housing that were included in previous housing elements. 

TABLE 39 
SUMMARY OF RHNA AND SITES CAPACITY  

RHNA Category 2021–2029 RHNA Sites Inventory 
Capacity Unit Surplus 

Very Low 17 
63 35 

Low 11 
Moderate 21 69 48 
Above Moderate 48 154 106 
Total 97 285 188 

Source: City of Colfax, 2020 
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Key  
No. APN Zoning General Plan  

Land Use Address Acres Allowable 
Density 

Realistic 
Capacity 

Income 
Category 

13 100-090-039-000 R-1-20 LDR Unassigned/Sierra Sky Ct. 3.07 1–4 7 Above 
Moderate 

14 006-104-015-000 R-1-5 LDR Unassigned/Marvin Ave. 0.28 1–4 1 Above 
Moderate 

15 006-080-016-000 R-1-5 LDR Unassigned/Oak St. 0.33 1–4 1 Above 
Moderate 

16 006-080-003-000 R-1-5 LDR Unassigned/Quinns Ln. 0.45 1–4 1 Above 
Moderate 

17 101-132-006-000 R-1-5 LDR Unassigned/Canyon 
Creek Dr. & Hannah Ln. 2.55 1–4 6 Above 

Moderate 

18 101-132-041-000 R-1-5 LDR Unassigned/Canyon 
Creek Dr. 4.94 1–4 11 Above 

Moderate 

19 100-100-005-000 R-1-10 LDR Unassigned/Pleasant St. 1.43 1–4 3 Above 
Moderate 

20 100-100-030-000 R-1-10, 
R-1-20 LDR 80 Sierra Sky Dr. 8.72 1–4 20 Above 

Moderate 

21 100-120-053-000 R-1-20 LDR Unassigned/Old 
Tokayana Way 5.08 1–4 11 Above 

Moderate 

22 006-044-008-000 R-1-5 LDR 161 Dinky Ave. 0.4 1–4 1 Above 
Moderate 

23 006-121-007-000 R-1-5 LDR Unassigned/Rose Ave. 0.28 1–4 1 Above 
Moderate 

24 100-240-014-000 R-1-5 LDR 525 Pine St. 3.24 1–4 7 Above 
Moderate 
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Key  
No. APN Zoning General Plan  

Land Use Address Acres Allowable 
Density 

Realistic 
Capacity 

Income 
Category 

25 006-080-001-000 R-1-5 LDR Unassigned/Rising Sun 
Rd. 0.92 1–4 2 Above 

Moderate 

26 006-051-007-000 R-1-5 LDR Unassigned/Rising Sun 
Rd. 0.34 1–4 1 Above 

Moderate 

27 006-080-002-000 R-1-5 LDR Unassigned/Quinns Ln. 0.41 1–4 1 Above 
Moderate 

28 101-131-040-000 R-1-5 LDR Unassigned/S. Auburn St. 4.18 1–4 9 Above 
Moderate 

Above Moderate Total 68.24  154  
Total Lower 5.22  63   
Total Moderate 9.88  69  
Total Above Moderate 68.24  154  
TOTAL 83.34  285  

Source: City of Colfax, November 2020 
1 These sites are not being used to meet the City’s RHNA.  
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TABLE 41 
DEVELOPMENT STANDARDS BY RESIDENTIAL ZONE 

Zone 
District 

Building 
Height 
(feet) 

Yard Setback 
(feet) Minimum 

Lot Area 
(square 

feet) 

Lot Area 
Per 

Dwelling 
Unit (DU) 
(square 

feet) 

Parking 
Spaces 

Open 
Space Front Side Rear 

R-1-5 30’ 20’ 6’ 20’ 5,000 5,000 2 NA 
R-1-10 30’ 20’ 8’ 30’ 10,000 10,000 2 NA 
R-1-15 30’ 20’ 8’ 30’ 15,000 15,000 2 NA 
R-1-20 30’ 30’ 10’ 40’ 20,000 20,000 2 NA 
R-1-40 30’ 30’ 15’ 40’ 40,000 40,000 2 NA 
R-M-1 30’ 20’ 6’ 20’ 6,000 3,000 1.5/du** 400/du 
R-M-2 30’ 20’ 6’ 20 6,000 1,500 1.5/du** 200/du 
NA = Not applicable 
*Second residential units are allowed in R-1 zones per Chapter 17.196 of the City of Colfax zoning ordinance 
**Multifamily Zone districts require 1.5 spaces per unit for studios and one-bedroom units, 2 spaces per 2+ 
bedroom unit, plus guest parking as follows: 1 additional space per 10 units or portion thereof (applies only 
to projects with 10+ units). 
Source: City of Colfax Zoning Ordinance, 2012 

Residential Zoning Districts 

Title 17 of the Colfax Municipal Code, Zoning, provides the zoning provisions for the City. The Colfax 
City Council adopted the Zoning Code in 1967, which, until recently, had been amended in piecemeal 
fashion through City ordinances. In 2012, the City undertook a comprehensive administrative update 
of the Zoning Code. Zoning Districts for the City of Colfax are defined as follows: 

Agricultural District (A) - The purpose of this district is to promote and preserve in appropriate areas 
of the City conditions favorable to agricultural use. Along with agricultural uses, farmworker/employee 
housing, single-family homes, public parks, playground, schools, libraries, and churches are permitted. 

Single-Family Residential District (R-1, R-1-5, R-1-10, R-1-15, R-1-20, R-1-40) - The purpose of this 
district is to provide for areas in appropriate locations where quiet, low-density residential 
neighborhoods may be established, maintained, and protected. Single-family uses are allowed in this 
zone, including public and quasi-public uses. 

Multifamily Residential District (R-M-1, R-M-2) - The purpose of the multifamily residence district (R-
M) is to provide for areas in appropriate locations where apartment house neighborhoods of varying 
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Provisions for a Variety of Housing 

Housing Element law specifies that jurisdictions must identify adequate sites to be made available 
through appropriate zoning and development standards to encourage the development of various 
types of housing for all economic segments of the population. This includes single-family housing, 
multifamily housing, manufactured housing, mobilehomes, emergency shelters, and transitional 
housing. Table 42 summarizes the permitted housing types. 

TABLE 42 
HOUSING TYPES PERMITTED BY ZONING DISTRICT 

Housing Types Permitted R-1 R-M R-MHS 
Single-Family Dwelling1 P P P 
Two-Family Dwelling1  P  
Multifamily Dwelling1  P  
Community Care Facilities, Small P P P 
Family Day Care Homes, Small P P P 
Family Day Care Homes, Large2  AP AP AP 
Mobile Home Park   CUP 
Rooming and Boarding House   P  
Second Dwelling Unit3 AP P  
Mobile/Manufactured Homes P4 P4 P 
Emergency Shelters5 - - - 
Employee Housing6 - -  
Source: City of Colfax Municipal Code. 
Refer to the City of Colfax Zoning Code for specific details.  
Notes: P = Principally Permitted Use; AP = Administratively Permitted Use; CUP = Conditionally Permitted 
Use  
1 Supportive and transitional housing are considered residential use types and are treated the same as any 

other use in the same zoning district. 
2 See Chapter 17.160 of the Colfax Zoning Code for large family daycare home regulations.  
3 See Chapter 17.196 of the Colfax Zoning Code for second dwelling unit regulations. 
4 Mobile/manufactured homes are permitted in R-1 and R-2 zones when on a permanent foundation. 
5 Emergency shelters are permitted by right in the City’s Light Industrial zone if they meet the 

requirements set forth in Chapter 17.140. They are allowed with a CUP or Administrative Permit in 
commercial zones. 

6 The City has included Implementation Measure 6.10 to amend the Zoning Ordinance consistent with 
Health and Safety Code Sections 17021.5 and 17021.6). 
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Emergency Shelters 

In 2012, the City revised its Zoning Code, as required by SB 2, to allow emergency shelters by right in 
the Light Industrial zone district, if it meets the development and management standards outlined in 
Chapter 17.140.030 of the City’s Municipal Code. The City updated its Zoning Code accordingly 
(Chapter 17.140) and has identified the Light Industrial zone district as appropriate for emergency 
homeless shelters by right and without discretionary action. Emergency shelters are permitted with a 
CUP or Administrative Permit in commercial zones on a project-by-project basis with appropriate 
conditions and meeting standards outlined in Chapter 17.140.  

The following development standards are required in addition to the general development standards: 

» Distance Separation Requirements. No emergency shelter shall be located within two 
hundred fifty (250) feet of any other emergency shelter. 

» Occupancy. An emergency shelter shall not exceed forty (40) residents, excluding staff. 

» Length of Occupancy. Any single resident's stay shall not exceed six consecutive months. 

» Zone Specific Development Standards. An emergency shelter shall comply with all 
development standards of the applicable zoning district in which it is located. 

» Parking Requirements. Emergency shelters shall provide one parking space for every staff 
member and one parking space for every ten (10) temporary residents, consistent with 
Government Code Section 65583(a)(4 (A)(ii)). 

» Management. An emergency shelter must adequately comply with the management 
standards: 

 There shall be space inside the building so that prospective and current residents are 
not required to wait on sidewalks or any other public rights-of-way. 

 Security shall be provided on site during hours of operation. 

 On-site management shall be provided by at least one emergency shelter staff 
member at all times while residents are present at the shelter. 

 Emergency shelter lighting shall be consistent with the City of Colfax's adopted 
building code. 
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Supportive housing is defined by Section 50675.14 of the Health and Safety Code as housing with 
linked on-site or off-site services with no limit on the length of stay and that is occupied by a target 
population as defined in Health and Safety Code Section 53260 (i.e., low-income person with mental 
disabilities, AIDS, substance abuse, or chronic health conditions, or persons whose disabilities 
originated before the age of 18). Services linked to supportive housing usually focus on retaining 
housing, living and working in the community, and/or health improvement. 

The City allows transitional and supportive housing as residential uses subject to only those restrictions 
that apply to other residential uses of the same type in the same zone without any discretionary action. 
The City’s current zoning does not act as a constraint to the provision of transitional or supportive 
housing.  

Government Code Section 65651, requires the City to further permit supportive housing as a use by 
right in zones where multifamily and mixed uses are permitted, including nonresidential zones 
permitting multifamily uses, if the proposed housing development allows for the approval of 100% 
affordable developments that include a percentage of supportive housing units, either 25% or 12 units, 
whichever is greater. The City has included Implementation Measure 6.9 to comply with State Law.  

Manufactured Homes 

Currently, manufactured homes (commonly referred to as “mobilehomes”) are recognized as an 
approved alternative housing type, which are allowed in residential zones. Manufactured homes are 
subject to the National Manufactured Housing Construction and Safety Act of 1974 and are required 
to conform to foundational regulations per Government Code Section 65852.3. Manufactured/mobile 
homes are permitted by right in the R-MHS zone and in all other residential zones when on a 
permanent foundation. 

Persons with Disabilities  

Specifically, compliance with SB 520 (Article 10), regarding providing housing accessibility to persons 
with disabilities, is met by permitting supportive multifamily or single-family housing for the disabled 
in any residential zone that permits non-designated single or multifamily housing. 

Applications for retrofit are processed the same as for improvements to any single-family home. 
Handicapped Accessibility is made available by contacting City Hall 24 to 48 hours in advance of 
Public Meetings. The City reconstructed the sidewalk street corners in downtown Colfax for 
handicapped accessibility and all new private sidewalks, curbs, and gutters are required to comply 
with California Title 24 standards for accessibility. For new public sidewalks, curbs and gutters, the City 
applies Placer County standards for accessibility, which meet or exceed Federal Guidelines for ADA. 
In both private and public areas, exceptions are made, as allowed by these codes, where such 
improvements are not feasible or not practical. All multifamily complexes are required to provide 
handicapped parking as per California standards. 

The City of Colfax continually reviews its codes, policies, and practices for compliance with fair housing 
laws. A review during the writing of the last Housing Element resulted in a broadened and revised 
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definition of “family” to include State and Federal definitions relating to unrelated adults living together 
as a household unit. The revised definition of “family” is “one or more persons occupying a premise 
and living as a single housekeeping unit as distinguished from a group occupying a hotel, club or 
fraternity or sorority house.” 

The City continues to offer incentives that can be used to encourage the development of housing 
opportunities for specialized housing needs (Implementation Measure 6.1). Implementation Measures 
6.17 and 6.18 address fair housing.  

The City permits State licensed and unlicensed group homes, foster homes, residential care facilities, 
and similar facilities, by right, group homes with six or fewer persons in any residential zone district, 
and allow with administrative approval group homes with greater than six persons in the multifamily 
zone district.  

The City adopted Chapter 17.192 entitled “Reasonable Accommodation” during the 2012 revision to 
the Zoning Code. The Reasonable Accommodation Ordinance provides a process for individuals with 
disabilities to make requests for reasonable accommodation regarding relief from the various land 
use, zoning, or rules, policies, practices and/or procedures of the City. When a request for reasonable 
accommodation is filed with the Planning Department, it will be referred to the Planning Director for 
review and consideration as a ministerial action unless determined otherwise by the Planning Director. 
The decision to grant, grant with modification, or deny a request for reasonable accommodations is 
based on the following findings: 

a. The housing, which is the subject of the request for reasonable accommodation, will be used 
for an individual protected under the Act. 

b. The request for reasonable accommodation is necessary to make specific housing available 
to an individual protected under the Act. 

c. The requested reasonable accommodation does not impose an undue financial or 
administrative burden on the city, and does not fundamentally alter city zoning, development 
standards, policies or procedures of the city. 

Employee (Farmworker) Housing 

The City permits caretaker/employee housing in the Agricultural zone district as a permitted use. 
Employee housing is deemed an agricultural land use designation that does not require a CUP, zoning 
variance, or other zoning clearance other than that required of any other agricultural activity in the 
same zone. The City has included Implementation Measure 6.10 to amend the Zoning Ordinance to 
treat employee/farmworker housing that serves six or fewer persons as a single-family structure and 
permit it in the same manner as other single-family structures of the same type within the same zone 
across all zones that allow single-family residential uses and to treat employee/farmworker housing 
consisting of no more than 12 units or 36 beds as an agricultural use and permit it in the same manner 
as other agricultural uses in the same zone, in compliance with the California Employee Housing Act 
(Health and Safety Code Sections 17021.5 and 17021.6). 
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TABLE 46 
RESIDENTIAL DEVELOPMENT FEES 

Fee Description Single-Family 
Fee Per DU 

Multifamily 
Fee Per DU 

Roads $1,802 $1,301 
Drainage Study $74 $48 
Drainage (East–West culverts) $3,416 $2,216 
Trails $1,125 $787 
Park & Recreation $5,731 $4,011 
City Buildings $684 $494 
City Vehicles $130 $94 
Downtown Parking $581 $420 
Sewer Impact Fee $9,300* $9,300* 
Landfill Equity Fee $47 $47 
TOTAL $22,540 $18,368 
Source: City of Colfax, 2019 Mitigation/Impact Fee Schedule Summary for New Construction 
*The sewer impact fee is adjusted on July 1stt of each year by the City Engineer by a percentage equal to the 
annual percentage of increase or decrease in the San Francisco Bay Area Construction Cost Index. 
Does not include a Residential Construction Tax of 1.0% of the build value Does not include Colfax 
Elementary or Colfax High School Fees (see below). Does not include Placer County Water Agency water 
connection fee; varies based on connection size and building type. 
Building permit fees are based on building valuation taken strictly from the Uniform Building Code. 

The Placer Union High School District and the Colfax Elementary School District serve the City of Colfax 
education system. The Placer Union High School District has a school impact fee of $3.19 per square 
foot and the Colfax Elementary School District has an impact fee of $1.78 per square foot. Even though 
the aforementioned development impact fees may add significantly to the cost of development, the 
fees are consistent with the amount established by California Government Code Section 65995 et seq. 
There are no exemptions to the school impact fees at this time. 

Processing and Permit Procedures 

The time required to process a project varies greatly from one project to another and is directly related 
to the size and complexity of the proposal and the number of actions or approvals needed to 
complete the process. Table 47 identifies the most common steps in the entitlement process. It should 
be noted that each project does not necessarily have to complete each step in the process (e.g., small-
scale projects consistent with General Plan and zoning designations do not generally require 
Environmental Impact Reports [EIRs], General Plan Amendments, Rezones, or Variances). Also, certain 
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review and approval procedures may run concurrently. EIRs are frequently prepared in response to a 
General Plan Amendment/Rezoning request, so these two actions are often processed simultaneously. 
Colfax also practices concurrent processing, or joint processing of related applications for a single 
project. Such procedures save time, money, and effort for both the public and private sector. However, 
it is important to note that processing timelines, such as that required for public noticing, could not 
be made any shorter without violating State laws, and compliance with the California Environmental 
Quality Act. Processing times can vary anywhere from 2 months to up to 16 months to 2 years, 
depending on the complexity of the project. 

When developers have a project proposal, the Planning Director meets with the developers to 
strategize about project design, City standards, necessary public improvements, and funding 
strategies (where appropriate). In addition, the City staff assists the developer throughout the permit 
processing to ensure a rapid processing time. 

To clarify approval procedures, timing, and fees for the entire approval and building permit process, 
the City has compiled a Standard Application package that is given to each developer. Included in 
this package is an explanation of the planning application permit process and timing, and an 
application form where all requested action for the project regarding both the planning and 
engineering departments can be checked. Additionally, the package includes an environmental 
evaluation form, a complete checklist for the application, and a copy of the planning fee schedule and 
impact fee schedules. After this packet is received, the staff conducts a check for packet completeness, 
a code applicability check, and an initial environmental review. 

Based on City Staff review, a decision is made whether the project is ministerial (processed at staff 
level) or if it requires discretionary entitlement processing (at Planning Commission level).  

Review of Local Ordinances 

The City does not have any locally adopted ordinances that hinder the development of housing. 

Development Guidelines 

The Hillside Development Guidelines were adopted by Ordinance in 1993 to ensure the appropriate 
use, development, or alteration of land in hillside areas; and provide direction to encourage 
development, is sensitive to the unique characteristics common to hillside properties. Specific 
standards apply to that topography that exceeds a 10-percent gradient. For projects in that category, 
the following must be submitted with the project proposal: 

» A natural features map, based on photograph file mapping, a field survey to establish 
vertical and horizontal control and a site visit; 

» A conceptual grading plan; 
» A slope analysis map with minimum of three slope profiles. 



APRIL 2021 

Page 6-78 City of Colfax Draft 2020 General Plan 

6 

Housing 

The Hillside Development Guidelines define grading, drainage, parking, and access standards. The 
goals of the standards are to: 

» Preserve and protect hillside areas in order to maintain the identity, image, and natural 
quality. 

» Ensure development in hillside areas is concentrated on the most level portions of the site in 
locations with the least environmental impact; when designed to fit the existing landforms, 
consideration shall be given to clustered structures. 

» Preserve significant features of the natural topography, including swales, canyons, knolls, 
ridgelines, and rock outcrops. Development may necessarily affect natural features by, for 
example, roads crossing ridgelines. Therefore, a major design criterion shall be the 
minimization of such impacts. 

» Provide a safe means of ingress and egress for vehicular and pedestrian traffic to and within 
hillside areas, with minimum disturbance to the natural terrain. 

» Correlate land use intensity and density of development with the steepness of terrain in 
order to minimize grading, removal of vegetation, land instability and fire hazards. 

» Provide alternative approaches to conventional flat land development practices that are 
compatible with the natural characteristics of landforms, vegetation, and scenic quality. 

» Encourage the planning, design, and development of home sites that provide maximum 
safety with respect to fire hazards, exposure to geological and geotechnical hazards, 
drainage, erosion and situation. Provide the best use of natural terrain and prohibit 
development that will create or increase fire, flood, slide, or other safety hazards. 

These standards are not meant to reduce density, but to protect and preserve the natural features; 
however, innovative designs may increase costs, thus reducing the ability to provide affordable 
housing. Developments in these areas are encouraged to use innovative design concepts such as 
clustering, split pads, and underground or below-grade rooms to provide energy-efficient and 
environmentally desirable spaces. Cluster development is when structures are built grouped close 
together to preserve open spaces larger than the individual yard for common recreation for the 
purpose of protecting and preserving natural landforms and/or environmentally sensitive areas. In 
addition, the City will work with developers to create site plans that both satisfy the requirements of 
the Hillside Development Standards and maximize land use. 

Design Review  

If permitted uses are subject to design review, the City processes the application through its design 
review process. The design review process has been established by the City as part of the Municipal 
Code, Section 17.32.010.C and Chapter 17.116. In addition to the overall approval process, each zoning 
district contains additional more specific regulations. Residential uses in the Agricultural District are 
not subject to design review, nor are single-family dwellings in the single-family residential districts. In 
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the Multifamily Residence District, all multifamily housing projects are subject to design review; lone 
single-family and lone duplex dwelling units are exempt.  

Consistent with Senate Bill (SB) 330, housing developments for which a preliminary application is 
submitted that complies with applicable general plan and zoning standards are subject only to the 
development standards and fees that were applicable at the time of submittal.  This applies to all 
projects unless the project square footage or unit count changes by more than 20 percent after the 
preliminary application is submitted.  The developer must submit a full application for the 
development project within 180 days of submitting the preliminary application.  

The City currently defers to HCD for the required application process but will consider creating a City 
specific process during the planning period.   

The Planning Director is the approval authority via an administrative review and approval process for 
projects subject to design review. However, the Planning Director may refer the project to City Council 
if he or she determines that the project is not in substantial compliance with the adopted design 
guidelines or if, because of location, size, or design that the City Council should be the approval 
authority and hold a duly noticed public hearing to consider overall design and appearance of the 
project. Project approval is discretionary; and findings are made regarding architecture and site design 
issues that the applicant incorporates into the project. Generally, if the project is found to be in 
compliance with relevant local codes, compatible in use and consistent in design with the 
neighborhood, the Planning Director or the City Council approves the project based on findings and 
subject to conditions of approval.  

The City’s intent is not to add cost to a project, but to maintain high standards on a uniform basis and 
to provide certainty to all projects; therefore, the City does not consider design review to be a 
constraint on development. The City remains mindful of projects working within tight budgets. Bearing 
this in mind, in 2012, the City revised its Zoning Code to allow for administrative-level review by the 
Planning Director, not just for projects subject to design review, but also for other types of permits 
(such as use permits and sign permits). In this Housing Element, the City has included Implementation 
Measure 6.5 that will require review as needed of the design review process; if any undue constraints 
are determined to be present, the City will identify policies or actions that will reduce the cost and 
time involved for the development of affordable housing. 

The City recognizes that discretionary approvals may have the tendency to act as a constraint on the 
development of housing. The City does not require a CUP for multifamily projects in the City, 
regardless of density, when located within the RM-1 or RM-2 zones. A multifamily project may also be 
allowed within the Commercial-Retail (CR) zone with the issuance of a CUP. Design review is done for 
the purpose of maintaining high-quality development and not used to consider housing unit density. 
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TABLE 47 
COLFAX DEVELOPMENT REVIEW AND APPROVAL PROCEDURES 

Action/Request Processing 
Time Comments 

Environmental Impact 
Report 6 to 12 Months 

Processing and review time limits controlled 
through the California Environmental Quality Act 

(CEQA). Certified City Council. 

Negative Declaration 3 to 6 Months 
Processing time can be extended if the project 

has a longer review and approval period. 
Adopted by City Council. 

General Plan Amendment 90 days 
Gov. Code Section 65358 limits the number of 
times any element of the General Plan can be 
amended each calendar year. Requires a City 

Council public hearing. 
Zone Change 90 days Requires a City Council public hearing. 
Tentative Parcel Map (< 4 
lots) 3 Months Requires a City Council public hearing. 

Subdivision Map 4–6 months Requires a City Council public hearing. 

Variance 60 days Considered by Planning Director (administrative 
variance) or the City Council. 

Administrative Use Permit 30 days Considered by Planning Director. 

Conditional Use Permits  
30 days for 

minor projects, 
45–90 days for 
major projects 

Requires a City Council public hearing  

Design review 4–6 months Considered by Planning Director (administrative) 
or the City Council (minor/major). 

Site plan review 4–6 months Considered by Planning Director (administrative) 
or the City Council. 

Appeal 90 days Requires City Council Hearing. 
Source: City of Colfax, 2020. 
Note: The City Council acts as the City’s Planning Agency. 

Table 48 provides the typical time frames for both single-family and multifamily projects. Additional 
information regarding the design review process can be found in Table 47.  
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TABLE 48 
TYPICAL PROCESSING PROCEDURES BY PROJECT TYPE  

 Single-Family or 
Two-Family Unit Subdivision Multifamily Units 

Typical Approval 
Requirements 

Site Plan Tentative Map 
Review (< 4 lots) Site Plan 

— Subdivision Map Design Review 
Est. Total Processing Time 4–6 months 4–6 months 8–12 months 

Source: City of Colfax, 2020. 

Building Codes and Enforcement 

Compliance with Building Code standards protects public health, safety, and welfare and is a necessary 
cost of construction. 

Government Code Section 65583(c)(3) requires the Housing Element to provide a program to 
“address and where appropriate and legally possible, remove governmental constraints to the 
maintenance, improvement, and development of housing for persons with disabilities. The program 
shall remove constraints to and provide reasonable accommodations for housing designed for, 
intended for occupancy by, or with supportive services for, persons with disabilities.” 

The City administers the 2019 edition of the California Building Standards Code (CBC), Title 24 of the 
California Code of Regulations (CCR), Parts 1, 2, 2.5, 3, 4, 5, 6, 8, 9, 11, and 12, relating to electrical, 
plumbing, mechanical, energy compliance, non-structural, disabled access, and abatement of 
dangerous buildings. Implementation of these codes ensures structural integrity and facilitates the 
City’s efforts to maintain a safe housing supply. The City has not adopted any amendments to the 
CBC.  

In addition, the City continues to enforce an Ordinance regulating demolition review and demolition 
permit process and procedures. 

On- and Off-Site Improvements 

For residential projects, the City requires both on- and off-site improvements. These include 
curb/gutter and drainage facilities, sidewalks, paved streets, telephone, cable, electricity, landscaping, 
and water and sewer service. Such improvements are required as a condition of the subdivision map, 
or if there is no required map, improvements are required as part of the building permit. These on- 
and off-site improvements promote the health, safety, and general welfare of the public. 

Curbs/gutters and drainage facilities direct stormwater and runoff water out of residential 
developments. City roadways are required to be paved to create all-weather roadways, facilitate 
roadway drainage, and reduce dust. Pavement also produces a high-speed circulation system and 
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facilitates relatively safe traffic movement. Roadway standards are included in the City’s Municipal 
Code, Title 16, Chapter 16.56. 

There is an additional right-of-way along Interstate 80, and State Route 174 that runs along parts of 
South Auburn Street within the City limits, all of which is maintained by the California Department of 
Transportation (Caltrans). Arterials and collectors are designated on the General Plan according to 
existing and projected needs. Developers are responsible for the development of roadways associated 
with the residential project. 

Sidewalks are for movement of pedestrian traffic. Where sidewalks are available, safety of pedestrian 
traffic is enhanced, particularly for school-age children, the elderly, and the physically impaired. 

Landscaping is often required depending on the development proposal and location. Such 
landscaping would include, but not be limited to, shrubbery, trees, grass, and decorative masonry 
walls. Landscaping contributes to a cooler and more aesthetic environment in the City by providing 
relief from developed and paved areas. All landscaping is installed by the developer and must be 
approved prior to occupancy of any building. Landscaping in areas that fall under the Hillside 
Development Guidelines require native or naturalized plants or other plant species that blend with 
the landscape, fire-retardant plant materials, and a permanent irrigation system, for purposes of 
establishing and maintaining required planting. 

Development of and connection to municipal water and sewer services are required as a condition of 
approving tract maps, unless location of public services is not available. For example, wells and/or 
private sewage disposal systems may be allowed depending on lot size, relative location to existing 
service systems, and proposed land use. Water service is necessary for a constant supply of potable 
water. Sewer services are necessary for the sanitary disposal of wastewater. These off-site 
requirements allow for the development of much higher residential densities. 

Infrastructure Availability  

Most parcels within the City of Colfax have good infrastructure availability. Wastewater treatment 
capacity is discussed herein, as is the availability of water. Other utilities, including gas, electricity, and 
cable television, are available to areas within the City through the extension of laterals and feeder 
connections. 

In accordance with the requirements of SB 1087 (Florez), the City will establish written procedures to 
give priority in the sewer connection pool to affordable housing development projects 
(Implementation Measure 6.14) and will coordinate with Placer County Water District and other service 
providers to make sewer and water connections available to affordable housing projects on a priority 
basis. Further, this Housing Element will be forwarded to the wastewater treatment manager, upon 
adoption by the City. 
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nearly 3 percent in 2020. Table 49 illustrates interest rates as of June 2020. The table presents both 
the interest rate and the annual percentage rate (APR) for different types of home loans. 

TABLE 49 
INTEREST RATES 

Conforming Interest APR 
30-Year Fixed 3.125% 3.218% 
15-Year Fixed 2.5% 2.721% 
5-Year ARM 2.5% 2.867% 
Jumbo 
30-Year Fixed 3.375% 3.41% 
7-Year ARM 2.625% 2.824% 
Source: www.wellsfargo.com, June 2020. 

Housing prices in the City remain too high for persons of lower incomes, even with the lower interest 
rates. The cost of housing in Colfax has increased dramatically over the past few years, despite only a 
less than 10 percent increase in population since 2010. The constraint on homeownership in Colfax is 
not the availability of financing, but the high-cost housing, much of which is unaffordable to lower-
income households. Nor is the constraint on homeownership related to the availability of land. 

Cost of Land 

The cost of raw, developable land has a direct impact on the cost of a new home and is, therefore, a 
potential non-governmental constraint. The higher the raw land costs, the higher the price of a new 
home. Normally, developers will seek to obtain City approvals for the largest number of lots obtainable 
on a given parcel of raw land. This allows the developer to spread the costs for off-site improvements 
(e.g., streets, water lines, etc.) over the maximum number of lots. Currently, residentially zoned land 
ready for development is valued at approximately $45,000 per acre. 

As the availability of vacant residential land diminishes over time, the cost of vacant land will increase 
in the City of Colfax. However, with the amount of currently vacant residentially zoned land, it is 
anticipated that it may be several years before availability adversely affects land costs. 

Cost of Construction 

The costs of labor and materials have a direct impact on the price of housing and are the main 
components of housing cost. Residential construction costs vary greatly depending upon the quality, 
size, and the materials being used. According to construction cost data provided by Craftsman Book 
Company at www.building-cost.net, a wood-framed single-story, four-cornered home in Colfax is 
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6.5 Review of Previous Housing Element 
This component of the Housing Element examines goals, policies, implementation measures 
(programs), included in the 2013–2021 Housing Element to determine their effectiveness. The 
following is a summary of the City’s progress in meeting priorities identified in the 2013–2021 Housing 
Element: 
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Program Implementation Status Action 
Program (12): Monitor the inventory of vacant 
land every four years to ensure an adequate 
amount of land zoned for both single family and 
multifamily development is available. 

Responsibility: Planning / 
Building 
Time Frame: March 2017 
Financing: City General Fund 

A vacant land inventory was 
completed in the spring of 
2019 and is available by 
request through the City’s 
Planning Department.  

Combine with 
13. 

Program (13): Annually review the housing 
element for consistency with the general plan as 
part of its Annual Housing Element Progress 
Report process. File the Annual Housing Element 
Progress Report with HCD. 

Responsibility: Planning / 
Building 
 Time Frame: To submit yearly 
on April 1  
Financing: City General Fund 

The City annually reviews the 
housing element for 
consistency with the general 
plan and files progress 
reports with HCD; the last 
Annual Housing Element 
Progress Report was 
submitted to HCD in May 
2020. 

Combine with 
12. 

Program (14): Continue to monitor new 
developments for compliance with City design 
standards. Revise current Zoning Code to reflect 
the City’s evolving goals, as necessary. 

Responsibility: Planning / 
Building  
Time Frame: Ongoing 2013-2021  
Financing: City General Fund 

The City monitors new 
development projects 
through the conditions of 
approval and site inspections 
completed both during and 
after development. 

Delete.  

Program (15): The City will endeavor to make 
residents aware of the benefits of incorporating 
energy saving measures into residential 
construction. If City resources allow, brochures 
providing such information will be made available 
at City Hall. 

Responsibility: Planning / 
Building  
Time Frame: Ongoing 2013-2021  
Financing: City General Fund 

The City Building Inspector 
implements and enforces 
the Title 24 Building Energy 
Efficiency Standards. The 
City provides handouts 
providing information on 
energy saving measures that 
are available at City Hall. 

Combine with 
10. 





APRIL 2021 
 

City of Colfax 2020 General Plan Page 6-95 

6 

Housing 

Program Implementation Status Action 
Program (20): Continue to refer all housing 
discrimination referrals to the Planning Director 
who will work with the complainant and refer 
complaints to the State Fair Employment and 
Housing Commission. 

Responsibility: Planning 
Time Frame: Ongoing 2013-2021 
Financing: Administrative 

The City has made 
brochures that provide 
information regarding fair 
housing laws free to the 
public available at City Hall. 
To date, no housing 
discrimination cases have 
been referred to the 
Planning Directory. The 
State Fair Employment and 
Housing Commission reports 
8 fair housing complaints 
were referred from Placer 
County but does not report 
at the city-level. 

Combine 
programs 19 
and 20. 
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Time Frame:  Annually reach out to housing developers, provide support as requested.  

Funding:  General Fund, HOME funds, CDBG funds, Technical Assistance Grants 

Quantified Objective:  2 extremely low-income; 2 very low-income; 2 low-income units 

6.2:  Streamlined Approval (SB 35). The City will establish a written policy or procedure 
and other guidance as appropriate to specify a streamlining approval process and 
standards for eligible projects, as set forth under Government Code Section 65913.4.  

Responsibility:  Planning/Building  

Time Frame:  Annually review, develop a streamlining approval process by December 2021 

Financing:   Permit fees, General Fund, SB 2 Funding 

Quantified Objective:  3 low-income units 

6.3:  First-Time Homebuyer Program. Continue to promote the Placer County First-Time 
Homebuyers Program, which is available to all Placer County residents, by 
maintaining brochures at City Hall and on the City’s website.  

Responsibility:  Planning Director/City Manager 

Time Frame:  Ongoing, refer interested residents and provide information regarding the program, 
as requested   

Financing:  City General Fund 

Quantified Objective:  2 low-income households 

6.4:  Developmental Disability Services. Work with the Alta California Regional Center to 
implement an outreach program that informs families within the City about housing 
and services available for persons with developmental disabilities. The program could 
include the development of an informational brochure, including information on 
services on the City’s website, and/or providing housing-related training for 
individuals/families through workshops. 

Responsibility:  Planning/Building 

Time Frame:  Development of an outreach program within one year of adopting the Housing 
Element 

Financing:   City General Fund 
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6.7:  Density Bonus. Amend the Zoning Ordinance to comply with State density bonus law 

(Government Code Section 65915, as revised). Promote the density bonus through 
informational brochures that will be displayed at the City’s Planning Department. 

Responsibility:  Planning 

Time Frame:  Amend the Zoning Ordinance within one year of adopting the Housing Element 

Financing:   City General Fund 

6.8:  Low-Barrier Navigation Centers. Amend the Zoning Ordinance and make revisions, if 
necessary, to allow low-barrier navigation centers for the homeless, per Government 
Code Section 65662. 

Responsibility:  Planning/Building 

Time Frame:  Amend the Zoning Ordinance within one year of adopting the Housing Element 

Financing:   City General Fund 

6.9:  Supportive Housing. Amend the Zoning Ordinance to allow for the approval of 100 
percent affordable developments that include a percentage of supportive housing 
units, either 25 percent or 12 units, whichever is greater, to be allowed without a 
conditional use permit or other discretionary review in all zoning districts where 
multifamily and mixed-use development is permitted, consistent with Government 
Code Section 65651. 

Responsibility: Planning/Building 

Time Frame:  Amend the Zoning Ordinance within one year of adopting the Housing Element 

Financing:   City General Fund 

6.10:  Employee Housing. Amend the Zoning Ordinance to treat employee/farmworker 
housing that serves six or fewer persons as a single-family structure and permit it in 
the same manner as other single-family structures of the same type within the same 
zone across all zones that allow single-family residential uses. Treat 
employee/farmworker housing consisting of no more than 12 units or 36 beds as an 
agricultural use and permit it in the same manner as other agricultural uses in the 
same zone, in compliance with the California Employee Housing Act (Health and 
Safety Code Sections 17021.5 and 17021.6). 

Responsibility: Planning/Building 

Time Frame:  Amend the Zoning Ordinance within one year of adopting the Housing Element 

Financing:   City General Fund 
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Time Frame:  Apply for CDBG and HOME funds through the State’s annual funding cycle as 
Notices of Funding Availability are released, public information on the program on the 
City’s website within 1 month of securing funding for the program. 

Financing:   CDBG and HOME funding 

Quantified Objective:  5 very low- income households, 5 low-income households  

6.16:  Monitor At-Risk Units. Maintain and update the City’s affordable housing database 
as a mechanism to monitor and identify units at risk of losing their affordability 
subsidies or requirements. For complexes at risk of converting to market rate, the City 
may: 

 Contact property owners of units at risk of converting to market-rate housing 
within one year of affordability expiration to discuss the City’s desire to preserve 
complexes as affordable housing.  

 Reach out to agencies interested in purchasing and/or managing at-risk units. 

 Work with tenants to provide education regarding tenant rights and conversion 
procedures pursuant to California law.  

Responsibility:  Planning/Building 

Time Frame:  Annually monitor units at risk of converting. Coordinate noticing as required per 
State Law. 

Financing:   City General Fund 

GOAL 6.5  Promote and affirmatively further fair housing opportunities throughout 
the community for all persons regardless of age, race, religion, color, 
ancestry, national origin, sex, marital status, disability, familial status, or 
sexual orientation. 

Policy 6.5.1:  Promote housing opportunities for all persons regardless of race, religion, 
color, ancestry, national origin, sex, marital status, disability, family status, 
income, sexual orientation, or other barriers that prevent choice in housing. 

Policy 6.5.2:  Enforce the policies of the State Fair Employment and Housing Commission 
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Responsibility:  Planning 

Time Frame:  Create Plan by June 2022 and implement strategies as outlined in the program. 

Financing:   City General Fund 

Quantified Objective: 10 low-income households 

6.18:  Environmental Justice. Each time a housing project is proposed that may have an 
effect on a particular group or neighborhood, the City will make efforts to distribute 
information on the project to ensure that the group or neighborhood is made aware 
of the project and the process and has the opportunity to respond. 

Responsibility:  Planning  

Time Frame:  As projects are proposed. 

Financing:   Project fees, City General Fund 

GOAL 6.6  Encourage energy efficiency and conservation into residential development 

Policy 6.6.1:  Promote energy conservation activities. 

Implementation Measures 

6.19:  Energy Conservation. Attempt to make residents aware of the benefits of 
incorporating energy-saving measures into residential construction. Information will 
be made available on the City’s website. 

Responsibility:  Planning/Building 

Time Frame:  Ongoing, as programs are available. 

Financing:   City General Fund 
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Appendix A – Public Outreach 
The responses from each stakeholder that participated in one-on-one consultations are as follows. 

Placer Community Foundation, August 4, 2020 

Thanks for reaching out to us regarding our thoughts on affordable housing and the upcoming 
housing element process.  We are concerned that the process for the housing element update is 
being rushed.  We need to know that the proper outreach is being conducted and that stakeholders 
are given ample time to review and analyze background reports so we can provide you with 
appropriate feedback. We need at least thirty days to review the background reports. 

Can you tell us when will the background reports for each jurisdiction be available as it is very difficult 
to respond to these questions without having this information? We also need to recognize that things 
are different today because of the pandemic and its potential impact on the current and future 
housing markets. Some opportunities have presented themselves, such as COVID related funding for 
housing the homeless thru acquisition of hotels. This creates an opportunity for a permanent housing 
asset beyond the pandemic and should be considered. How will these opportunities be addressed in 
the process?  

Once the opportunities for affordable housing are determined, the question remains, how do you get 
affordable housing built?  Site identification is one aspect, but we need more.  We need all jurisdictions 
to implement the construction of sites that have been identified. 

We would like to discuss the proposed housing policies before the public draft comes out. Oftentimes 
it seems that once the policies are in a printed public document they rarely change, and we want to 
be involved in early housing policy development. 

With all of this said, here is a first and by no means, complete response to your inquiry along with 
some thoughts and suggestions: 

1. Opportunities and Concerns: What the 3 top opportunities do you see for the future of 
housing in Colfax?  What are your 3 top concerns for the future of housing in Colfax? 
Inclusionary construction on-site and eliminate the in-lieu fee loopholes which have not 
worked to increase affordable housing.  Affordable units need to be integrated into the 
moderate housing new construction and not segregated. 

A local nonprofit housing development corporate needs to be created. A trust fund is not 
enough. 

Surplus government land should be considered for affordable housing before designating 
the land for other uses. The policy should reflect the intent of the Surplus Land Act. 

Consider underutilized commercial sites  
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Rural Community Assistance Corporation, August 18, 2020 
1. Opportunities and Concerns:  What the 3 top opportunities do you see for the future of 

housing in Colfax?  What are your 3 top concerns for the future of housing in Colfax? 

- Location of Colfax along a major corridor - not a remote rural area, in essence it’s 
almost a suburb of the Sacramento area. Proximity is a benefit. 

- Untapped market. It’s a marketplace that developers and people that are looking for 
opportunity to buy/live in housing - demand could be significant.  

Concerns: 
- Lack of developable land in the community - sites that are available have physical 

restrictions, topography. There are subdivisions within the city limits already. Little or 
no land zoned properly. Overall, sites. Older town - some of the sites would be 
pretty small. 

- Political support issues for affordable housing in the community. Colfax has a history 
of being fairly conservative. Takes time to overcome the barriers and opposition to 
affordable housing. 

- Transient nature of the community. Lots of business are based on people coming in 
and out of the community. Barrier or concern about the long term development of 
the community.  

2. Housing Preferences:  What types of housing types do your clients prefer?  Is there adequate 
rental housing in the Colfax?  Are there opportunities for home ownership?  Is there accessible 
rental units for seniors and persons with disabilities?   

General experience in the community - low income households in the community. In a typical 
community. Most residents would be on the side of homeownership as opposed to housing. 
Economies of scale - it’s hard to attract developers into town. Some pent-up demand for 
rental housing, but it trends towards single family rentals. Homeownership has barriers - but 
stronger demand and greater political support for it. Manufactured housing has opportunities. 
Single Family.  

3. Tourism:  What effects have you seen on housing because of the growing tourism 
industry/short term rentals?  From your perspective, what are some of the most positive 
impacts? From your perspective, what are some of the most negative impacts?  What do you 
see as the top 3 priorities for the Colfax in addressing negative impacts (if any)? 

Not Truckee or Lake Tahoe. Second homes probably exist because of the proximity. Not really 
going to find Airbnbs though. People who come through are just “passing through.” No really 
physical attractions nearby. There is Rollins Dam Lake, with some trails nearby but not a lot. 
Creates a lot of low-wage jobs. There is probably a demand for affordable housing below 50% 
AMI. 

4. Housing Barriers/Needs:  What are the biggest barriers to finding affordable, decent 
housing?  Are there specific unmet housing needs in the community? 
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Barriers - housing condition would probably be the main issue. The Housing stock is probably 
pretty old. Infrastructure/layout of the community, streets and curbs, gutters, and sidewalks. 
Political barrier - will to do things that are necessary to facilitate affordable housing.  

Doesn’t know if there are specific unmet needs in the community. Go back to the workforce 
housing - grocery workers, fast food workers, restaurants. Suspect that there is opportunity - 
the housing stock is not super expensive.  

5. Housing Conditions:  How do you feel about the physical condition of housing in 
Colfax?  What opportunities do you see to improve housing in the future? 

Doesn’t have enough information to base an opinion, but guess is that the housing stock is 
old and housing rehab is going to be important for how the city wants to develop.  

The community providing infrastructure will always be amenable to helping the community 
develop more housing. Extend a sewer system and make it so that the site is economically 
feasible for housing to be developed. Job creation - doesn’t know if there is an economic 
development program, but workforce is probably fairly low income. If Housing authority for 
placer county could provide housing for Section 8, that works. Strange county because 
population is concentrated in western placer county. Huge benefit is project-based Section 8. 

Incentivizing live/work spaces or trying to attract a developer that is going to build housing 
specifically. If there are people that are going to work from home due to COVID and post 
COVID. Very attractive place to live, a little bit cheaper, but able to be proximate.  

Placer County Health and Human Services, August 27, 2020 
1. Opportunities and Concerns: What are the 3 top opportunities do you see for the future of 

housing in each jurisdiction? What are your top 3 concerns for the future of housing in each 
jurisdiction? 

Opportunities -  
 Kathie - provides services in the cities. Shawna asked - are there services in Colfax? 

Kathie - full-service partnership in Colfax. Landlords/houses that participate in Colfax. 
Homeless numbers for Colfax.  

 Mobile home parks - one untapped area in regards to housing. Been in Colfax to look 
at building to be converted to housing. Taking buildings and rehab them - Studios 
and small bedrooms meets the need the most. 

 Workforce housing having the proximity to the Dewitt Campus with a relatively short 
commute time would be an opportunity. More affordable workforce housing 
developed there. Very expensive even.  
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 Concerns -  
 Fire danger and insurance. Concerns with power shutoffs.  
  Access to services is a big problem and - internet - Colfax could be a better location 

to serve workforce.  
 In the homeless count within the City Limits of Colfax - only counted 3 individuals. 

Feeding opportunities are there. They draw people living in the woods.  
 You have landowners that have a lot of miner's cabins - becoming dilapidated and 

run-down. The housing stock is dissipating, so the individuals are selling and can get 
out. 

 3 people up there that have small cottages that have been a good resource to people 
looking for housing. 

 Difficulty in getting to Colfax physically. Geographic location is hard - the bus only 
runs once in the morning and once in the afternoon for people to access services. 
Could be an opportunity if more people are building there.  

2. Housing Preferences: What types of housing types do your clients prefer?  Is there adequate 
rental housing in each community?  Are there opportunities for home ownership?  Are there 
accessible rental units for seniors and persons with disabilities? 

 Housing authority customers need 2-BR housing. Guidelines dictate number of 
bedrooms that you have to size for a family. Preferred work program participants 
require 2-3 bedrooms. 

 Kathie - recipients of homeless and mental health services - 1 BR and studios are ideal. 
A place of their own and small unitarian to keep up. If developments are considered, 
having a community room is always a good thing. Having access to services on site is 
a great asset.  

 Not adequate rental   
 There are opportunities for home ownership in Colfax particularly for Workforce 

Housing. County-wide they are developing a regional plan for housing.  
 No rental units for seniors and persons with disabilities. - Older buildings causes ADA 

issues. 

3. Housing Barriers/Needs: What are the biggest barriers to finding affordable, decent housing in 
each jurisdiction?  What are the unmet housing needs in each jurisdiction? 

 Housing Stock.  
 Small affordable family-size housing that can be rented. Needs development with 

resource rooms. Ownership of rentals. Reasonable priced workforce housing. All 
needs to be located near center of town - infill type areas. 
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