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OVERVIEW 

 

Planning for the provision of housing for all economic segments of the City of Elk Grove’s (City’s) population is the 

intent of the Housing Element. The Housing Element identifies the policies and actions that the City will implement 

to ensure that housing in the City is affordable, safe, clean, and fit for human habitation.  

This Housing Element consists of the following parts: 

1) Goals and Policies 

2) Actions 

3) Summary of Housing Needs 

4) Quantified Housing Objectives 

5) Housing Needs Assessment 

6) Adequate Sites 

7) Housing Resources and Incentives 

8) Housing Constraints  

9) Opportunities for Energy Conservation 

10) Relationship to Other Elements 

11) Review of Previous Element 

12) Public Participation 

The Housing Element is adopted into the General Plan in three parts.  First, the Goals and Policies are adopted as 

part of Chapter 4 (Urban and Rural Development).  Next, the Implementation Actions are adopted as part of 

Chapter 10 (Implementation Strategy).  Finally, the balance of the Housing Element (parts 3 through 12 above) is 

adopted as a technical appendix to the General Plan (Chapter 12.4, Housing Element Background).  The Housing 

Element is presented herein as a complete document for easier reading and review.  
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1. GOALS AND POLICIES 

This Housing Element includes six Housing Goals. Under each Housing Goal are the policies and actions 

(implementation programs) that will be implemented during the 2021–2029 Housing Element period to 

accomplish the goal.  

The City’s Housing goals and policies are: 

Goal H-1: Adequate sites to accommodate the City’s housing needs. 

Regional projections by SACOG estimate a need for an additional 8,263 housing units in Elk Grove by 2029. The 

City has identified housing sites for future development to fulfill this need and will ensure that sites will be available 

throughout the 2021–2029 planning period. Additional sites have also been anticipated in the Study Areas to 

accommodate future RHNA beyond the current Housing Element planning period. 

The Land Use Plan and the Housing Element of the City’s General Plan are closely linked. The Land Use Plan is 

required under State law to show the location and distribution of sufficient land, with appropriate use 

designations, to provide for construction of the number of housing units that the City must accommodate 

according to the Regional Housing Needs Allocation (RHNA). The housing inventory sites that can accommodate 

future housing growth in Elk Grove are shown in Figure 4-9 and have been incorporated into the land use 

designations appropriate to accommodate the densities necessary to facilitate the construction of affordable 

housing. Additional housing-related assessments and data to address Housing Element requirements are 

contained in Chapter 12. 

Figure 4-9: Housing Inventory Sites 

INSERT FINAL FIGURE HERE 

Policy H-1-1: Maintain an adequate supply of appropriately zoned land with available or planned public 

services and infrastructure to accommodate the City’s projected housing needs for all income levels and 

for special needs groups.  

Policy H-1-2: Continue to support zero-lot-line or reduced setback single-family residential developments 

and corner duplexes, in addition to multifamily projects, to increase affordable housing supply. 

Policy H-1-3: Promote development where affordable housing is near services, shopping, and public 

transportation. 

Standard H-1-3.a: Utilize the following non-binding guidelines in the analysis process of identifying 

opportunity locations for new multifamily housing:  

1. Proximity to public transit or bus service.  

2. Proximity to commercial and social services.  

3. Parcel size and configuration that enhances the feasibility of development.  

4. Lack of physical constraints (e.g. noise, wetlands).  
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5. Provision for a variety of housing types, including single-family housing, multi-family housing, ADUs, 

mobile homes, duplexes, residential care homes, and more, and affordable housing opportunities.  

6. An appropriate size to provide for on-site management.  

7. Integration into and compatibility with surrounding development.  

The City may also consider other criteria, as it deems appropriate, to determine the feasibility and 

potential constraints of new multifamily development. 

Policy H-1-4: Provide for the subdivision of larger high-density housing sites into smaller sites that have 

demonstrated increased financial viability. 

Standard H-1-4.a: The City will review proposals for subdivision of larger high density housing sites to 

ensure that all created or remainder lots:  

1. Have adequate access and project visibility from arterial and collector roadways. 

2. Have sufficient site acreage such that each lot can be developed independently with an 

adequate minimum number of units such that each site has financial viability. 

3. That the subdivision does not create awkward lot configurations that present challenges to 

subsequent development, including but not limited to odd angles between lot lines. 

The City may require market and design analysis/studies to support the review of the proposed 

subdivision for consistency with these standards.  

Policy H-1-5: The City shall allow housing developments with at least 20 percent affordable housing by-

right on lower-income housing sites that have been counted in previous housing element cycles, 

consistent with Government Code Section 65583.2(c). 

Goal H-2: Adequate housing stock to meet the needs of extremely low-, very low-, low-, and moderate-income 

households and special-needs groups 

Elk Grove is primarily a residential community with workers commuting to jobs outside of the City. Residential uses 

comprise 55 percent of the Planning Area, including rural residential, single-family, multifamily, mixed-use, and 

mobile homes. As development pressures increase and housing prices rise, the City intends to plan for the provi-

sion of housing for all economic segments of the community. 

Policy H-2-1: Facilitate and encourage the construction of housing affordable to extremely low-, very low-

, low-, and moderate-income households by assisting nonprofit and for-profit developers with financial 

and/or technical assistance in a manner that is consistent with the City’s identified housing needs. 

Policy H-2-2: Increase access to homeownership by coordinating with developers to identify units 

appropriate for homeownership for low- and moderate-income households and by working with other 

agencies to increase access to homeownership for first-time homebuyers and low- and moderate-

income households. 

Policy H-2-3: Support energy-conserving programs in the production and rehabilitation of affordable 

housing to reduce household energy costs, improve air quality, and mitigate potential impacts of climate 

change in the region.  

Policy H-2-4: Continue to support housing opportunities for agricultural workers, homeless people, seniors, 

single-parent households, large families, and persons with disabilities.  
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Policy H-2-5: Assist extremely low-, very low-, and low-income households in locating affordable housing 

and finding sources of assistance with housing payments and rent. 

Goal H-3: Development regulations that remove constraints to the maintenance, improvement, and development 

of housing 

Various interrelated factors can constrain the private and public sectors’ abilities to provide adequate housing 

and meet the housing needs for all economic segments of the community. These factors can be divided into 

two categories: governmental and nongovernmental. Governmental constraints may include land use controls, 

development standards, processing fees, development impact fees, code enforcement, site improvement costs, 

development permit and approval processing, and provision for a variety of housing types. Possible 

nongovernmental constraints include land availability, environmental factors, vacancy rates, land cost, 

construction costs, and availability of financing. The City will identify and remove, where appropriate as 

determined by the City Council, governmental constraints to the maintenance, improvement, and development 

of housing in Elk Grove.  

Policy H-3-1: Continue to monitor Title 23 of the Municipal Code, entitled Zoning, and other regulations to 

ensure that the City’s policies and regulations do not inappropriately constrain housing development and 

affordability. 

Policy H-3-2: Continue to make efforts to keep the review process for extremely low-, very low-, and low-

income housing developments and special-needs housing as streamlined as possible. 

Policy H-3-3: Encourage creative and flexible design for residential developments. 

Goal H-4: Maintenance and improvement of affordable housing conditions 

Housing units built over 30 years ago are generally in need of moderate or substantial rehabilitation. Older units, 

even when properly maintained, require periodic major repairs such as new roofing and plumbing. Older units 

may also require significant upgrades to prevent loss from fire and earthquakes. The City will consider potential 

displacement because of housing conversion, demolition, or substandard conditions. As Elk Grove’s housing units 

age, the City will work to conserve and improve the condition of the existing housing stock. 

Policy H-4-1: Ensure that affordable housing stock is maintained in good, safe, and decent condition. 

Policy H-4-2: Retain the City’s mobile home park. 

Policy H-4-3: Monitor the conversion of rental housing to condominiums to retain the supply of rental 

housing. 

Goal H-5: Housing opportunities for all persons, regardless of race, religion, sex, marital status, ancestry, national 

origin, color, familial status, or disability 

Federal fair housing laws prohibit discrimination in the sale, rental, lease, or negotiation for real property based 

on race, color, religion, sex, national origin, familial status, and disability. The California fair housing laws are built 

on the federal laws and add gender, gender identify, gender expression, sexual orientation, marital status, 

ancestry, veteran or military status, source of income, and genetic information as protected categories under 

the laws (Government Code Section 12955). The City is dedicated to Affirmatively Furthering Fair Housing for all 

residents and will ensure compliance with all applicable laws throughout the community. 
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Policy H-5-1: Prohibit discrimination in the sale or rental of housing to anyone on the basis of race, color, 

ancestry, national origin, religion, disability, sex, familial status, marital status, or other characteristics 

protected by the California Fair Employment and Housing Act (Part 2.8 (commencing with Section 12900) 

of Division 3 of Title 2), Government Code Section 65008, and any other state and federal housing and 

planning law. 

Goal H-6: Preservation of assisted (subsidized) housing developments for lower-income households 

Prices for market-rate housing units are often not affordable to lower-income households. Subsidized housing 

provides housing at an affordable price to qualifying households. The City’s affordable housing projects include 

those funded by low-income housing tax credits, HUD funding, and local funding. The majority of the City’s deed-

restricted housing is in rental apartment complexes. In addition, the Housing Choice Voucher (HCV, formerly 

known as Section 8) program assists low-income households by paying the difference between what the 

household can afford to pay for rent and the market-rate rent cost. The City will work to preserve assisted housing 

development for lower-income households. 

Policy H-6-1: Preserve existing affordable housing developments at risk of converting to market rate. 

Included in this section is a listing of the housing actions the City will implement to achieve these goals 

and policies. Each proposed action also describes the implementation time frame and identifies the party 

responsible for carrying out the action.  
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2. IMPLEMENTATION ACTIONS 

Action 1. Housing Inventory. To the extent that there are high-density residential sites identified as 

accommodating the City’s Regional Housing Needs Allocation (RHNA) that ultimately develop 

with a use other than high-density residential development, the City will ensure that it maintains 

adequate inventory to accommodate the RHNA, including by rezoning as necessary.  

Time Frame: Review the sites inventory annually and as sites are developed to ensure sufficient 

capacity.   

Responsibility: Strategic Planning and Innovation; Development Services (Housing and Public 

Services Division) 

Potential Funding Source(s): City Development Services Fund 

Action 2. Rezone Housing Sites. The City has a lower-income regional housing need of 4,265 units.  To meet 

the lower-income regional housing need, the City will, concurrently with adoption, identify and 

rezone some or all of the sites identified in Tables 33 and 34 of Chapter 12.4 (Technical Appendix). 

These sites will require a minimum of 20.1 units per acre and will allow up to 30 units per acre. The 

rezone will result in a minimum of 4,265 units to accommodate the lower income RHNA. The City 

will encourage integration of low-income units throughout the sites identified. 

If the City does not complete the rezone prior to the start of the planning period (May 15, 2021), 

sites will be rezoned consistent with Government Code Section 65583, subdivision (c)(1) and 

65583.2 subdivisions (h) and (i). The rezone will accommodate 100 percent of the shortfall during 

the planning period and will include the following components.  

• Permit owner-occupied and rental multifamily uses by right and do not require a 

conditional use permit or other discretionary review or approval for developments in which 

20 percent or more of the units are affordable to lower income households.  

• Permit the development of at least 16 units per site and a minimum of 20 dwelling units per 

acre for suburban and metropolitan jurisdictions; 

• Ensure at least 50 percent of the shortfall of low- and very low-income regional housing 

need can be accommodated on sites designated for exclusively residential uses; 

• Ensure sites will be available for development during the planning period where water and 

sewer can be provided. 

The City has, since 2003, required Design Review for all multifamily development. Design Review 

would be required for multifamily projects on these sites.  Projects under 151 units are reviewed at 

the "staff-level" through consideration by the Zoning Administrator, while larger projects are 

reviewed by the Planning Commission.   

Time Frame: Concurrent with adoption of the Housing Element, or within the first 3 years of the 

planning period. Encourage integration as projects are processed through the Planning Division.   

Responsibility: Strategic Planning and Innovation; Development Services (Housing and Public 

Services Division) 

Potential Funding Source(s): City Development Services Fund, SB2/LEAP or REAP Funding 

Action 3. Unit Replacement (New, State Law). Pursuant to California Government Code, Section 65583.2, 

replacement units are required for all sites identified in the site inventory when any new 

development (residential, mixed-use, or non-residential) occurs on a site that has been occupied 
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by or restricted for the use of lower-income households at any time during the previous five years. 

Replacement requirements are set forth in Government Code Section 65915(c)(3). 

This requirement applies to: 

• Non-vacant sites 

• Vacant sites with previous residential uses that have been vacated or demolished 

Time Frame: The replacement requirement will be implemented immediately and applied as ap-

plications on identified sites are received and processed.   

Responsibility: Development Services (Planning Division) 

Potential Funding Source(s): City Development Services Fund 

Objectives: Require new housing developments to replace all affordable housing units lost due to 

new development. 

Quantified Objective: 2 households 

Action 4. Lot Configuration and Large Lot Development (New, Staff Recommendation). To facilitate the de-

velopment of affordable housing and provide for development phases of 50 to 150 units, the City 

will routinely coordinate with property owners and give high priority to processing subdivision maps 

that include affordable housing units.  

Additionally, the City will adopt incentives for development of high-density residential sites such 

as reducing minimum front and side yard setbacks to enhance design flexibility and create a more 

pedestrian-oriented environment and modifying parking standards.  

Time Frame: As projects are processed through the Development Services Department throughout 

the planning period and incentives will be adopted as part of Title 23 within one year of adoption 

of the Housing Element. 

Responsibility: Development Services (Planning Division) 

Potential Funding Source(s): City Development Services Fund 

Action 5. Lot Consolidation. To ensure that there is a sufficient supply of multifamily zoned land to meet the 

City’s RHNA, the City will help facilitate lot consolidations to combine small residential lots into 

larger developable lots by providing information on development opportunities and incentives for 

lot consolidation to accommodate affordable housing units available on the City’s website and 

discussing with interested developers. As developers/owners approach the City interested in lot 

consolidation for the development of affordable housing, the City will offer the following incentives 

on a project-by-project basis:  

• Allow affordable projects to exceed the maximum height limits,  

• Lessen set-backs, and/or 

• Reduce parking requirements.  

The City will also consider offsetting fees (when financially feasible) and concurrent/fast tracking 

of project application reviews to developers who provide affordable housing. 

Time Frame: Ongoing, as projects are processed through the Development Services Department. 

Annually meet with local developers to discuss development opportunities and incentives for lot 

consolidation.  

Responsibility: Development Services (Planning Division) 
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Potential Funding Source(s): City Development Services Fund 

Action 6.  Zoning for Missing Middle Housing Types (New, Missing Middle Study). The City shall review and 

amend the Zoning Code and applicable design guidelines to encourage and promote a mix of 

dwelling types and sizes, specifically missing middle-density housing types (e.g. duplexes, triplexes, 

fourplexes, courtyard buildings) to create housing for middle- and moderate-income households 

and increase the availability of affordable housing in a range of sizes to reduce displacement risk 

for residents living in overcrowded units or overpaying for housing.  

Time Frame: Within three years from adoption of the Housing Element 

Responsibility: Development Services (Planning Division), Strategic Planning and Innovation 

Potential Funding Source(s): City Development Services Fund, SB2/LEAP or REAP Funding 

Action 7. Development Streamlining (New, State Law). The City will establish a written policy or procedure 

and other guidance, as appropriate, to specify the Senate Bill (SB) 35 streamlining approval 

process and standards for eligible projects, as set forth under California Government Code, 

Section 65913.4. 

Time Frame: Establish a policy or procedure by June 2021. Ongoing, as projects are processed 

through the Development Services Department  

Responsibility: Development Services (Planning and Building Divisions) 

Potential Funding Source(s): City Development Services Fund, SB2/LEAP or REAP Funding 

Action 8. Financial Assistance. Support affordable housing development through provision of direct 

assistance from the Affordable Housing Fund and/or other City-controlled housing funding sources 

and, as needed, facilitate developers’ applications for State and Federal affordable housing 

funding. City assistance could be provided in the form of land, in line with the City’s strategic land 

acquisition program, or in the form of loans or grants for specific projects.    

Time Frame: Ongoing, as funding allows. Consider updating the Affordable Housing Fee by 

December 2022. 

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): Affordable Housing Fund, CalHome, Community Development Block 

Grant (CDBG), HOME, or other U.S. Department of Housing and Urban Development (HUD) or 

California Department of Housing and Community Development (HCD) funding  

Quantified Objective: Provide funding assistance for the development of 125 affordable housing 

units. 

Action 9. Fee Waivers. When feasible, continue to provide deferrals or exemptions from select fees to all 

affordable housing projects and participate in the Sacramento Regional County Sanitation 

District’s fee waiver and deferral program to reduce impact fees for affordable housing 

development.  

Time Frame: Ongoing, as projects are processed through the Development Services Department 

Responsibility: Development Services (Planning and Building Divisions) 

Potential Funding Source(s): City Development Services Fund, Sacramento Regional County 

Sanitation District 

Action 10. Parking Study (New, Staff Recommendation). Conduct a parking study to determine parking 

needs for senior housing and affordable housing projects. Based on results, continue to allow 
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flexibility in development standards, such as parking reductions for senior projects, and by allowing 

development incorporating universal design measures. 

The City will also review parking requirements for emergency shelters to ensure that parking stand-

ards are sufficient to accommodate all staff, provided standards do not require more parking for 

emergency shelters than other residential or commercial uses within the same zone. 

Time Frame: Complete parking study by December 2021, allow flexibility as projects are processed 

through the Development Services Department. Review parking standards for emergency shelters 

and amend, if necessary, by December 2021.  

Responsibility: Strategic Planning and Innovation, Development Services (Planning and Building 

Divisions) 

Potential Funding Source(s): City Development Services Fund, SB2/LEAP or REAP Funding 

Action 11. Homeless Needs Assessment. Continue to contribute funding to Elk Grove Homeless Assistance 

Resource Team (HART), Sacramento Self Help Housing, and other local and regional entities and 

work closely with these groups to assess the needs of people experiencing homelessness and 

develop plans to address homelessness at a regional level. The City will annually meet with local 

service providers and regional agencies (as applicable) to assess the needs regarding 

homelessness in the City and region.   

 To City will also review and amend provisions and standards for emergency shelters to ensure they 

are objective and in compliance with Government Code Section 65583(a)(4)). 

Time Frame: Ongoing, review and amend standards for emergency shelters by December 2021.  

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): CDBG funds (when available), City Community Service Grant funds 

(as determined by the City Council) 

 

Action 12. 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 infor-

mational brochure, including information on services on the City’s website, and/or providing hous-

ing-related training for individuals/families through workshops. 

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

Element, and annually coordinate with regional offices and developers to pursue opportunities. 

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): City Development Services Fund 

Action 13. Low-Barrier Navigation Centers (New, State Law). Amend the City’s zoning regulations to add low-

barrier entry practices to the City’s Navigation Housing use and permit them by right in areas 

zoned for mixed use and nonresidential zones permitting multifamily uses, if the center meets cer-

tain statutory requirements. See Government Code section 65662. Low-barrier practices may in-

clude, but are not limited to: 

• Permitting the presence of partners if it is not a population-specific site; 

• Allowing pets; 

• Providing space for the storage of possessions; and 
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• Providing privacy such as partitions around beds or private rooms. 

Time Frame: Within one year from adoption of the Housing Element 

Responsibility: Strategic Planning and Innovation 

Potential Funding Source(s): City Development Services Fund 

 

Action 14. Transitional and Supportive Housing (New, State Law). Amend the Zoning Code to comply with 

Government Code Section 65583(c)(3), which deals with transitional and supportive housing. The 

City will amend the Zoning Ordinance to allow transitional and supportive housing in the mobile 

home subdivision (RM-1) and Mobile Home Park Combining District (MHP) zones as a residential 

use subject only to those restrictions that apply to other residential dwellings of the same type in 

the same zone. The City will also amend the Zoning Ordinance to allow supportive housing in the 

Light Industrial (LI) zone, as a residential use subject only to those restrictions that apply to other 

residential dwellings of the same type in the same zone. 

Time Frame: Within one year from adoption of the Housing Element 

Responsibility: Development Services (Planning Division) 

Potential Funding Source(s): City Development Services Fund 

Action 15. Affordable Housing Database. Continue to update the affordable housing unit database and to 

provide information regarding affordable housing opportunities, both through direct response to 

inquiries and making information available on the City’s website. The City will make multi-lingual 

information available as requested. 

Time Frame: Ongoing 

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): Affordable Housing Fund 

Action 16. Development Incentives for Low Income Households and Special-Needs Groups. Continue to 

provide regulatory incentives for the development of units affordable to extremely low-, very low-

, and low-income households, including second dwelling units, senior housing, infill projects, mixed-

use and multifamily units, and housing for special-needs groups, including agricultural employees, 

persons with disabilities (including developmental disabilities), and individuals and families in need 

of emergency/transitional housing. The City will take subsequent action, as appropriate, to make 

the development of such units more financially feasible including providing financial incentives, 

such as reducing, waiving, and/or deferring fees, where feasible, offering fast track/priority 

processing, density bonuses, and flexibility in development standards. 

Additionally, the City will amend the Zoning Code to comply with State Density Bonus Law. 

Time Frame: Ongoing, as projects are processed through the Development Services Department, 

amend the Zoning Code to comply with State Density Bonus Law within one year from adoption 

of the Housing Element. Following this, review the Zoning Code and revise as needed annually. 

Annually outreach to developers, review and prioritize local funding at least twice in the planning 

period, and support expediting applications on an ongoing basis. 

Responsibility: Development Services (Planning Division) 

Potential Funding Source(s): City Development Services Fund, CDBG, Affordable Housing Fund 

Quantified Objective: 350 units over the planning period 

Action 17. Rehabilitation Programs. Continue to operate housing repair and/or rehabilitation programs that 

assist lower-income households occupying housing in need of repair, including the Minor Home 
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Repair Program, which offers forgivable loans to low-income homeowners whose homes have 

one or more health and safety hazards. Identify areas of concentrated rehabilitation need, 

beginning with areas with a higher concentration of lower-income households as identified in the 

Assessment of Fair Housing, to assist in repairs and potential mitigation of costs, displacement, and 

relocation impacts on residents. Provide information on available housing repair programs to 

homeowners by posting information on the City’s website and in the City newsletter. 

Time Frame: Ongoing, as homeowners approach the City. Identify neighborhoods every two 

years. 

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): CDBG funds (when available) 

Quantified Objective: 40 households 

Action 18. Utility Assistance (New, Staff Recommendation). Continue to refer individuals interested in utility 

assistance to the appropriate local energy provider, including the Sacramento Municipal Utility 

District (SMUD) and Pacific Gas and Electric (PG&E), both of which offer programs to assist with 

utility costs, and to nonprofit organizations that may offer utility assistance. 

The City will also provide assistance with paying past-due utility bills (electric, gas, and water) to 

low-income households that are at risk of experiencing utility shutoff due to non-payment. 

Temporarily increase the level of funding available to serve households experiencing a COVID-

related loss of income. 

Time Frame: Ongoing 

Responsibility: Development Services (Housing and Public Services Division), in partnership with 

nonprofit entities 

Potential Funding Source(s): City Development Services Fund, CDBG funds as available), City 

Community Service Grant funds (as awarded by City Council) 

Quantified Objective: 520 households 

Action 19. Affirmatively Further Fair Housing (New, State Law). Implement the regional Analysis of 

Impediments to Fair Housing Choice (AI), prepared in 2019, to address disparities in housing needs 

and in access to opportunity for all persons regardless race, color, religion, sex, national origin, 

familial status, disability gender, gender identify, gender expression, sexual orientation, marital 

status, ancestry, veteran or military status, source of income, and genetic information as protected 

categories by the California Fair Employment and Housing Act (Part 2.8 [commencing with 

Section 12900] of Division 3 of Title 2), Section 65008, and any other state and federal fair housing 

and planning law.  

The City identified barriers to fair housing through the Fair Housing Assessment (see Chapter 12.4, 

Section 4, Housing Needs Assessment). Actions the City may take to address the identified barriers, 

and foster an inclusive community, include: 

• Implement Actions 7, 17, 22, and 23 to affirmatively further fair housing, including targeting 

community revitalization through place-based programs, enhancing mobility between 

neighborhoods, and developing strategies to reduce displacement risk in areas with a 

higher concentration of lower-income households and overpayment (e.g., Actions 3, 15, 

18, and 21) and facilitating affordable housing in high opportunity areas (e.g., Actions 2, 

5, 6, 8, and 9). 

• By December 2022, develop a targeted program to connect lower-income residents with 

affordable homeownership and rental opportunities. 
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• Promote the availability of multi-lingual resources by ensuring that City provided services 

and materials are available in languages other than English or that they make clear the 

availability of interpretation or translation services. Translate materials and make materials 

available by December 2021. 

• Work with fair housing providers such as Renters Helpline on an annual basis to track fair 

housing complaints and identify areas of fair housing law in need of increased enforce-

ment. 

• Meet biannually, with the first meeting occurring by June 2022, with local and regional 

transit agencies to assess whether the current routes and frequency meet demand and 

determine additional needs, if necessary. 

• Where possible, improve bus stops to allow the safe deployment of wheelchair lifts and, 

where not possible, determine if a new stop can be added near the original that does 

allow life deployment. Assess where bus stops need improvements by August 2022. 

• Encourage development of multifamily housing in areas with high performing schools to 

improve access to these schools for lower-income households by annually providing de-

velopers with information on incentives for affordable multifamily development and main-

taining a list of available sites near high performing schools. 

• Provide information about fair housing choices to residents by distributing fair housing 

materials upon request and contracting with a fair housing rights nonprofit to provide fair 

housing services on an ongoing basis, including fair housing complaint intake, 

investigation, resolution, general housing (landlord/tenant) counseling, mediations, 

assistance, referrals, and resolution.  

• Proactively monitoring rental housing providers for discriminatory practices by contacting 

fair housing service providers biannually for information on housing providers with 

complaints filed against them and using CDBG funds for fair housing enforcement and 

technical assistance activities. 

• Meet with other jurisdictions in the region by June 2023 to identify fair housing strategies 

and discuss whether a regional fair housing strategy would be beneficial from a cost 

and/or efficiency perspective. 

• Use local permitting and approval processes to ensure all new multifamily construction 

meets the accessibility requirements of the federal and state fair housing acts. 

• Increase residential infill opportunities through changes in zoning and long-range plans. 

Process zone changes as requested by developers. Implement zoning and development 

incentives, such as inclusionary zoning, in-lieu fees, and density bonuses. 

• Support development or resale of affordable homeownership opportunities through both 

developers’ operations and obtaining resources to support low-income homebuyers, 

including affirmatively marketing to under-represented homeowners and developing and 

funding a first-time homebuyers’ program. 

• Provide financial support annually, as available, to organizations that provide counseling, 

information, education, support, and/or legal advice to lower-income households, includ-

ing extremely low-income households, and persons experiencing homelessness. 

• Affirmatively recruiting a diverse and multilingual staff as positions become available. 

• Analyze and abate environmental hazards before developing affordable housing. 



Housing Element Elk Grove General Plan 

Elk Grove 2021–2029 Housing Element 

General Plan 14 

• As the City grows, use data to identify areas of high need and areas of high opportunity; 

rezoning higher-density sites in identified areas of high opportunity.  

• Provide education to the community on the importance of completing Census question-

naires when the Census is distributed. 

• To affirmatively promote more inclusive communities, the City will review and revise the 

City’s requirements for residential care facilities with 7 or more persons by December 2021 

and permit them as a residential use subject only to those restrictions that apply to other 

residential dwellings of the same type in the same zone. These types of facilities are still 

subject to state licensing requirements.  

Time Frame: Ongoing.  Refer to each strategy in the AFFH program for specific timeframes. 

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): Affordable Housing Fund, CDBG 

Action 20. 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 owners to see their intent on renewing affordability restrictions. In addition, 

the City will coordinate with owners of expiring subsidies to ensure the required notices to 

tenants are sent out at 3 years, 12 months, and 6 months.  

• 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.  

Time Frame: Annually monitor and apply for funding as Notices of Funding Availability are released 

Responsibility: Development Services (Housing and Public Services Division) 

Potential Funding Source(s): City Development Services Fund 

Action 21. Innovative Housing Options (New, Staff Recommendation). Explore innovative and alternative 

housing options that provide greater flexibility and affordability in the housing stock. This may in-

clude consideration for further reduction in regulatory barriers for ADUs and junior ADUs, tiny 

houses, inclusionary housing, microhomes and other alternative housing types as well as explore 

a variety of densities and housing types in all zoning districts 

To promote and incentivize the development of ADUs, the City will provide pre-approved building 

plans by December 2021 and consider eliminating impact fees for ADUs (e.g., roadway, facilities).  

Time Frame: Explore innovative and alternative housing options to help further housing production 

by 2022, amend the zoning ordinance as needed. Amend the Zoning Ordinance to comply with 

Government Code Section 65852.2 pertaining to ADUs by July 2021 and provide preapproved 

plans and consider eliminating impact fees by December 2021.  

Responsibility: Development Services (Planning Division) 
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Funding Source: City Development Services Fund, Affordable Housing Fund, SB2/LEAP or REAP 

funding  

Action 22. Housing Choice Voucher Acceptance (New, Staff Recommendation). Evaluate the rate of usage 

of tenant-based Housing Choice Vouchers (Section 8) in affordable housing properties in which 

the City has a financial investment, in order to ensure that voucher holders are fairly represented. 

Provide education to property owners and managers at properties where voucher usage is lower 

than expected. 

Time Frame: Biennially (every two years) 

Responsibility: Development Services (Housing Division) 

Funding Source: Affordable Housing Fund 

Action 23. Housing Choice Voucher Education (New, Staff Recommendation). Implement a Housing Choice 

Voucher (Section 8) education program to share information about the program and available 

incentives with rental property owners and managers as well as training on avoiding discriminatory 

practices based on income or other protected classes. Distribute this information to property 

owners and managers across the City, increasing marketing as needed in areas with a lower 

proportional number of voucher holders, to improve access to affordable housing in all areas of 

the City. When the waitlist for tenant-based vouchers is open, publicize the opportunity through 

the City’s social media and/or other public information channels.  

Time Frame: Annually for rental property owners/managers; when waitlist is open for general pub-

lic 

Responsibility: Development Services (Housing Division) 

Funding Source: Affordable Housing Fund 

Quantified Objective: 250 households 
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1. SUMMARY OF HOUSING NEEDS 

REGIONAL HOUSING NEEDS ALLOCATION 

The Sacramento Area Council of Governments (SACOG) Regional Housing Needs Plan (RHNP), finalized in March 

2020, projected a Regional Housing Needs Allocation (RHNA) requirement for the City of Elk Grove of 2,661 ex-

tremely low- and very low-income units, 1,604 low-income units, 1,186 moderate-income units, and 2,812 above-

moderate-income units for the projection period from June 30, 2021, to August 31, 2029. Table 1 depicts a sum-

mary of the regional housing needs allocation for the City. 

Table 1 

Regional Housing Needs Allocation 

Income  

Category 

RHNA 

2021–2029 

Extremely Low  1,3311 

Very Low 1,330 

Low 1,604 

Subtotal Affordable Units 4,265 

Moderate 1,186 

Above Moderate 2,812 

Total 8,263 

Source: SACOG Regional Housing Needs Plan 2020. 
1 Extremely low-income need was determined by assuming the need is 50% of the very 
low-income RHNA allocation. 
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2. QUANTIFIED HOUSING OBJECTIVES 

Quantified housing objectives are provided in Table 2 for the new construction (new units), rehabilitation (existing 

units), and preservation (at-risk units) of affordable and special-needs housing units and or households, as a result 

of implementation of the actions set forth in the Goals and Policies and Actions sections of this element.  

Table 2 

Quantified Objectives: 2021–2029 

Task 

Income Level 

Extremely 

Low 
Very Low Low Moderate 

Above 

Moderate 
Total 

Fair Share Allocation 1,331 1,330 1,604 1,186 2,812 8,263 

New Construction1 100 350 360 200 6,000 7,010 

Rehabilitation2 0 20 20 0 0 40 

Conservation/Preservation3 460 182 130 0 0 772 

Totals 560 552 490 200 6,000 7,822 

Source: City of Elk Grove, May 2021. 

1 New construction estimates are based on projections of 500 - 800 market-rate units annually during the planning period. At the 
present affordable housing fee of $4,593 per unit, the City would generate about $24 million to subsidize affordable housing during 
the eight-year timeframe. At a subsidy of $52,000 per unit, about 460 lower-income units could be funded. The actual number of units 
built will vary based on funding availability (including tax credits), construction costs, etc.   

2 Rehabilitation numbers are based on the availability of funding, primarily at the state or federal level. 

3 Based on objectives from Programs 3, 18, and 23. 



Elk Grove General Plan Housing Element 

Elk Grove 2021–2029 Housing Element  

General Plan 19 

This page intentionally left blank. 

  



Housing Element Elk Grove General Plan 

2021–2029 Housing Element Elk Grove 

 20 General Plan 

 

1.   

3. HOUSING NEEDS ASSESSMENT 

Demographic and socioeconomic variables, such as population, household characteristics, and housing stock 

conditions must be analyzed to adequately determine the present and future housing needs of the City. 

Most of the data presented in this section was provided to the City by the Sacramento Area Council of Govern-

ments (SACOG) in the form of a data package. This data package relied on data from the 2014–2018 American 

Community Survey (ACS), California Department of Finance (DOF), and other various sources. The City also relied 

on internal documents from the Development Services Department, data collected to inform affordable housing 

need in the City, and other sources.  

The 2020 Census was not available when this document was prepared. As mentioned, the City relied on the 

2014–2018 ACS, which provides a much larger range of data, but also comes with a greater margin of error.   

DOF is another source of valuable data that is more current than the Census and provides provisional population 

and housing estimates for January 1, 2001, through 2020. However, the DOF does not provide the depth of infor-

mation that can be found within the ACS. Whenever possible, DOF data and other local sources were used in 

the Housing Needs Assessment to provide the most current profile of the community. 

POPULATION CHARACTERISTICS 

According to DOF estimates, the City’s population in 2020 was 176,145 and is projected to continue to grow at a 

modest rate over the next 20 years (0.78 percent), reaching over 202,000 by 2040. Population growth in the City 

has slowed over the past decade, growing annually by 1.79 percent between 2013 and 2019, as compared to 

4.35 percent between 2005 and 2010.  From incorporation in 2000 until 2010, the population of the City increased 

by 111 percent, an average increase of 11 percent annually. The City’s rapid development came as a result of 

an increase in jobs in the Sacramento region and the availability of land outside the downtown Sacramento 

area (Table 3).  It also includes the annexation of the Laguna West community in 2004, which, at the time, was 

substantially developed.  

Table 3 

Population Trends 

Year Population Change Percentage Change 
Annual Percentage 

Change 

1 2000 72,665 -- -- -- 

2 2005 125,703 53,038 72.99% 14.60% 

3 2010 153,015 27,312 21.73% 4.35% 

2 2013 159,074 6,059 3.96% 1.32% 

3 2020 176,145 17,071 10.73% 1.79% 

4 2040 202,630 26,485 15.04% 0.72% 

Source: 12000 Census; 2Department of Finance; 32010 Census, Elk Grove 2012, and Center for Strategic Economic Research, 2010; 4 
SACOG 2016–2040 Estimates 

Population by Age 

According to the 2014–2018 ACS, the City’s residents are approximately the same age as Sacramento County 

residents. The median age is 36.6 years for the City and 36.0 years for the County. In the City, children (age 14 

and under) account for 21.44 percent of the total population, compared with 20.04 percent for Sacramento 

County. The City and the County both have a majority of their population under the age of 55; the 55 and over 

age group accounts for approximately 24 percent of the City’s population, whereas persons 55 and older make 

up approximately 26 percent of Sacramento County’s population. The largest age group for the City is made up 
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of individuals 35 to 44 years old, who make up nearly 14 percent of the total City population, compared with 

over 13 percent for Sacramento County.  

Generally, persons aged 25 to 44 are considered to be in the family-forming age group. This family-forming age 

group represents approximately 26 percent of the population in the City and just under 29 percent of Sacramento 

County. These age characteristics suggest that the City’s housing needs will be somewhat similar to Sacramento 

County.  

Table 4 shows the age characteristics for the City and Sacramento County as of 2018.  

Table 4 

Elk Grove and Sacramento County Population by Age 

 Elk Grove Sacramento County 

Age Group Number Percentage Number Percentage 

Under 5 years 10,809 6.41% 99,356 6.58% 

5 to 9 years 12,632 7.50% 101,293 6.71% 

10 to 14 years 12,688 7.53% 102,000 6.75% 

15 to 19 years 12,901 7.66% 94,932 6.29% 

20 to 24 years 10,772 6.39% 100,159 6.63% 

25 to 34 years 20,920 12.42% 234,363 15.52% 

35 to 44 years 23,278 13.81% 197,732 13.09% 

45 to 54 years 24,144 14.33% 195,044 12.92% 

55 to 59 years 11,110 6.59% 95,111 6.30% 

60 to 64 years 9,156 5.43% 87,826 5.82% 

65 to 74 years 11,551 6.86% 117,908 7.81% 

75 to 84 years 6,266 3.72% 57,619 3.82% 

85 years and over 2,276 1.35% 26,680 1.77% 

Median Age 36.6 36.0 

Source: 2014 – 2018 American Community Survey, 2014–2018 

Population by Race and Ethnicity 

According to the 2014–2018 ACS, white individuals made up the largest racial group in the City, comprising slightly 

less than 35 percent of the City’s population. The white population also represented the County of Sacramento’s 

largest racial group, making up over 45 percent of the County’s total population. The Asian population, which 

includes Chinese, Hmong, Filipino, Asian Indian, Vietnamese, and other Asian groups, make up the second-larg-

est ethnic group, just under 28 percent, in the City and the third-largest, approximately 15 percent, in Sacramento 

County. African Americans represented nearly 10 percent of the County’s population and just over 10 percent 

for the City. In the City, 18 percent of residents are Hispanic, compared to 23 percent for all of Sacramento 

County. 

Race characteristics for the City and Sacramento County are shown in Table 5.  
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Table 5 

Elk Grove and Sacramento County Population by Race/Ethnicity  

 Elk Grove Sacramento County 

Race Number Percentage Number Percentage 

White 58,684 34.83% 682,500 45.20% 

African American 18,317 10.87% 144,003 9.54% 

American Indian and Alaska Na-

tive 
611 0.36% 5,469 0.36% 

Asian 47,144 27.98% 231,740 15.35% 

Native Hawaiian or Pacific Islander 2,665 1.58% 16,335 1.08% 

Other Race 188 0.11% 6,086 0.40% 

Two or More Races 10,542 6.26% 76,865 5.09% 

Total 168,503 100.00% 1,510,023 100.00% 

Ethnicity Number Percentage Number Percentage 

Hispanic 30,352 18.01% 347,025 22.98% 

Not Hispanic 138,151 81.99% 1,162,998 77.02% 

Total 168,503 100.00% 1,510,023 100.00% 

Source: 2014 – 2018 American Community Survey 

EMPLOYMENT CHARACTERISTICS 

The work force in the Sacramento metropolitan area encompasses professional, technical, production, transpor-

tation, and service occupations. The region’s manufacturing sector has grown steadily since the late 1970s, 

spurred by the expansion of high-technology industries. The City’s major employers reflect this economic diversity 

and include technology, healthcare, financial, and retail activities (see Table 6). The top 10 major employers in 

the City provide about 16 percent of jobs in the community. 

Table 6 

Major Employers: City of Elk Grove (2019) 

Employer Employees 

Apple Inc. 5,000 

Elk Grove Unified School District 4,055 

California Correctional Health Care Services 1,124 

Cosumnes Community Services District 779 

Walmart 515 

Kaiser Permanente 443 

Raley's/Bel Air Markets 398 

AllData LLC 378 

Source: City of Elk Grove Comprehensive Annual Financial Report, 2019 

According to the 2014–2018 ACS, just over 25 percent of employed City residents (20,104 individuals) were em-

ployed in the education, health, and social assistance industries (see Table 7). Approximately 15 percent worked 

in public administration; just over 10 percent in retail trade industries; and over 9 percent in professional, scientific, 

management, administrative, and waste management service positions.  
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Table 7 

Elk Grove Employment by Industry  

Sector Number Percentage 

Educational services, and healthcare and social assistance 20,104 25.76% 

Public administration 11,366 14.57% 

Retail trade 7,916 10.14% 

Professional, scientific, management, and administrative and waste management ser-

vices 
7,588 9.72% 

Finance and insurance, and real estate and rental and leasing 5,269 6.75% 

Arts, entertainment, and recreation, and accommodation and food services 6,106 7.82% 

Manufacturing 4,068 5.21% 

Transportation and warehousing, and utilities 4,779 6.12% 

Construction 3,161 4.05% 

Other services, except public administration 3,551 4.55% 

Wholesale trade 1,808 2.32% 

Information 1,761 2.26% 

Agriculture, forestry, fishing and hunting, and mining 555 0.71% 

Total 78,032 100.00% 

Source: 2014–2018 American Community Survey 

 

According to SACOG population estimates, the City had 44,316 jobs in 2016. Between 2016 and 2040, the number 

of jobs in the City is expected to grow by 35.54 percent, as shown in Table 8.  

Table 8 

Elk Grove Jobs Projections 

Year Jobs Percentage Change 

2016 44,316 — 

2040 60,068 35.54% 

Source: SACOG Draft 2040 Projections 

Jobs-Housing Balance  

One way to determine a jobs-to-housing ratio is to divide the number of jobs in an area by the number of occu-

pied housing units in that same area to estimate the number of jobs per housing unit.  

Using SACOG Draft 2040 Projections data, it is possible to estimate the ratio of employed residents, whether work-

ing in the City or elsewhere, to the total population. This calculation excludes members of the City’s community 

that are not part of the labor force and therefore not in need of a job. As shown in Table 9, the City had a lower 

jobs-to-housing ratio in 2016 than Sacramento County as a whole, suggesting that the City experiences a net 

worker outflow with more workers leaving the area for employment than coming into it. Sacramento County may 

experience a net inflow of workers from outside counties or may have a nearly net-neutral exchange of workers 

between other counties. 
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Table 9 

Elk Grove Jobs–Housing Balance, 2016 

  Elk Grove Sacramento County 

Housing Units 53,631 570,360 

Employment 44,316 688,897 

Jobs per Housing Unit 0.83 1.21 

Source: SACOG Draft 2040 Projections 

HOUSEHOLD CHARACTERISTICS 

According to the 2019 DOF numbers, 51,243 households were in the City. Table 10 shows the change in the num-

ber of households in the City since 2010. While the number of households continues to increase, the rate of house-

hold growth is slightly decreasing. The number of households increased by approximately four percent from 2010 

to 2015, but just over two percent from 2015 to 2019. 

Table 10 

Elk Grove Household Growth 

 Households Change 
Percentage 

Change 

Annual  

Percentage Change 

2010 47,927 - - - 

2012 48,588 661 1.38% 0.69% 

2015 50,000 1,412 2.91% 0.97% 

2017 50,765 765 1.53% 0.77% 

2018 50,883 118 0.23% 0.23% 

2019 51,243 361 0.71% 0.71% 

Source: 2010 Census; 2012, 2015, 2017, 2018, 2019 Department of Finance Estimates 

Household Income 

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 Sacramento 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 Sacramento County, as determined by HCD. The maximum annual income data is then used to calculate 

the maximum affordable housing payments for different households (varying by income level) and their eligibility 

for federal housing assistance.  

On average, the household incomes for the City are higher compared to household incomes for Sacramento 

County. According to the 2014–2018 ACS, the household median income in the City was $90,770, compared to 

$63,902 for all of Sacramento County. In the City, approximately 45 percent of households had income of at least 

$100,000, compared to 30 percent for all of Sacramento County. 
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Table 11 

Maximum Household Income Level for Income Groups by Household Size, 2020 

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: Department of Housing and Community Development, Division of Housing Policy Development, April 2020 

Extremely Low-Income Households 

Lower-income households generally have a higher incidence of housing problems and tend to overpay for hous-

ing (paying 30 percent or more of their monthly income toward housing costs). Households that earn 30 percent 

or less than the County’s median income (up to $26,200 for a family of four in 2020) are considered “extremely 

low-income.” Extremely low-income households typically consist of minimum-wage workers, seniors on fixed in-

comes, disabled persons, and farmworkers.  To estimate the number of households in this income category, the 

City reviewed 2012–2016 Comprehensive Housing Affordability Strategy (CHAS) data for the number of house-

holds in the extremely low-income (ELI) range.  

As shown in Table 12, extremely low-income households make up less than 10 percent of all households. When 

looking at overpayment data for ELI households, 3,695 households were overpaying for housing of which 2,265 

(61.3%) were renter occupied households, and 1,430 (38.7%) were owner occupied households. (Please note, 

the numbers included for overpayment rely on the 2006- 2015 CHAS data.) 

Over the past 10 years, the following projects have been constructed in the City, which have provided 37 units 

for extremely low-income households. Additionally, all affordable housing built during the 5th cycle (2013-2021) 

Housing Element period included ELI units. The City also implemented a limited preference for new affordable 

housing that benefits households experiencing homelessness, many of which are ELI. 

• Gardens at Quail Run – 10 ELI units, 96 total 

• Bow Street Apartments – 10 ELI units, 98 total 

• Avery Gardens – 10 ELI units, 64 total 

• Vintage at Laguna II – 7 ELI units, 69 total 

The City also supports ELI households through utility assistance, motel vouchers for vulnerable populations experi-

encing homelessness, and nonprofit partnerships (listed below).  

• Alchemist CDC – matching funds for use of CalFresh at farmers’ markets 

• Chicks in Crisis – services to MediCal households who are pregnant or parenting 

• Elk Grove Food Bank – food and clothing assistance, Support Works case management and referral pro-

gram 
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• EG HART – homelessness services, including shelter and motel vouchers for vulnerable populations expe-

riencing homelessness 

• Elk Grove United Methodist Church – free weekend meals for anyone in need 

• Meals on Wheels – free home-delivered and congregate meals for seniors 

• Sacramento Self Help Housing – transitional housing, housing counseling and location assistance, home-

less navigation services  

• Uplift Elk Grove – poverty reduction program 

The City has included Action 8, 11, 16, 17, 18, 22, and 23 to provide the following that could assist ELI households.   

• Support for affordable housing development through provision of direct assistance from the Affordable 

Housing Fund and/or other City-controlled housing funding sources. 

• Continue to contribute funding to Elk Grove Homeless Assistance Resource Team (HART), Sacramento Self 

Help Housing, and other local and regional entities and work closely with these groups to assess the needs 

of people experiencing homelessness and develop plans to address homelessness at a regional level. 

• Provide regulatory incentives for the development of units affordable to extremely low-, very low-, and 

low-income households, including second dwelling units, senior housing, infill projects, mixed-use and mul-

tifamily units, and housing for special-needs groups, including agricultural employees, persons with disa-

bilities (including developmental disabilities), and individuals and families in need of emergency/transi-

tional housing. The City will take subsequent action, as appropriate, to make the development of such 

units more financially feasible including providing financial incentives, such as reducing, waiving, and/or 

deferring fees, where feasible, offering fast track/priority processing, density bonuses, and flexibility in de-

velopment standards. 

• Continue to operate housing repair and/or rehabilitation programs that assist lower-income households 

occupying housing in need of repair, such as the Minor Home Repair Program. 

• Continue to refer individuals interested in utility assistance to the appropriate local energy provider which 

offer programs to assist with utility costs, and to nonprofit organizations that may offer utility assistance. 

• Evaluate the rate of usage of tenant-based Housing Choice Vouchers in affordable housing properties in 

which the City has a financial investment, in order to ensure that voucher holders are fairly represented 

and implement a Housing Choice Voucher) education program to share information about the program 

and available incentives with rental property owners and managers. 

Table 12 

Extremely Low-Income Households (Estimate) 

Income Range 
Owners Renters 

Number Percentage Number Percentage 

Extremely Low (<30% of AMI)* 1,870 5.1% 2,830 20.0% 

Very Low (30-50% of AMI) 2,100 5.8% 1,780 12.6% 

Low (51-80% of AMI) 4,040 11.1% 2,415 17.1% 

Moderate (81-100% AMI) 3,730 10.2% 1,590 11.3% 

Above Moderate (>100% of AMI) 24,700 67.8% 5,515 39.0% 

Total ELI Households 4,700 

ELI Percent of All Households 9.29% 

Source: 2012–2016 Comprehensive Housing Affordability Strategy  
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Household Size 

According to the 2014–2018 ACS, two-person households are the most common in the City. Table 13 displays the 

number of households by size and percentage of each household size within the community. 

Table 13 

Household Size of Elk Grove Residents 

Household Size Number of Households Percentage 

1-person 8,929 17.16% 

2-person 14,207 27.31% 

3-person 9,745 18.73% 

4-person 9,526 18.31% 

5-person 5,821 11.19% 

6-person 2,470 4.75% 

7+-person 1,327 2.55% 

Total 52,025 100.00% 

Average Household Size 3.2 

Source: 2014–2018 American Community Survey  

Household Type 

According to the 2014–2018 ACS, the significant majority of households in the City were family households (ap-

proximately 80 percent); the remaining 20 percent were non-family households. In Sacramento County, 66.3 per-

cent of households were family households and 33.7 percent were non-family households. Married couples made 

up approximately 62 percent of all the households in the City. A summary of the City’s household characteristics 

is provided in Table 14.  

Table 14 

Household Characteristics of Elk Grove Residents  

 Number Percentage 

Family Households 41,650 80.06% 

Married Couple Households 31,970 61.45% 

Female Householder, no husband present1 7,267 13.97% 

Male Householder, no wife present1 2,413 4.64% 

Non-Family Household 10,375 19.94% 

Householder living alone 8,929 17.16% 

Householder not living alone 1,446 2.78% 

Total 52,025 100.00% 

Source: 2014–2018 American Community Survey, DP02 
1 Census data reported for the 2014-2018 ACS and earlier reports the presence 
of a husband or wife and may not represent all single-parent households. 
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Household Tenure 

As shown in Table 15, the 2014–2018 ACS reported that most households (approximately 73 percent) in the City 

were owner-occupied. Approximately 27 percent of households in the City were occupied by renters, a signifi-

cantly lower amount than for all of Sacramento County, in which 44 percent of occupied households lived in 

rental units. There were 52,025 occupied housing units in the City. 

Table 15 

Household Tenure  

 Elk Grove Sacramento County  

Owner-Occupied 37,870 72.79% 300,082 55.98% 

Renter-Occupied 14,155 27.21% 235,947 44.02% 

Total Occupied Housing Units 52,025 100.00% 536,029 100.00% 

Source: 2014–2018 American Community Survey 

Overcrowded Households 

Overcrowding is defined as a household where there is more than one person per room in an occupied housing 

unit. Overcrowding can result from a low supply of affordable and adequate housing units. Households that are 

unable to afford larger housing units may be forced to rent or purchase housing that is too small to meet their 

needs. According to the 2014–2018 ACS, 2.95 percent of all occupied households in the City were overcrowded 

to some degree and just over 26 percent of all overcrowded units (0.62 percent of total units in the community) 

were considered “severely overcrowded,” meaning that there were 1.5 people or more per room in the house-

hold (see Table 16). 

Table 16 

Overcrowded Households 

 Owner Renter 
Total Occupied 

Housing Units 

Percentage of 

Housing Units 

Overcrowded (1.01–1.49 persons per room) 531 73.96% 681 83.35% 1,212 2.33% 

Severely Overcrowded (1.50 persons or 

more per room) 
187 26.04% 136 16.65% 323 0.62% 

Total Overcrowded Units by Tenure 718 100.00% 817 100.00% 1,535 2.95% 

Source: 2014 – 2018 American Community Survey 

HOUSING STOCK CHARACTERISTICS 

Housing Type 

HCD defines a housing unit as a house, an apartment, a mobile home or trailer, a group of rooms, or a single 

room occupied as separate living quarters, or if vacant, intended for occupancy as separate living quarters. 

Separate living quarters are those in which the occupants live separately from any other individuals in the building 

and which have direct access from outside the building or through a common hall. For vacant units, the criteria 

of separateness and direct access are applied to the intended occupants whenever possible. 

There were 53,728 dwelling units in Elk Grove according to the 2014–2018 ACS. This represents a 13.90 percent 

increase (6,555 units) from the 47,173 units identified in 2010. Approximately 86.27 percent of the housing units in 

Elk Grove in 2018 were single-family detached units, with the second largest category being structures with 20 

units or more, making up approximately 4.34 percent of the housing stock. The remaining housing types com-

bined made up approximately 9.39 percent of the total housing units and included single-family attached units, 

2-unit structures, structures with 3 to 19 units, mobile homes, boats, RVs, vans, and any other dwelling units.  
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Age of Housing Stock 

According to the 2014–2018 ACS, more than two-thirds (approximately 70 percent) of all housing units in the City 

were constructed between 1990 and 2009, and more than three-quarters of the City’s houses have been built 

since 1990. Less than 1 percent of housing units in the community were constructed prior to 1950 (see Table 17).  

Table 17 

Age of Housing 

Year Number Percentage Accumulated Percentage 

Built 1939 or earlier 326 0.61% 0.61% 

Built 1940 to 1949 137 0.25% 0.86% 

Built 1950 to 1959 571 1.06% 1.92% 

Built 1960 to 1969 1,211 2.25% 4.18% 

Built 1970 to 1979 3,223 6.00% 10.18% 

Built 1980 to 1989 7,228 13.45% 23.63% 

Built 1990 to 1999 15,731 29.28% 52.91% 

Built 2000 to 2004 22,249 41.41% 94.32% 

Built 2005 or later 3,052 5.68% 100.00% 

Total 53,728 100.00% — 

Source: 2014–2018 American Community Survey  

Condition of the Housing Stock 

Age is one measure of housing stock conditions and a factor for determining the need for rehabilitation. Without 

proper maintenance, housing units deteriorate over time. Thus, units that are older are more likely to need major 

repairs (e.g., a new roof or plumbing). Generally, houses 30 years and older are considered aged and are more 

likely to require major or minor repairs. In addition, older houses may not be built to current standards for fire and 

earthquake safety. According to the 2014–2018 ACS, approximately 23.6 percent of the housing stock in Elk Grove 

was built prior to 1990. Based on this, approximately 23.6 percent of the housing stock, or 12,690 units, are in need 

in some type of rehabilitation. In 2020 the City handled 2,392 code enforcement cases. Of those, 145 cases or 6 

percent could be classified as health and safety violations, including 135 fire hazards, 3 safety hazards, 3 hazmat, 

and 4 mosquito breeding violations.  

The City conducted a local assessment of housing conditions as part of a Housing Market Analysis completed for 

the City’s 2020-2025 Consolidated Plan. This assessment found that housing units in Elk Grover are generally in 

good condition, in contrast to the assumed condition drawn from ACS data. About 90 percent of units were built 

after 1980, and over 46 percent since 2000. However, community engagement through the Sacramento Valley 

Regional AI Survey that informed the Consolidated Plan revealed that one in four low-income households con-

sider their housing to be in poor condition. Additionally, residents whose household includes a member with a 

disability experience are more likely to consider their home to be in poor condition (24 percent of households 

with a disability compared to 12 percent of all households). Rental units are also more likely than owner-occupied 

units to have a physical condition in need of repair (46 percent of rental units compared to 31 percent of owner-

occupied). While the total number of units in need of rehabilitation may be lower than the ACS estimate, these 

findings suggest that those units that need repair are a more prevalent issue for certain households. In an effort 

to assist with the rehabilitation needs, the City offers a Minor Home Repair Program that offers forgivable loans to 

low-income homeowners for necessary health and safety improvements. 

  



Housing Element Elk Grove General Plan 

2021–2029 Housing Element Elk Grove 

 30 General Plan 

HOUSING AFFORDABILITY AND OVERPAYMENT 

The cost of housing can be compared to a household’s ability to pay for housing to determine the “affordability 

gap,” or the difference between housing costs and the income levels of area residents. To avoid overpaying for 

housing at the expense of other needs (e.g., food, clothing, medical care, etc.), an affordable home is one that 

costs 30 percent or less of the household’s income. Across the State, this affordability gap has created challenges 

for households' overall cost of living. In the past five years, factors such as increased population, new household 

formation, low vacancy rates, and limited development of new housing have increased prices for both for-sale 

and rental housing.   

According to the Sacramento Association of Realtors, the median home sales price in the City in September 2020 

varied by zip code from $464,000 to $538,000, as shown in Table 18. This represents an increase of between 45.32 

and 51.39 percent of the median home price between 2015 and 2020, depending on the zip code. Additionally, 

the median home sale price for houses with any number of bedrooms in the City is not affordable for extremely 

low- and very low-income households, and three- and four-bedroom houses are not considered affordable for 

low-income households. When comparing the average sales value over the past 5 years for single-family homes 

with the projected average sale value for the next 20, the trend of increasing home values is expected to con-

tinue. 

Table 18 

Median Home Prices in Elk Grove, 2015–2020 

 September 

2020 
One Year Prior 

Five Years Prior 

(September 2015) 

95624 $505,000  $427,500  $347,500  

95757 $538,000  $505,000  $370,000  

95758 $464,000  $420,000  $306,500  

Source: Sacramento Association of Realtors, 2020 

Based on a 2019 projection of the average household income of families moving into new housing between 2020 

and 2040, new housing is predicted to primarily serve moderate-income and above-moderate income house-

holds as compared to the current income level for the area (Table 19). As noted previously, the median income 

for a four-person family in Sacramento County is $83,600.  The projected average household income among 

families moving into single-family detached houses is higher than that of a five-person, moderate-income house-

hold today (120% of AMI). Maximum affordable sales prices are based on 5 percent down, 30-year fixed rate 

mortgage at 4.5 percent. Note, this calculation does not include PMI (Primary Mortgage Insurance). 

Projected incomes for households moving into for-sale multifamily housing is markedly lower, at $69,500. As com-

pared with current area income thresholds, the projected average income for households moving into for-sale 

multifamily homes falls within the low-income range for a family of five or closer to the current median income 

for a smaller family. However, the projected average sales value for new multifamily housing is expected to be 

higher than the current affordable sales price for a similar income level, indicating that new for-sale multifamily 

housing development may skew toward higher-income households. 
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Table 19 

Projected Averages for For-Sale Housing, 2020–2040, Compared to Affordability Thresholds, 2019 

Household Averages, Single-Family Detached 

Estimated Aver-

age Sales Value 

2020–2040 

$553,000 

Estimated Average  

Household Income 

2020–2040 

$113,900 

Household Averages, Multifamily 

Estimated Aver-

age Sales Value 

2020–2040 

$315,000 

Estimated Average  

Household Income 

2020–2040 

$69,500 

Affordable Sales Prices, by Unit Size and Income Level 

Unit Size 

Very Low Income Low Income Moderate Income 

Affordable Sale 

Price 

Maximum 

Income 

Affordable Sale 

Price 

Maximum 

Income 

Affordable 

Sale Price 

Maximum 

Income 

2 Bedrooms $161,907 $37,650 $259,095 $60,250 $388,105 $90,250 

3 Bedrooms $179,754 $41,800 $287,692 $66,900 $431,323 $100,300 

4 Bedrooms $194,160 $45,150 $310,914 $72,300 $465,725 $108,300 

Sources: PlaceWorks, 2019, using data from ListSource, Sacramento Association of Realtors, US Department of Housing and Urban 
Development; HCD, 2019 

Note: Affordable Sale Price estimate assumes 4.5% interest rate and 5% down payment and includes property taxes; it does not include 
direct assessments. Two-bedroom income level assumes a three-person household, three-bedroom income level assumes a four-per-
son household, and four-bedroom income assumes a five-person household. 

 

In rental housing, the projected average household income for new households in multifamily rental units over 

the next 20 years is expected to be within today's moderate-income range (Table 20). However, the estimated 

average rent for new households is expected to be lower than the maximum affordable rent for that income 

level. This suggests that new rental housing may be more accessible to households nearer to the median income 

but will still not be accessible to low- and very low-income households. 

Table 20 

 Projected Averages for Rental Housing, 2020–2040, Compared to Affordability Thresholds, 2019 

Household Averages, Multifamily  

Estimated Average Rent 

2020–2040  $1,930  

Average Household Income 

2020–2040  $86,000  

Affordable Rents, by Unit Size and Income Level 

Unit Size 

Very Low Income Low Income Moderate Income 

Maximum Afford-

able Rent 

Maximum 

Income 

Maximum Afforda-

ble Rent 

Maximum 

Income 

Maximum 

Afforda-

ble Rent 

Maximum 

Income 

1 Bedroom $836 $33,450 $1,338 $53,500 $2,006 $80,250 

2 Bedrooms $941 $37,650 $1,506 $60,250 $2,256 $90,250 

3 Bedrooms $1,045 $41,800 $1,673 $66,900 $2,508 $100,300 

Sources: PlaceWorks, 2019, using data from ListSource, Sacramento Association of Realtors, US Department of Housing and Urban 
Development; HCD, 2019 

Note: Affordable rent assumes 30% of income spent on housing and does not include utility costs. One-bedroom income level assumes 
a two-person household, two-bedroom income level assumes a three-person household, and three-bedroom income level assumes a 
four-person household.  
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Overpayment 

Overpayment occurs when a household’s monthly shelter cost exceeds 30 percent of the household’s income. 

Shelter cost is defined as the monthly owner costs (e.g., mortgages, taxes, insurance on the property, and utilities) 

or the gross rent (contract rent plus the estimated average monthly cost of utilities).  

According to the 2012–2016 CHAS data, approximately 39 percent of the owner-occupied households and ap-

proximately 47 percent of the renter-occupied households in the City were overpaying for housing. Table 21 

illustrates the extent of overpayment by income group for the City. In total, 8,580 lower-income households (very 

low- and low-income)—4,265 households in owner-occupied units, or 11 percent of owner-occupied households, 

along with 4,315 lower-income households in renter-occupied units, or just under 31 percent of all rental house-

holds—were overpaying. The overpayment rates among homeowners may be a result of the subprime mortgage 

collapse combined with lower incomes because of the 2009 recession. Lower incomes may also be a factor in 

overpayment by households living in rental units, along with the increased difficulty in gaining homeownership of 

entry-level single-family homes and may signal a need for the availability of a variety of rental housing types. 

Table 21 

Total Households Overpaying by Tenure 

Household Type 

Renters Owners  Total  

Number 

Percent-

age Number 

Percent-

age Number 

Percent-

age 

Very Low-Income (31–50% MFI) 1,625 11.50% 1,575 4.32% 3,200 6.33% 

Low-Income (51–80% MFI) 2,690 19.04% 2,690 7.38% 5,380 10.64% 

Total Lower Income Households Overpaying 4,315 30.54% 4,265 11.70% 8,580 16.97% 

Moderate and Above Moderate-Income 

(>81% MFI) 
965 6.83% 4,490 12.32% 5,455 10.79% 

Total Households Overpaying 6,625 46.89% 14,130 38.78% 20,755 41.04% 

Total All Households 14,130 - 36,440 - 50,570 - 

Source: 2012–2016 CHAS data 

Middle-Income Households 

In 2020, the City completed an economic analysis of “missing middle” housing for middle-income households in 

Elk Grove. This analysis identified middle-income households as those that earn between $41,000 and $107,000 

annually and considered the potential for middle-density housing types (i.e. duplexes or triplexes) to meet the 

needs of this income group. While the study found that household size in the City appears to increase as house-

hold income increases, approximately 75 percent of middle-income households in Elk Grove have three or fewer 

people and appear to have smaller housing needs than the typical detached single-family home. Additionally, 

the range of household incomes for middle-income households in Elk Grove includes some households that might 

be eligible for affordable housing programs while some may have no difficulty obtaining housing at market rate 

prices, supporting the need for a variety of mid-scale housing types. 

Given the variety of households that are considered middle-income, the City determined that middle-density 

housing types may provide options at both ends of the income spectrum and to varying household sizes. The 

report discusses the development potential for multiple housing types to serve this group, including small lot single-

family homes, courtyard clusters of single-family homes, multiplexes, rowhomes and townhomes, mixed housing 

types, and garden court apartments. The City has included Action 6 in this Housing Element to support and pro-

mote this development to serve middle-income households and meet the City’s housing needs. 
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Housing Vacancy 

Vacancy trends in housing are analyzed using a “vacancy rate,” which establishes the relationship between 

housing supply and demand. For example, if the demand for housing is greater than the supply, then the va-

cancy rate is probably low, and the price of housing will most likely increase. According to “Raising the Roof, 

California Housing Development Projections and Constraints, 1997–2020,” the desirable vacancy rate in a com-

munity is considered 5 percent. Generally, when the vacancy rate drops below 5 percent, the demand for hous-

ing exceeds the supply of housing. Subsequently, prospective buyers and renters may experience an increase in 

housing costs.  

According to the 2014–2018 ACS, the vacancy rate was 3.17 percent for the City and 5.50 percent for Sacra-

mento County. Table 22 shows the City’s vacancy rates by type of housing. Sacramento County has a larger 

percentage of vacant rental housing units than the City. The majority of vacant housing units in Elk Grove were 

not actively being marketed for rent or for sale. 

Table 22 

Household Vacancy Status 

 Elk Grove Sacramento County 

Total 53,728 100.00% 567,220 100.00% 

Occupied Housing Units 52,025 96.83% 536,029 94.50% 

Vacant Housing Units 1,703 3.17% 31,191 5.50% 

For rent 298 0.55% 10,117 1.78% 

For sale only 246 0.46% 3,681 0.65% 

Rented or sold, not occupied 533 0.99% 4,194 0.74% 

For seasonal, recreational, or occasional use 317 0.59% 2,310 0.41% 

For migrant workers 0 0.00% 63 0.01% 

Other vacant 309 0.58% 10,826 1.91% 

Source: 2014–2018 American Community Survey 
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FUTURE HOUSING NEEDS 

SACOG’s current RHNP covers October 31, 2021, through October 31, 2029. Pursuant to the provisions of the RHNP 

and to adequately provide affordable housing for all income groups, specifically very low- and low-income 

groups, the City will need to identify sites for 4,265 new extremely low-, very low-, and low-income housing units 

through 2029. The City’s allocated number of affordable housing units is equal to approximately 52 percent of 

the 8,263 total housing units the City is projected to need by 2029. 

Regional Housing Needs Allocation 

An RHNP is mandated by the State of California (California Government Code Section 65584) for regions to ad-

dress housing issues and needs based on future growth projections for the area. The RHNP is developed by 

SACOG and allocates to cities and counties their “fair share” of the region’s projected housing needs. The RHNP 

allocates “fair-share” housing by household income groupings over the eight-year planning period for each spe-

cific jurisdiction’s Housing Element.   

The intent of the RHNP is to ensure that local jurisdictions not only meet the needs of their immediate areas but 

also jointly take steps toward filling the housing needs for the entire region. Additionally, a major goal of the RHNP 

is to ensure that every community provides an opportunity for a mix of housing affordable to all economic seg-

ments of its population. The RHNP jurisdictional allocations are made to ensure that adequate sites and zoning 

are provided to address existing and anticipated housing demand during the planning period and that market 

forces are not inhibited in addressing the identified housing needs. Table 23 provides the RHNA target for the 

planning period 2021 through 2029 (also referred to as “basic construction needs”) for each of the five household 

income groups for the City of Elk Grove.  

Table 23 

Regional Housing Needs Allocation 

Income Level Allocation Percent of Total 

Extremely low (below 30% AMI) 1,3311 16.1% 

Very low (30% to 50% AMI) 1,330 16.1% 

Low (51% to 80% AMI) 1,604 19.4% 

Moderate (81% to 120% AMI) 1,186 14.4% 

Above moderate (over 120% AMI) 2,812 34.0% 

Total 8,263 100% 

Source: SACOG 2021–2029 Regional Housing Needs Assessment – Final Allocations 
1 Extremely low-income was determined by assuming the need is 50 percent of the very low-income RHNA. 

SPECIAL HOUSING NEEDS 

Household groups with special needs include seniors, persons with disabilities, including developmental disabili-

ties, female-headed households, large family households, agricultural workers, and homeless persons. Households 

with special housing needs often have greater difficulty in finding decent and affordable housing. As a result, 

these households may experience a higher prevalence of overpayment, overcrowding, and other housing prob-

lems. 

Senior Households 

Senior households have special housing needs primarily resulting from physical disabilities and limitations, fixed 

income, and healthcare costs. Additionally, senior households have other needs that help preserve their inde-

pendence, including protective services to maintain their health and safety, in-home supportive services to per-

form activities of daily living, conservators to assist with personal care and financial affairs, public administration 

assistance to manage and resolve estate issues, and networks of care to provide a wide variety of services and 
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daily assistance. According to the 2014–2018 ACS, there were 7,932 households in the City headed by a person 

65 years or older. Of the senior households in the City, approximately 80 percent are owner-occupied and just 

under 20 percent are renter-occupied, as shown in Table 24. 

Table 24 

Senior Householders by Tenure 

Householder Age Owners Renters Total 

65–74 years 5,212 902 6,114 

75 plus years 2,720 1,047 3,767 

Percentage 80.28% 19.72% 100.00% 

TOTAL 7,932 1,949 9,881 

Source: 2014–2018 American Community Survey  

Senior Housing  

Residential care facilities for the elderly (for six or fewer people) are a permitted use in all residential and agricul-

tural zones, as well as the General Commercial (GC), Village Center Mixed-Use (VCMU), and Residential Mixed-

Use (RMU) zones. Residential care facilities for the elderly (for more than six people) are a permitted use in the 

higher-density residential designations (RD-20, RD-25, RD-30, and RD-40) and are allowed with a Conditional Use 

Permit (CUP) in all agricultural zones and in the Limited Commercial (LC), General Commercial (GC), Shopping 

Center (SC), and Commercial Recreation (C-O), and RMU zones. Adult daycare centers are a permitted use in 

all agricultural zones and all residential zones, except for the higher-density designations (where they are allowed 

with a CUP), as well as being a permitted use in LC, GC, SC, Business and Professional Office (BP) zones and 

permitted with a CUP in Industrial Office Park (MP) and Public Services (PS). Housing types for persons with disa-

bilities are provided for in the Zoning Code adequately and no constraints are present. No special design or 

permitting standards have been established for residential care facilities other than the CUP where required. In 

addition, the City ensures compliance with all standards of the Americans with Disabilities Act (ADA). 

Several residential care homes and facilities for the elderly are located in the City and provide living assistance 

to persons 60 years of age and older. As of early 2020, licensed care homes and facilities and those with their 

licenses pending had a capacity of 1,304 people.  In addition to care homes, the City has four affordable senior 

apartment complexes, providing a total of 595 units for persons 55 and over.  

Disabled Persons 

California Government Code Section 12926 defines “mental disability” and “physical disability” to include a va-

riety of disorders and confirms that if, in any circumstance, a definition of either is used in the federal Americans 

with Disabilities Act of 1990 that would result in broader protections, that definition should be used. 

"Mental disability" includes, but is not limited to, having any mental or psychological disorder or condition, such 

as intellectual disability, organic brain syndrome, emotional or mental illness, or specific learning disabilities, that 

limits a major life activity. 

"Physical disability" includes, but is not limited to, having any physiological disease, disorder, condition, cosmetic 

disfigurement, or anatomical loss that affects one or more of the following body systems: neurological, immuno-

logical, musculoskeletal, special sense organs, respiratory, including speech organs, cardiovascular, reproduc-

tive, digestive, genitourinary, hemic and lymphatic, skin, and endocrine, or limits a major life activity, meaning it 

makes any physical, mental, or social activities or work difficult. 

Physical, mental, and/or developmental disabilities could prevent a person from working, restrict a person’s mo-

bility, or make caring for oneself difficult. Therefore, disabled persons often have special housing needs related 

to accommodating potential limited earning capacity, the lack of accessible and affordable housing, and 

higher health costs associated with disabilities. Additionally, people with disabilities require a wide range of 
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different housing, depending on the type and severity of their disability. Housing needs can range from institu-

tional care facilities to facilities that support partial or full independence (e.g., group care homes). Supportive 

services such as daily living skills and employment assistance need to be integrated in the housing situation. The 

disabled person with a mobility limitation requires housing that is physically accessible. Examples of accessibility 

in housing include widened doorways and hallways, ramps, bathroom modifications (e.g., lowered countertops, 

grab bars, adjustable showerheads) and special sensory devices, including smoke alarms and flashing lights. 

The U.S. Census defines three types of disabilities, including work disability, mobility limitation, and self-care limita-

tion. According to the 2014–2018 ACS, 6,451 people in the City between the ages of 18 and 64 possessed some 

type of disability. Table 25 shows the total number of disabilities by employment status. Many of these persons 

have more than one disability, which is the reason for a higher number of disabilities than disabled persons. The 

greatest proportion of disabilities are employment disabilities followed closely by physical disabilities, which are 

often related to each other, meaning a person with a physical disability may not be able to work.  

According to the 2014–2018 ACS, of the 80,395 people in the City’s labor force, 2,861 people are employed with 

a disability, and 70 members of the labor force are unemployed and possess a disability. 

The City incorporates the Federal Fair Housing Act, the California Fair Employment and Housing Act of 1964, and 

the ADA as supported in Title 24 of the California Government Code, as a part of its building requirements. These 

three statutes address the fair housing and building standards adhered to by the City for persons with disabilities. 

Table 25 

Disability Type by Employment Status (Ages 16–64) 

Total Disabilities  
Number Percentage 

6,451 100% 

Employed 2,861 - 

Hearing difficulty 870 30.41% 

Vision difficulty 553 19.33% 

Cognitive difficulty 612 21.39% 

Ambulatory difficulty 1,383 48.34% 

Self-care difficulty 161 5.63% 

Independent living difficulty 459 16.04% 

   

Unemployed 70 - 

Hearing difficulty 22 31.43% 

Vision difficulty 0 0.00% 

Cognitive difficulty 70 100.00% 

Ambulatory difficulty 0 0.00% 

Self-care difficulty 0 0.00% 

Independent living difficulty 22 31.43% 

   

Not in Labor Force 3,520 - 

Hearing difficulty 393 11.16% 

Vision difficulty 296 8.41% 

Cognitive difficulty 1,874 53.24% 

Ambulatory difficulty 1,843 52.36% 

Self-care difficulty 1,040 29.55% 

Independent living difficulty 1,861 52.87% 

Source: 2014–2018 American Community Survey  

* Figures in each category may not add up to the total because some individuals may 
report having multiple disabilities. 
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In accordance with Government Code Section 65583, an analysis of the City’s codes and development proce-

dures to identify any constraints to the development of housing for persons with disabilities was completed as a 

part of this 2021 Housing Element update.  

Residential care homes for the chronically ill (for six or fewer persons) are allowed by right in all residential and 

agricultural zones, as well as in the GC, VCMU, and RMU zones. Residential care facilities for the chronically ill for 

more than six persons are allowed by right in higher-density residential zones (RD-20, -25, -30, -40) and with a 

conditional use permit in all agricultural zones and the LC, GC, C-O, and RMU zones.  Adult day health care 

center uses are also allowed by right in all agricultural zones and the LC, GC, SC, and BP zones. This use is also 

permitted by right all residential zones except in the RD-20, -25, -30, and -40. A conditional use permit is required 

for adult day health care centers in the RD-20, -25, -30, -40, MP, and PS zones. Further, caretaker housing is allowed 

with a CUP in the industrial zones and is permitted by right in all commercial zones. No special design or permitting 

standards have been established for residential care facilities other than the CUP where required. Housing types 

for persons with disabilities are provided for in the Zoning Code adequately and include no siting requirements 

or other standards specifically for residential care facilities that affect the cost or development of housing for 

persons with disabilities.  

Supportive housing, which may also serve residents with disabilities, is permitted by right in all agricultural and 

residential zones, as well as in RMU zones. In addition, the City ensures compliance with all the standards of the 

ADA.  The Zoning Code’s definition of family is consistent with State law.  

The City has 55 adult residential care homes that are licensed or have licenses pending. While most of these 

residential care homes target the senior populations, there are some, including Quinley Residential Care, that 

provide living assistance to persons 18 to 59 years of age.  

Additionally, the City’s current definition of “Family” is consistent with state law and is defined as “one (1) or more 

persons living together in a dwelling unit, with common access to, and common use of all living, kitchen, and 

eating areas within the dwelling unit” (Chapter 23.100.020 of the EGMC). 

Persons with Developmental Disabilities (Senate Bill 812) 

Government Code Section 65583(a)(7) requires the City to discuss the needs of individuals with a developmental 

disability in the special needs housing analysis. A developmental disability is defined in Section 4512 of the Welfare 

and Institutions Code as a disability that originates before an individual is 18 years old, continues or can be ex-

pected to continue indefinitely, and constitutes a substantial disability for the individual, including intellectual 

disability, cerebral palsy, epilepsy, and autism. This includes disabling conditions found to be closely related to 

intellectual disability or requiring treatment similar to that required for individuals with intellectual disability but 

does not include other handicapping conditions that are solely physical in nature. 

Many developmentally disabled persons can live and work independently in a conventional housing environ-

ment, although more severely disabled individuals may require a supervised group living environment. The most 

severely affected individuals may require an institutional environment where medical attention and physical 

therapy are available. Because developmental disabilities appear during childhood, the first issue in supportive 

housing for the developmentally disabled is the transition from the person’s living situation as a child to an appro-

priate level of independence as an adult. 

The California Department of Developmental Services provides community-based services to approximately 

243,000 individuals with developmental disabilities and their families through a statewide system of 21 regional 

centers, 4 developmental centers, and 2 community-based facilities. The City is serviced by the Alta California 

Regional Center in Sacramento, which provides a point of entry to services for people with developmental disa-

bilities. The center is a private nonprofit community agency that contracts with local businesses and nonprofits to 

offer a wide range of services. 

As of November 2019, the Alta California Regional Center provided services to 23,640 people across six counties; 

767 of these individuals lived in the City. Table 26 summarizes the number of City residents being served by age 
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group. 

Table 26 

Developmentally Disabled Persons in Elk Grove Assisted by Alta California Regional Center by Age 

Age Group Number Percentage of total 

Population 

0 to 17 years old 352 45.89% 

18+ years old 415 54.11% 

Total 767 100% 

Source: Alta California Regional Center Data, Sacramento County, 2019 

 

There are a number of housing types appropriate for people living with a developmental disability, including 

rent-subsidized homes, licensed and unlicensed single-family homes, Housing Choice Vouchers, special pro-

grams for home purchase, HUD housing, and SB 962 homes. The design of housing, accessibility modifications, 

the proximity to services and transit, and the availability of group living opportunities represent some of the con-

siderations that are important in serving these individuals.  

Female-Headed Households 

Government Code Section 65583(a)(7) identifies families with female heads of households as a group that may 

have special housing needs and requires the City to analyze the housing needs of these households. Female-

headed households are households led by a single female with one or more children under the age of 18 at 

home. These households’ living expenses generally take up a larger share of income than is the case in two-

parent households. Therefore, finding affordable, decent, and safe housing is often more difficult for female-

headed households. Additionally, female-headed households have special needs involving access to daycare 

or childcare, healthcare, and other supportive services.  

Table 27 illustrates the percentage of all families that are female-headed with no husband present (as reported 

by the Census Bureau), as reported by the 2014–2018 ACS. Female-headed families made up 17.45 percent of 

all families in the City, and over half of female-headed families (56 percent) have children under 18. Approxi-

mately 15.58 percent of all-female headed households are below the poverty line and, among those, 74.56 per-

cent have children under 18.  

Table 27 

Female-Headed Households  

Householder Type Number Percentage 

 Female-Headed households (no husband present) with Children under 181 4,085 56.21% 

 Female-Headed households (no husband present) without Children under 18 3,182 43.79% 

Total Female-Headed (no husband present) households 7,267 100.00% 

Total Female-Headed Families (no husband present) under the Poverty Level 1,132 15.58% 

Female-Headed Families (no husband present) with Children under 18 under the Poverty 

Level 
844 74.56% 

Total All Households 41,650 -- 

Source: 2014–2018 American Community Survey 
1 Census data reported for the 2014-2018 ACS and earlier reports the presence of a husband or wife, the data sets dated 2015 – 2019 
and later, identify this category as spouse. For the purpose of consistency, the City has used the 2014- 2018 ACS data set.  

Large-Family Households 

Large-family households are defined as households containing five or more persons. Large-family households are 

considered a special needs group because there is limited supply of adequately sized housing to accommodate 

their needs. The more persons in a household, the more rooms are needed to accommodate that household. 

Specifically, a five-person household would require three or four bedrooms, a six-person household would require 
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four bedrooms, and a seven-person household would require four to six bedrooms. According to the 2014–2018 

ACS, approximately 18 percent of all households in the City include five or more people, as shown in Table 28. 

Approximately 71 percent of large households own their homes and 29 percent rent.  

According to the 2014–2018 ACS, more than 85 percent of all housing units in the City had at least three bed-

rooms. Approximately 94 percent of all owner-occupied units and 62 percent of all renter-occupied units had 

three or more bedrooms. Because the number of units with at least three or more bedrooms significantly exceeds 

the number of large households in the community, there does not appear to be a housing shortage for large 

households in the City. However, affordability of larger housing units for large lower-income families may still be 

an issue.  

Table 28 

Large Households 

Household Size Number Percentage 

1 person 8,929 17.16% 

2 people 14,207 27.31% 

3 people 9,745 18.73% 

4 people 9,526 18.31% 

5 people 5,821 11.19% 

6 people 2,470 4.75% 

7 people or more 1,327 2.55% 

All large households (five or more people) 9,618 18.49% 

All households 52,025 100.00% 

Source: 2014–2018 American Community Survey 

Agricultural Workers 

Agricultural workers earn their primary income through permanent or seasonal agricultural labor. According to 

the 2014–2018 ACS, 555 people (0.71 percent of all employed civilians) in the City worked in the agriculture, 

forestry, fishing, hunting, and mining economic sectors. Forestry, fishing, hunting, and mining are minimal or non-

existent industries within, and nearby, the City of Elk Grove. Therefore, the City estimates that most, if not all, of 

the 555 people are employed in the agricultural industry and may be commuting to jobs in neighboring commu-

nities. In all of Sacramento County, 0.86 percent of workers are employed in these industries.  

The types of agricultural production in the City do not require large numbers of migrant and seasonal farm labor-

ers and a large influx of farm labor does not occur. The housing need for the limited number of farmworkers in 

the City is met through existing housing. However, housing for employees is a permitted use in all agricultural 

zones, consistent with Health and Safety Code Section 17021.5 and 17021.6. Employee housing serving six or fewer 

employees is considered a single-family residence and allowed in all residential zones. Employee housing that 

serves more than six employees and consists of no more than thirty-six beds in group quarters or twelve units or 

spaces designed for use by a single family or household is treated as an agricultural use. Any application for 

farmworker housing is treated in the same way as other affordable housing projects and all the resources the City 

has to offer for affordable housing are made available for the development of the project. Incentives such as 

fee reduction, expedited permit process, and streamlining and modification of development standards are avail-

able for the production of farmworker housing. 
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Persons Experiencing Homelessness 

Individuals and families experiencing homelessness have perhaps the most immediate housing need of any 

group. They also have one of the most difficult sets of housing needs to meet, due to both the diversity and 

complexity of the factors that lead to homelessness and to community opposition to the location of facilities that 

serve persons experiencing homelessness. California state law requires that housing elements estimate the need 

for emergency shelter for homeless people (Government Code Section 65583(a)(7)).  

According to the 2019 Sacramento County Point-in-Time Homelessness Count, 5,570 persons were homeless 

throughout the County on a given night in January of that year, approximately 30 percent of whom were con-

sidered chronically homeless (someone with a disabling condition who has either been continuously homeless 

for at least a year or has been homeless at least four times in the previous three years). The California DOF pro-

jected that approximately 0.36 percent of the County population (1,541,301 total population in January 2019) 

was homeless, and 0.11 percent was chronically homeless.. While the Sacramento County Point-in-Time Home-

lessness Count reported 7  homeless individuals, based on estimates from , the City of Elk Grove Police Depart-

ment, a more accurate estimate  is approximately 70-100 people experiencing unsheltered homelessness at any 

given time.  

The City has three main providers of homeless services: Elk Grove Homeless Assistance Resource Team (HART), 

the Elk Grove Food Bank, and Sacramento Self-Help Housing (SSHH).  

• Elk Grove HART provides a winter shelter program for 12-14 weeks each winter, serving up to 20 adults per 

night. The winter shelter program, which rotates between locations, provides a hot dinner, clean sleeping 

accommodations, a cold breakfast, and transportation to and from shelter locations.  In 2019-20, they 

served 61 individuals over the course of 12 weeks. Elk Grove HART also provides information and referral 

services, mentoring to persons in transitional housing, and during the pandemic provided meals, hygiene 

supplies, clothing, and outdoor sleeping items to people experiencing homelessness. 

• During the 2018–2019 fiscal year, the Elk Grove Food Bank indicated that it served approximately 6,000 

individuals each month. In that year, two percent of their emergency food distribution went to clients 

experiencing homelessness. The Food Bank also provides case management, food, clothing, and other 

assistance to homeless veterans through its Kay Foundation Veteran's Assistance Program.  

• SSHH assists City residents in need of housing, with a focus on persons who are homeless or at risk of be-

coming homeless. Along with housing counseling available to all Elk Grove residents, SSHH provides a 

homeless services navigator, who works closely with the Police Department and nonprofit partners to es-

tablish relationships with persons experiencing homelessness and help them to obtain services and find 

housing. In 2019-20, the navigator served 86 residents.  SSHH also operates the City’s two transitional 

houses: the Grace House, which serves primarily single adults, and the Meadow House, which serves fam-

ilies with minor children. SSHH also operates the Sun Sprite house, which has seven bedrooms to rent to 

persons with disabilities who are exiting homelessness. 

Overall, the City has 20 seasonal shelter beds and transitional housing serving five single adults and three to four 

families.  

Emergency Shelter Provisions 

Government Code Section 65589.5 requires local jurisdictions to strengthen provisions for addressing the housing 

needs of the homeless, including the identification of a zone or zones where emergency shelters are allowed as 

a permitted use. Emergency shelters are permitted without any discretionary action in the General Commercial 

(GC), Light Industrial (LI), and Light Industrial/Flex (LI/FX) zones in the City, provided that they have no more than 

100 beds; shelters with more than 100 beds are allowable under a CUP.  

Development Standards for Emergency Shelter include: 
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Location and Separation. 

• Emergency shelter facilities should be located within one-half (1/2) mile of a transit corridor or existing bus 

route. 

• All emergency shelter programs must be situated more than three hundred (300' 0") feet from any other 

emergency shelter or day program serving primarily homeless individuals or households. 

Physical Characteristics. 

• The maximum number of beds for emergency shelters shall be one hundred (100) unless a conditional use 

permit is applied for and approved. 

• The maximum number of beds does not apply in situations of Citywide or Statewide designated disasters 

or catastrophic conditions. 

• Smoke detectors, approved by the Fire Department, must be provided in all sleeping and food prepara-

tion areas. 

• The facility shall have adequate private living space, shower and toilet facilities and secure storage areas 

for its intended residents. 

• The size of an emergency facility shall be in character with the surrounding neighborhood. 

• The facility shall have at least one (1) room, which has one hundred twenty (120 ft2) square feet of floor 

area. Other habitable rooms shall have an area not less than seventy (70 ft2) square feet. When more 

than two (2) persons occupy a room used for sleeping purposes, the required floor area shall be increased 

at the rate of fifty (50 ft2) square feet for each occupant in excess of two (2). 

B. Operational Standards. 

• If the emergency shelter is proposed for location in an area either zoned or developed as a residential 

area, all intake and screening shall be conducted off site. 

• If an emergency shelter includes a drug or alcohol abuse counseling component, appropriate State 

and/or Federal licensing shall be required. 

• The emergency shelter shall provide accommodations appropriate for a maximum stay of one hundred 

eighty (180) days per client/family. 

• The emergency shelter shall identify a transportation system that will provide its clients with a reasonable 

level of mobility including, but not limited to, access to social services, housing and employment oppor-

tunities. 

• The emergency shelter shall include clear and acceptable arrangements for facility occupants, such as 

on-site meal preparation or food provision and disbursement. 

• The emergency shelter, where applicable, shall provide child care services and ensure that school-aged 

children are enrolled in school during their stay at the facility. 

• The emergency shelter provider shall have a written management plan including, as applicable, provi-

sions for staff training, neighborhood outreach, security, screening of residents to ensure compatibility with 

services provided at the facility and for training, counseling, and treatment programs for occupants. 
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• Emergency shelters shall establish written expectations of residents – behavioral, medical, etc. Expecta-

tions of residents will be available to each resident at entry to the shelter, and to the public (upon request). 

• Emergency shelters shall have infection control policies in accordance with guidelines of the Centers for 

Disease Control covering but not necessarily limited to HIV/AIDS, hepatitis, and tuberculosis. 

• Emergency shelters shall maintain a record of clients and visitors at all times. Clients will have immediate 

twenty-four (24) hour access to shelter staff and no walk-in services will be provided at any time in the 

safe house itself. 

• Emergency shelters shall provide on-site management and support staff at all times during shelter use.  

To City has included language in Action 11 to review and amend standards to ensure they are objective and in 

compliance with Government Code Section 65583(a)(4)).  

The GC zone is especially appropriate as it is intended to support the development of urban villages that offer a 

mixture of retail, offices, services, entertainment, and commercial. As of April 2021, there were  27 parcels (68.03 

acres) of vacant GC zoned land, ranging in size from 0.11 to 19.81 acres (refer to Table 28a), which provides 

ample opportunity for the development of emergency shelters. The available parcels with the a.  

Table 28a 

Parcels Available for Emergency Shelters 

APN Acres Zone 

1260260006 0.20 GC 

1260260005 0.20 GC 

1270100004 0.11 GC 

1160012054 0.58 GC 

1211100001 2.02 GC 

1160144002 0.37 GC 

1260260004 1.24 GC 

1340450001 4.46 GC 

1322170007 7.10 GC 

1270100017 3.93 GC 

1322480005 0.80 GC 

1270090098 1.02 GC 

1191970027 6.32 GC 

1260260001 0.30 GC 

1250092001 0.47 GC 

1340550010 3.14 GC 

1191970021 1.84 GC 

1160420019 3.07 GC 

1271030008 1.99 GC 

1260250014 4.18 GC 

1322170008 0.69 GC 

1322480007 0.76 GC 

1160011108 0.70 GC 

1271030005 0.88 GC 

1150150042 19.81 GC 
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APN Acres Zone 

1271030009 0.94 GC 

1271030010 0.92 GC 

 Source: City of Elk Grove, April 2021 

The vacant parcels are close to services and current and future transit, as development occurs. The properties 

surrounding these available sites are mainly offices and retail and include a variety of services. Additionally, many 

of the sites are in areas where urban village uses will expand with future development. 

Emergency shelters are also allowed with a CUP in the RD-7, RD-8, RD-10, RD-12, RD-15, RD-18, RD-20, RD-25, RD-

30, RD-40, PR, and PS zones. The CUP requirement does not constrain the development of emergency shelters, 

because the application must comply with only two criteria: (1) the proposed use is consistent with the General 

Plan and appliable provisions of this title (i.e., Housing Element goals and policies); and (2) that the establishment, 

maintenance, or operation of the use will not (under the circumstances of the particular case (location, size, 

design, and operating characteristics) be detrimental to the health, safety, peace, morals, comfort, or general 

welfare of persons residing or working in the neighborhood of such use, or the general welfare of the City.  

Transitional and supportive housing are defined by Section 50675.2 of the Health and Safety Code. Transitional 

and supportive housing may be designated for a homeless individual or family transitioning to permanent hous-

ing. Taking several forms, transitional housing can be group housing or multifamily units and may include support-

ive services. Transitional housing is a permitted use in all residential zoning districts.  The City permits transitional 

and supportive housing are permitted as a residential use and only subject to those restrictions that apply to other 

residential dwellings of the same type in the same zone consistent with Government Code section 65583(a)(5). 

Additionally, the City permits 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). 

Individuals and families who are homeless or are at risk of becoming homeless are usually part of the extremely 

low-income group. Government Code Section 65583, as amended in 2006, requires the identification and anal-

ysis of the housing needs of extremely low-income households. A Housing Element must also identify zoning to 

encourage and facilitate supportive housing and single-room occupancy units. Supportive housing types differ 

slightly from transitional housing. According to Section 50675.14 of the Health and Safety Code, supportive hous-

ing has no limit on the length of stay when 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 person turned 18), and is linked to on-site or off-site 

services that assist residents in retaining housing, improving their health skills, maximizing their ability to live and, 

when possible, work in the community.  The City allows supportive housing as a permitted use in all residential 

zoning districts. Additionally, single-room occupancy units are specifically allowed with a CUP in RD-8, RD-10, RD-

12, RD-15, RD-18, RD-20, RD-25, RD-30, RD-40, and RMU zones, as well as being a permitted use in GC zones. 
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FAIR HOUSING ASSESSMENT 

Assembly Bill (AB) 686 requires that all housing elements due on or after January 1, 2021, must contain an Assess-

ment 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 avail-

able 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 promotes housing 

opportunities throughout the community for protected classes and addresses contributing factors identi-

fied 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 

The City of Elk Grove conducted extensive and varied outreach to solicit input and feedback from community 

members, advocacy groups, and other stakeholders to inform the Housing Element Update. 

In 2019, the City of Elk Grove participated in a joint effort with other jurisdictions in the Sacramento Valley region 

to develop the Sacramento Valley Analysis of Impediments to Fair Housing Choice (AI) to guide actions that will 

guide the participating communities to overcome historic patterns of segregation, foster inclusive communities, 

and promote fair housing. The AI resulted in several goals and actions that the City is committed to pursuing.  

During the development of the AI, extensive community engagement was conducted with residents and stake-

holders across the Sacramento region to gather their experiences with fair housing. Engagement techniques 

included focus groups and subsequent in-depth interviews, “pop ups” at local events, and a resident survey. 

Resident focus groups targeted protected classes and groups who experience discrimination in housing, includ-

ing African American and Hispanic residents, low-income families, residents with disabilities, and transgender res-

idents. Stakeholder focus groups included those who work in housing, real estate, supportive services, education, 

transportation, advocacy, and more. While this engagement process included residents and stakeholders from 

across the region, the findings are representative of Elk Grove as well. 

Additionally, as discussed in the Public Participation section of this Housing Element, the City held two sets of two 

town halls, for a total of four town halls, and published an interactive site selection tool online so community 

members could engage in the planning process and provide feedback to directly inform rezoning and site se-

lection decisions. Two of the town halls were held in July 2020, on July 27 and July 29; one was offered midday 

and the second was offered in the evening. The third and fourth town halls were both held on October 7, 2020, 

again one was offered midday and the second in the evening. The City offered the town halls at different times 

in order to reach residents that may work evenings or nights, and thus are free during the day, as well as those 

that may work during the day and are only free in the evenings. The town halls provided four opportunities for 

participants to learn about the Housing Element update and bring questions and comments to the City. Due to 
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the COVID-19 pandemic, the town halls were held virtually, which enabled community members to attend re-

gardless of their location. Residents were also provided the option to call in the meeting from a landline or cell 

phone to participate regardless of their access to internet to view the meeting live; the slides and a recording of 

all presentations were posted on the City’s website following the town halls so residents could view them at a 

later date through a public internet option if needed. The City of Elk Grove also offers translation services to all 

residents through means of an interpreter or larger scale translation for events such as these town halls. However, 

no residents requested translation for any Housing Element update events or materials. Additional information on 

these events and their associated outreach efforts is discussed in detail in Chapter 12 Public Participation of this 

Housing Element. 

The RHNA site selection tool was published on the City website, along with a request for additional public com-

ment, for residents to create their own housing plan and understand the factors that are used to identify sites. 

These outreach efforts were conducted in addition to standard public hearings. The tool presented 43 possible 

sites for consideration that had been selected based on their current use, vacant or underutilized status, proximity 

to transit and services, and their surrounding uses. Residents had the opportunity to use the interactive site selec-

tion tool to understand RHNA requirements, recommend possible rezones, or raise any concerns about specific 

sites or changes. This interactive outreach tool provided an opportunity for extended outreach to give residents 

time to consider and respond to the list of potential sites. City staff then reviewed the responses to select sites 

that most equitably distributed them across the city and access to resources while responding to the current 

population’s preferences. 

Finally, the City conducted one-on-one consultation meetings with service providers and community organiza-

tions who serve special needs groups and other typically hard to reach groups during the outreach process. 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 

the public hearings and town halls. The primary concerns raised by stakeholders included availability of afforda-

ble housing and land accessible to non-profit developers, accessibility of public transit options, and limited ca-

pacity of services and housing for homeless individuals. 

Assessment of Fair Housing 

State Government Code Section 65583 (10)(A)(ii) requires the City of Elk Grove 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 Maps, the City of Elk 

Grove does not include any areas of high segregation or poverty, or areas of low access to resources. However, 

as seen in Figure A-1, the areas immediately north and west of the City are areas of low resource and areas of 

segregation and poverty. While the City does not plan for housing for these areas, it is likely that many of these 

residents rely on Elk Grove for services and it is possible that people that work in Elk Grove live in these areas. As 

such, the City has taken a broader view than just the City limits when assessing fair housing issues. 

Some of the indicators identified by TCAC and HCD to determine the access to opportunity include high levels 

of employment and close proximity to jobs, access to effective educational opportunities for both children and 

adults, low concentration of poverty, and low levels of environmental pollutants, among others. These indicator 

scores decrease as the level of designation decreases until “Low Resource” areas, which typically have limited 

access to education and employment opportunities and may have poor environmental quality. The City also 

individually analyzed several factors, described below, to assess patterns that may further fair housing issues and 

identify actions to combat these. The results of the AI have also been incorporated in this Assessment of Fair 

housing. 

Elk Grove had its start in 1850 when stage lines connected the area that is now the City of Elk Grove to Sacra-

mento and Stockton. At this time, small residences and businesses began to be constructed, forming a small town 

at the intersection of today’s Elk Grove Boulevard and Highway 99. When the Central Pacific Railroad came to 

the Sacramento region in the late 1860s, it was not extended to Elk Grove, stunting the growth of the community 
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at a time when other communities in the region began to flourish with new connections to the railroad. By the 

mid-1870s, the railroad was extended to Elk Grove and growth began. This new wave of growth was followed 

quickly by construction of a high school and public amenities such as a library and park. As with many jurisdictions 

in the Sacramento region, agriculture was the original industry of Elk Grove and supported the city’s growth over 

the next century until its incorporation in 2000. The agricultural history resulted in low-density development that 

has filled in over time but informs existing land use patterns dominated by single-family development.  Significant 

growth in the past three decades has seen a reduction in the non-Hispanic white population and an overall 

increase in diversity in Elk Grove, while maintaining the family oriented-culture and development patterns. Addi-

tionally, as result of most of the City’s growth occurring in the last 30 years, land use regulations and patterns were 

not influenced by historic segregation trends such as redlining, a discriminatory lending practice in the 1930s that 

resulted in racially segregated communities, or exclusionary zoning. Elk Grove’s growth was largely free from 

these discriminatory practices and has resulted in a diverse community, as described in this assessment. The trends 

resulting from recent growth are analyzed in detail in the Assessment of Fair Housing. 

Patterns of Integration and Segregation 

During the AI process and analysis conducted as part of this Housing Element, the City assessed patterns of seg-

regation with a focus on segregation based on disability, race and ethnicity, income, and familial status. The 

Analysis of Impediments included extensive surveying of residents in Elk Grove, and throughout the region, and 

ultimately found that Elk Grove has low rates of segregation based on all of these protected characteristics com-

pared to the region. However, patterns still emerge. 

Poverty rates tend to be lower among non-Hispanic White residents than any other group, and there has been 

a very slight increase in the percent of the population below the poverty line compared to 2010. Additionally, as 

Figure A-2 shows, the household median income in Elk Grove is higher than most surrounding areas and there are 

no areas of concentrated poverty (4-person households earning less than $26,200 in 2020). The AI process found 

that Elk Grove neighborhoods are more likely to be economically strong than other areas of the region. There is 

one area within the City that has a higher rate of poverty, between Elk Grove Florin Road and Waterman Road, 

south of Elk Grove Boulevard, that also has a significantly higher concentration of linguistically isolated residents 

than most of the City. Therefore, the City has included Actions 15 and 19 to ensure that low-income residents of 

this area, and others, are aware of affordable rental and homeownership options and to increase availability of 

multi-lingual resources. 

Since 1990, Elk Grove has experienced a significant shift from a predominantly non-Hispanic White population 

(75 percent) to a more diverse community (as seen in Figure A-3), where the non-Hispanic White population has 

decreased to 36 percent of the total population. Additionally, the percent of foreign-born residents has doubled 

since 1990. Most areas of the City have a diversity index between 70 and 85, with 100 being perfect integration. 

However, there are two areas of the City with higher levels of racial segregation as shown in Figure A-3: the area 

located between Elk Grove Boulevard, Elk Grove Florin Road, and Highway 99 and the area south of Laguna 

Creek Trail, east of the railway, and the intersection of Waterman Road and Elk Grove Boulevard. These areas do 

not have notably higher concentrations of poverty or other characteristics of protected class, but do have higher 

concentrations of non-English speaking (linguistically isolated) households, which may be the cause of lower lev-

els of diversity and higher segregation. Across the SACOG region, jurisdictions west of the foothills of the Sierra 

Nevada mountain range tend to have higher rates of diversity, as is the case in the City of Elk Grove. Elk Grove 

mirrors many of the suburban communities surrounding the City of Sacramento and many areas of Yolo and 

Sutter counties. The City will monitor fair housing complaints to ensure that there are not increased rates of dis-

crimination based on race in these areas and will work with fair housing advocates to address ways to promote 

integration. There are no areas of racially or ethnically concentrated poverty in Elk Grove. 

Elk Grove is family oriented, with the highest rate of families with children of anywhere in the region (56 percent 

of households). In nearly all areas of the City, the percent of the population that lives alone does not exceed 10 

percent. The dominance of single-family development and the presence of families does not inherently suggest 

segregation based on familial type, but the low rate of vacancy (3.17 percent overall, 0.55 percent for rental 
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units, and 0.46 percent for ownership units) and dominance of single-family development may present a barrier 

to households and families seeking other housing options. 

In 2014, there was a concentration of persons with a disability in the residential area between Highway 99, Bond 

Road, and Elk Grove Florin Road. At that time, more than 45 percent of the population in this area had at least 

one disability, higher than all other areas of the City. By 2019 however, this concentration had decreased and 

the percent of the population with a disability became more constant across the developed areas of the City. 

In contrast, the percent of the population with a disability, and areas of higher concentration, has remained 

stable across the SACOG region over time. Elk Grove has a similar or lower percent of the population with a 

disability than all areas of the SACOG region. As discussed in the Special Housing Needs section above, the most 

common disability among Elk Grove residents is ambulatory. To meet the needs of these residents, there are 55 

adult residential care homes that are licensed or have licenses pending. In addition to housing facilities, Elk Grove 

Adult Community Training, Inc. and Aim Higher Inc. both provide education, training, and social services for adults 

with developmental disabilities, and E-Van, operated by the City, provides transportation service for residents 

with disabilities. Therefore, there are no patterns of segregation or limited access to opportunity for residents with 

a disability in the City of Elk Grove or surrounding areas. 

The dominance of single-family zones in the City may also contribute to patterns of segregation by limiting where 

households that may rely on the lower cost of multifamily housing may live. While zones that allow multifamily 

development are integrated throughout the City within all residential neighborhoods and near commercial areas 

and services, there are still large areas dominated by single-family development. Throughout the public partici-

pation process, which relied on a variety of methods to reach all socio-economic segments of the community 

as described in the Outreach subsection of this assessment, the City worked with community members to identify 

housing preferences. The input received was incorporated into Action 6 to amend the Zoning Code to encour-

age and promote a variety of dwelling unit types and sizes to meet the needs of a range of incomes. The intent 

of this implementation action is to combat patterns of segregation based on income or other factors that may 

result from current zoning and land use regulations. 

Access to Opportunity 

In a statewide ranking of 2016 California Assessment of Student Performance and Progress (CAASPP) test scores 

listed on School-Ratings.com, of the 35 schools in Elk Grove, 29 percent ranked 9 or higher, meaning scores were 

in the 80th percentile or better compared to other similar schools in the state. Only 1 school was ranked below 

the 50th percentile; however, the four schools that ranked the lowest are all located in the area west of Highway 

99. However, while there is a concentration of lower performing schools in this area, four of the 10 highest ranking 

schools (in the 80th percentile and above) are also located in this area. Therefore, the residents in the area west 

of Highway 99 have access to proficient educational facilities. Additionally, the AI process found that access to 

proficient schools does not vary by race or poverty status in Elk Grove. The City has included Action 19 to promote 

the availability of multi-lingual resources to all residents, with a focus on areas with lower performing schools or 

limited access to services, and to work with the school district to develop a strategy to connect all students with 

high performing schools. 

Elk Grove residents are served by E-tran, a transit system operated by the City. E-tran provides regular service 

throughout the City and along Highway 99 into Downtown Sacramento. Routes run along major corridors in the 

City, offering connections to neighborhoods throughout the City, into Sacramento, and to the closest SacRT light 

rail stations. The City offers discounted passes to seniors, persons with disabilities, recipients of Medicare, students, 

and veterans to increase accessibility for these special needs groups. All buses are wheelchair accessible, but 

not all bus stops are suitable for use of the lift due to safety. The consultation process and AI process both found 

that, despite most bus routes running at 20–30-minute intervals 7 days a week, residents still felt the routes and 

availability were not sufficient. The City will therefore assess whether demand exists to increase the number of 

routes and frequency of buses as well as the potential of improving all bus stops to allow the safe deployment of 

a wheelchair lift (Action 19). 
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As shown in Figure A-4, nearly all of the City of Elk Grove has the furthest proximity to jobs than any of the sur-

rounding areas. However, Elk Grove is a commuter city to the City of Sacramento, as seen by the significant 

improvement in proximity to jobs closer to Downtown Sacramento. The distribution of job proximity suggests that 

many Elk Grove residents commute out of the City. There are no areas of poverty in Elk Grove that would suggest 

that residents have moved out of Sacramento to find more affordable housing, it is more likely that residents are 

seeking the family-oriented character of Elk Grove. However, there may be opportunities to attract jobs into the 

City to serve the supply of workers that reside there.  See Chapter 5 of the General Plan, Economic Development, 

for details on the City’s goals and policies for jobs development. 

Disproportionate Housing Need and Displacement Risk 

As discussed in the Housing Needs Assessment of this Housing Element, overcrowding is not a significant issue in 

Elk Grove, with less than 2.5 percent of the households living in housing units too small to accommodate their 

household. According to California Health and Human Services (CHHS), the approximately 8.2 percent of Cali-

fornia residents live in overcrowded households, on average. CHHS also reports that all census tracts in Elk Grove, 

except for one, have a rate of overcrowding of approximately 2.5 percent or less, significantly less than the 

statewide average and indicating that it is unlikely that residents of most of Elk Grove are at risk of displacement 

as a result of overcrowding. Unlike most of the census tracts however, approximately 10.6 percent of residents in 

the area located between Big Horn Boulevard to the east, Bruceville Road to the west, Elk Grove Boulevard to 

the south and Laguna Boulevard to the north live in an overcrowded household. This tract includes an elementary 

school and a middle school and the increased rate of overcrowding may be attributable to families with children 

that share rooms living within walking distance to schools. The City has included Action 6 to encourage construc-

tion of a variety of housing types to increase availability of housing at a range of sizes in an effort to reduce 

displacement risk due to unit size for all residents. The rate of overcrowding in Elk Grove is significantly lower than 

neighborhoods of south Sacramento immediately north of Elk Grove and most urban areas in the western portion 

of the SACOG region; overcrowding in Elk Grove more similarly reflects trends seen in jurisdictions in Placer and El 

Dorado counties including the cities of Roseville, Rocklin, Placerville, Folsom, and Auburn. 

As shown in Figure A-5, renters are overpaying for housing across the City. The area with the highest level of 

poverty has the highest rate of overpayment. In contrast, as seen in Figure A-6, the percentage of homeowners 

overpaying for housing is significantly lower across the City. The City has included Actions 16 and 17 to target 

investment in developing a variety of housing choices in the area of the city with the highest percentage of 

lower-income households and overpayment. Increasing the availability of affordable housing in a variety of sizes 

and types reduces the risk of displacement for these residents and promotes housing mobility in areas of higher 

opportunity by increasing the available options. While housing appears to be more affordable to homeowners 

in Elk Grove, a survey of residents for the AI found that there is a 10-percentage point gap between Hispanic and 

non-Hispanic White homeowners and that mortgage loan denial rates are higher for minority groups. Additionally, 

households that include a member with a disability are half as likely as a non-disability household to own a home 

in the region. Thus, there is a disproportionate need for affordable and accessible homeownership opportunities 

in the City and a risk of displacement for both renters and owners who are overpaying for housing. 

In addition, issues presented by overpaying for housing and inequitable access to funding, housing condition 

can present a safety concern for residents living in substandard housing in need of repairs. Approximately two-

thirds of housing units in the City of Elk Grove were constructed since 1990; typically, housing that is less than 30 

years old is less likely to be in need of repairs or rehabilitation. According to CHAS, less than one percent of 

residents across Elk Grove are living in housing that lacks a complete kitchen or plumbing. While this suggests that 

most housing in the City is suitable for occupancy, approximately a third of households that include a member 

with a disability live in a home that does not meet their needs. Additionally, approximately a quarter of residents 

in the Sacramento region consider their housing to be in poor condition; while the results of this survey for the AI 

are not isolated to Elk Grove, it can be assumed that at least some low-income households in the City are living 

in substandard conditions. 

Access to affordable housing, and opportunities for homeownership, further disproportionate housing needs and 
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increase risk of displacement in Elk Grove.  To address displacement risks and housing need, the City will provide 

incentives to encourage affordable development and will develop a targeted program to connect lower-in-

come residents with affordable homeownership and rental opportunities in the City (Actions 16 and 19). Addi-

tionally, the City will assist homeowners to identify and apply for rehabilitation funding and will develop a code 

enforcement process in which code enforcement staff will follow up with landlords to ensure repairs are made 

so that the unit can be occupied (Action 17). 

Enforcement and Outreach Capacity 

The City enforces fair housing and complies with fair housing laws and regulation through a twofold process: 

review of City policies and code for compliance with State law and referring fair housing complaints to appro-

priate agencies.  

The City reviewed its Zoning Code in 2014, 2016, and 2019 to ensure compliance with fair housing law, and con-

tinues to examine land use policies, permitting practices, and building codes to comply with state and federal 

fair housing laws. Period reviews of the zoning code and policies confirm that, as the city grows and changes, it 

continues to ensure and enforce that all persons have access to sound and affordable housing. The City has also 

included Action 17 to develop a proactive code enforcement program to connect lower-income households in 

areas of concentrated rehabilitation need with the Minor Home Repair Program or similar programs offered in 

connection with the City’s nonprofit partners. 

In addition to assessing fair housing issues related to development standards, fair housing issues can also include 

discriminatory behaviors by landlords such as refusal to grant reasonable accommodation requests, not allowing 

service animals, discrimination against familial status, sex, religion, or other protected class, and more. The City 

complies with fair housing law regarding complaints by referring parties with potential discrimination issues to the 

Renters Helpline, HUD, or the California Department of Fair Employment and Housing to provide a variety of op-

tions for assistance. The City contracted with Sacramento Self Help Housing run the Renters Helpline, which pro-

vides tenant-landlord mediation and fair housing services; they referred fair housing complaints to HUD, DFEH, or 

Project Sentinel (a fair housing nonprofit). Additionally, the City works with the California Apartment Association 

to offer trainings to landlords, property management professionals, etc. on fair housing topics, particularly related 

to disability and reasonable accommodation. 

As part of the AI process and development of the 2020-2025 Consolidated Plan, the City met with several local 

stakeholder organizations who work with protected classes including Sacramento Self Help Housing, the Disability 

Advisory Committee, Homeless Assistance Resource Team, Elk Grove Food Bank Services, Senior Center of Elk 

Grove, and Elk Grove United Methodist Church. Each of these organizations discussed barriers to fair housing for 

clients they work with, predominantly the lack of affordable housing or service enriched housing for special needs 

group such as homeless individuals, seniors, and individuals with disabilities.  Stakeholders also discussed a need 

for more extensive transportation options to connect residents with services and a general increase in the number 

of housing units to aid in alleviating the constraints of a low vacancy rate. Fair housing issues identified in the AI 

process, including discriminatory lending and lack of accessible housing for persons with disability are discussed 

throughout this Assessment of Fair Housing to identify patterns and actions to address them.  

In their 2019 Annual Report, the California Department of Fair Employment and Housing (DFEH) reported that they 

received 66 housing complaints for residents of Sacramento County, less than 1 percent of the total number of 

cases in the State that year (934). As part of the Fair Housing Assistance Program (FHAP), DFEH dual-files fair hous-

ing cases with HUD’s Region IX Office of Fair Housing and Equal Opportunity (FHEO); HUD’s FHEO reported that 

19 housing discrimination cases were filed from residents of Elk Grove between January 1, 2013, and September 

1, 2020. This number provides a snapshot of discrimination cases that exist as many may go unreported or be 

referred to other agencies, such as the Renters Helpline. Of the 19 cases filed with HUD, eight alleged discrimina-

tion due to a disability and six were due to race (Table 29). None of these cases were filed against the City or 

housing authority. In addition to filed cases, there were 29 inquiries made to HUD about Elk Grove housing pro-

viders. Two of these inquiries were made on the housing authority, and one on the City. However, the 29 inquiries 
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resulted in 12 findings of no valid bases, 13 the filer failed to respond, 2 declined not to pursue, and for 1 the 

provider was not located. As a result, none of these cases, including those against the public housing authority 

and City, were pursued as valid cases. 

Table 29  

Alleged Bases for Housing Discrimination Cases in Elk Grove 

Basis Number Percent of Total 

Disability 8 42.1% 

Familial Status 3 15.8% 

Race 6 31.6% 

National Origin 3 15.8% 

Religion 2 10.5% 

Retaliation 3 15.8% 

Sex 2 10.5% 

Color 1 5.3% 

Total Cases 19* 100% 

Source: HUD Region IX Office of Fair Housing and Equal Opportunity, 2020 

*The number of alleged bases exceeds the total number of cases because some cases alleged multiple bases. 

 

Neither the California DFEH nor HUD FHEO were able to provide the specific locational origin of cases either 

because they do not track the geographic origin of complaints or due to confidentiality concerns. Therefore, the 

City was unable to conduct a spatial analysis of fair housing cases to identify any patterns or concentrations of 

fair housing issues in the City. Action 19 includes an action to work with fair housing enforcement organizations 

and agencies to track issues and identify patterns in the City. 

Sites Inventory 

The City examined the opportunity area map prepared by the California Department of Housing and Community 

Development (HCD) and the California Tax Credit Allocation Committee (TCAC) (Figure A-1). The opportunity 

area map identifies areas in every region of the state whose characteristics have been shown by research to 

support positive economic, educational, and health outcomes for low-income families—particularly long-term 

outcomes for children. 

Using the statewide opportunity area map and indicators of segregation, displacement risk, and access to op-

portunity as overlays to the City’s sites inventory, the City was able to identify if the sites identified in the inventory 

to accommodate the lower-income RHNA disproportionately concentrate these units or increase patterns of 

segregation. As shown in Figures 1 through 3 of the Adequate Sites analysis the City has not clustered any of the 

non-entitled sites in any one area. Sites identified to meet the lower-income RHNA are distributed across neigh-

borhoods with moderate- and above moderate- incomes, thus increasing the potential for mixed income com-

munities and a variety of housing types to meet the needs of both family and nonfamily households. Additionally, 

the sites are distributed across the City to address the need for more affordable housing in areas of increased 

overpayment to reduce displacement risk for those residents. The area with the highest concentration of sites is 

along the southern border of the City in a currently undeveloped special plan area (SEPA) where future devel-

opment will include non-residential uses such as commercial space, offices, community facilities, and retail in 

addition to housing to ensure that new residents in this area have access to strong economic and educational 

opportunities, as do other areas of the City. With new development, the City will also assess the need to expand 

transit opportunities into these areas to ensure residents can access all resources and services that they need 

(Action 19).  

The sites selected to meet the City’s RHNA were identified using City knowledge and input from the community 

through the RHNA tool to ensure that all sites were suitable for development and encouraged integration of 
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housing types, household incomes, and household types. Additional information on the site selection process 

and rezone of candidate sites is described in detail in Chapter 6 (Adequate Sites) of this Housing Element. The 

City will ensure that the lower-income housing units identified as part of specific plans are integrated throughout 

the development to encourage mixed-income neighborhoods and promote access to opportunity for all resi-

dents. 

Contributing Factors 

Discussions with community members, organizations, fair housing advocates, the AI outreach process, and this 

assessment of fair housing issues identified several factors that contribute to fair housing issues in Elk Grove, in-

cluding those identified in the fair housing issues matrix below. 

AFH Identified Fair Housing Issues Contributing Factors Meaningful Actions 

Displacement risk for residents due 

to economic pressures. 

Limited affordable rental options. 

 

Barriers to homeownership, espe-

cially for minority groups. 

 

High cost of housing. 

 

Cost of rehabilitation and repairs. 

 

Shortage of affordable housing for 

large families near schools. 

Require replacement of any lower-

income units lost to development 

(Action 3). 

 

Provide lot consolidation assis-

tance and other incentives for af-

fordable housing (Action 5). 

 

Encourage construction of middle 

housing types to provide a variety 

of unit sizes for moderate income 

households (Action 6). 

 

Provide financial assistance and 

fee waivers for construction of af-

fordable housing (Actions 8 and 9). 

 

Provide repair and rehabilitation 

assistance (Action 17). 

 

Connect lower-income residents 

with affordable rental and home-

ownership options through a cur-

rent database of available hous-

ing (Actions 15 and 19). 

Disproportionate access to ser-

vices. 

Concentration of non-English 

speaking households. 

 

Insufficient supply of accessible 

units for households with a disabil-

ity, especially near services. 

 

Limited availability of public transit. 

 

Concentration of more poorly 

ranked schools in lower-income 

and linguistically isolated neighbor-

hoods. 

Increase availability of multi-lingual 

resources (Action 19). 

 

Work with the school district to im-

prove access to high performing 

schools for lower-income students 

(Action 19). 

 

Conduct an analysis of unmet 

transit need (Action 19). 

Lack of variety in housing types to 

meet a range of needs and in-

comes. 

Dominance of single-family devel-

opment. 

 

Promote missing middle-density 

housing types (Action 6). 
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AFH Identified Fair Housing Issues Contributing Factors Meaningful Actions 

Low vacancy rates overall, reduc-

ing options to move to appropri-

ately sized housing. 

Encourage construction of ADUs, 

tiny homes, and other alternative 

housing types (Action 21). 

 

Based on this assessment and the contributing factors to fair housing, the City has identified addressing the supply 

of accessible, affordable housing and access to homeownership opportunities as priorities to further fair housing. 

Action 19 has been included to affirmatively further fair housing and take meaningful actions that, taken to-

gether, address disparities in access to affordable rental and ownership opportunities and disparities in access to 

suitable housing. Additionally, the City has incorporated actions to address other factors that contribute to fair 

housing throughout several other programs in this Housing Element. 



Elk Grove General Plan Housing Element 

Elk Grove 2021–2029 Housing Element  

General Plan 53 

4.  ADEQUATE SITES 

COMPLYING WITH THE ADEQUATE SITES REQUIREMENT 

State law requires jurisdictions to demonstrate that “adequate sites” will be made available over the planning 

period (2021–2029 for the SACOG region) to facilitate and encourage a sufficient level of new housing 

production. Jurisdictions must also demonstrate that appropriate zoning and development standards, as well as 

services and facilities, will be in place to facilitate and encourage housing.1 The Housing Element provides an 

inventory of land suitable for residential development, including vacant and underutilized sites, and analyzes the 

relationship of zoning and public facilities and services to these sites.  

The following discussion identifies how the City may provide for a sufficient number of sites to facilitate housing 

production commensurate with the 2021–2029 Regional Housing Need Allocation (RHNA). In evaluating the 

adequacy of sites to fulfill the RHNA by income level, HCD assesses a jurisdiction’s development potential by 

zoning district and corresponding density level. The assumption is that density can reduce the per-unit cost of 

development and therefore the sales price or rent of the housing developed. 

PROGRESS TOWARD MEETING HOUSING NEEDS 

An important component of the Housing Element is the identification of sites for future housing development and 

evaluation of the adequacy of these sites in fulfilling the City’s share of regional housing needs as determined by 

SACOG. The City’s housing allocation to be accommodated under the SACOG RHNP is 8,263 housing units: 2,661 

very low-income units (50 percent or 1,330 units of this number is assumed to be the extremely low-income 

allocation), 1,604 low-income units, 1,186 moderate-income units, and 2,812 above-moderate-income units. 

Table 30 summarizes how the City will accommodate its 2021–2029 RHNA. 

Table 30 

Progress in Meeting Regional Housing Allocation  

  

Income Category 

Total Units 
Very Low Low Moderate 

Above 

Moderate 

2021–2029 RHNA 2,661 1,604 1,186 2,812 8,263 

Existing Vacant Sites Capacity 3,272 0 0 3,272 

Existing Entitled Projects 107 1,701 3,724 5,532 

Total Existing 3,379 1,701 3,724 8,804 

Projected ADU Capacity 0 8 0 8 

Vacant Candidate Site Capacity* 2,381 0 0 2,381 

Underutilized Candidate Site Capacity* 516 0 0 516 

Total Candidates for Rezone and Projected 2,897 8 0 2,897 

Total Surplus 2,011 523 912 3,446 

Source: City of Elk Grove, October 2020; SACOG RHNP, March 2020 
*It is assumed that not all 2,897 units will be in the final capacity numbers, but the City plans to have a buffer of sites beyond the 
minimum RHNA for the very low- and low- income categories. 
** ADU capacity is based off past trends (2016 – 2017). The City assumes at least 1 ADU will be approved annually over the 8-year 
planning period. Affordability is based on project design. 
 

 
1 State of California, Government Code, Section 65583(c)(1). 
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AVAILABLE SITES  

As part of the 6th round Housing Element update, the City analyzed sites appropriate for single- and multifamily 

development that were vacant or underdeveloped. Sites zoned RD-25 or higher or are zoned SEPA-HDR allow for 

30 units per acre and therefore are credited towards meeting the City’s lower-income RHNA.  

As part of this inventory, the City identified two types of sites that were most suitable to accommodate the City’s 

RHNA: Existing sites, denoted with a capital E, and candidate sites, denoted with a capital C. Existing sites (refer 

to Table 32) were included in the inventory during the previous planning period, and candidate sites (refer to 

Table 33) are newly identified and will be selected to be rezoned to provide additional capacity. 

The City’s entitled projects included in Table 34 will accommodate the City’s moderate and above-moderate-

income RHNA, with the exception of Bruceville Meadows, Souza Dairy, and Sheldon Farms North. These projects 

all have a high-density component and meet the 30 units per acre threshold.   

Table 30 provides a summary of the City’s existing capacity, candidate sites capacity, entitled projects, and 

projected ADUs and compares that to the regional housing need.  

Please refer to Figure 1 for a map of all sites included in this analysis. 

SITE CONFIGURATION 

The City has received requests to allow division of property designated for high-density development that is larger 

than 10 acres to allow for smaller parcels more closely aligned with funding sources. While the City encourages 

the division of land in support of development proposals, the remaining land may be less suited for development 

because of access, visibility, or shape. This can result in a subsequent request to change the designation to a 

lower density to allow fewer units in order to fit on the remaining land. When this occurs, the City loses housing 

potential and must find additional parcels to accommodate high-density housing. 

The City remains supportive of land division and has included Action 4 to assist but will require that future subdi-

vision on multiple family that will develop only a portion of the site demonstrate that the remaining land can be 

developed at the designated density. This is like the review process followed for single family subdivisions where 

an applicant must demonstrate that a home can be built on an oddly shaped or sized parcel without the need 

for a variance. For multiple family property, additional factors such as marketability, visibility, site shape, and size 

are also important considerations before a large multiple family site can be divided.  

SITE SIZE 

Per State law, sites smaller than half an acre or larger than 10 acres are not considered adequate to accommo-

date lower income housing needs unless it can be demonstrated that sites of equivalent size were successfully 

developed during the prior planning period or other evidence is provided that the site can be developed as 

lower income housing. 

Of the existing sites, Site E-3 (assumed capacity of 387 units) is 15.48 acres. Of the candidate sites, site C-1 is slightly 

larger than 10 acres.  However, the net developable acreage of the site C-1 will be less than 10 acres after 

meeting development standards. Determination of the net buildable acreage of less than 10 acres is based HCD 

guidance on Government Code Section 65583.2 released May 2020.  
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Recent development trends suggest that affordable housing providers are interested in construction of lower 

income units on larger sites. In 2012, Laguna Ride Apartments was developed on an approximately 11-acre site 

on Civic Center Drive which included 204 units. In 2018, a 12-acre site on the west side of Bruceville Road from 

the E-3 site was subdivided and a 9.2-acre portion was acquired by a housing developer.  The first phase of the 

site (4.56-acres) under construction for the Gardens at Quail Run, a low-income affordable housing development 

that includes 96units. 

The City has included Action 4 to assist with development on large lots and is currently completing a study using 

SB 2 funding to identify mechanisms to facilitate the development of affordable housing on large sites.  

Based on the City’s assumed assistance, and the recent development trends, the City believes these large sites 

are still viable and appropriate to include to meet a portion of the City’s lower income RHNA.  

SITES IDENTIFIED IN PREVIOUS HOUSING ELEMENTS 

Pursuant 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.  

Tables 32 and 33 indicate (denoted in bold) whether inventoried sites are subject to Government Code Section 

65583.2(c). Four sites (E-1, E-2, E-3, E-13, and C-9) included in the inventory for lower-income housing have been 

included in previous housing elements. While the sites included in the lower-income inventory already allow hous-

ing by-right, the Housing Element includes Policy H-1-5 to ensure housing developments in which at least 20 per-

cent of the units are affordable to lower income households will be allowed by-right.   

REALISTIC CAPACITY 

To determine the realistic capacity for each site, the City staff reviewed affordable multifamily projects in the City 

since 2005 (Table 31). It was determined that the average density of multifamily development projects was ap-

proximately 24 units per acre. Although the sites analysis assumes a density (realistic capacity) of 25 units per acre 

for sites included in Tables 32 and 33, the allowable density in the RD-25 is 20.1 to 30 units per acre and 25.1 to 30 

units per acre in the RD-30 zone. Based on staff assumption that sites will not be built out at maximum density, the 

realistic capacity is assumed to be 21 units per acre for RD-25 sites and 25 units per acre for RD-30 sites. 

Table 31 

Elk Grove Affordable Multifamily Housing Projects 

Year Built Project Name 
Number of Income Re-

stricted Units 
Density (units/acre) Zoning District 

2020 Gardens at Quail Run 96 units 21 RD-25 

2017 Bow Street Apartments 98 units 21 RD-25 

2014 Avery Gardens 64 units 19 RD-20 

2012 Ridge Apartments 
103 very low- and 100 low-

income units 
19 RD-20 

2012 Vintage at Laguna II 
23 very low- and 45 low-in-

come units 
30 RD-30 

2009 Montego Falls 
26 very low- and 105 low-

income units 
25 RD-25 

2009 Seasons Apartments 
45 very low- and 176 low-

income units 
26 RD-15** 
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Year Built Project Name 
Number of Income Re-

stricted Units 
Density (units/acre) Zoning District 

2007 Stoneridge 
36 very low- and 59 low-in-

come units 
19 RD-20 

2006 Waterman Square  
34 very low- and 49 low-in-

come units 
21 RD-20 

2006 Crossings at Elk Grove 
40 very low- and 131 low-

income units 
21 RD-20 

2005 Vintage at Laguna I 
32 very low- and 125 low-

income units 
38 RD-30 

Source: City of Elk Grove, 2020 

*Funding through Affordable Housing Loan Program. 
**Seasons Apartments was granted a Density Bonus. 

 

ENTITLED PROJECTS TO MEET THE LOWER INCOME RHNA 

In March 2021, Site E-2 – Quail Run, was entitled for 108 units. With the exception of the manager’s unit, all of the 

units will be affordable to households with incomes between 30 and 60 percent of the area median income 

(AMI). Construction is expected for Spring 2022. Site E-2 as reflected in Table 31a is assumed to accommodate 

107 units of the lower income RHNA.  

Table 31a 

Entitled Project –  

to Meet the Lower Income RHNA 

Site  

Number Project Name APN(s) Acreage Zoning 

Approved 

Units 
Affordability1 

E-2 Quail Run 132-1780-048 4.88 RD-25 108 Lower 

Source: City of Elk Grove, March 2021 

EXSITING SITES 

Existing sites are sites that were previously identified to meet the City’s RHNA during the prior planning period (5th 

cycle), were not developed during the prior planning period, and for which no new site constraints were 

identified. All existing sites are vacant and cumulatively have capacity to accommodate 2,561 units (refer to 

Table 32). Figure 1 displays the locations of existing sites across the City. All existing sites are located in Moderate, 

High, and Highest Resource areas, as discussed in the Fair Housing Assessment in this Housing Element. 
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Table 32 

Existing Sites Inventory –  

High Density to Meet the Lower Income RHNA1 

Site Num-

ber2 
General Location APN(s) 

Gross 

Acres 

General Plan  

Designation 
Zoning 

Max  

Density 

Assumed 

Density 

Dwelling 

Unit  

Potential 

Assumed  

Affordability 

E-1 M&H Site in Lent Ranch3 134-1010-013 12.8 
High Density Resi-

dential 
RD-20 20 18 230 Lower 

E-3 
Southeast corner of Bruceville 

Road and Poppy Ridge4 
132-0050-161 15.48 

High Density Resi-

dential 
RD-30 3 25 387 Lower 

E-4 
Northwest corner of Bruceville 

and Big Horn 
116-0011-004 6.5 

High Density Resi-

dential 
RD-25  30 25 163 Lower 

E-5 
SEPA, Clark Property, Poppy 

Ridge at Lotz Parkway 
132-0290-021 9 

High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 25 225 Lower 

E-6 

SEPA, Suyanaga Property, 

Southeast corner of Poppy 

Ridge and Big Horn 

132-0290-044 8.6 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 25 215 Lower 

E-7 SEPA, Souza Lot 1096 132-0320-006 7.1 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 21 149 Lower 

E-8 SEPA, Souza Lot 1097 132-0320-006 7.9 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 21 166 Lower 

E-9 SEPA, Souza Lot 1098 132-0320-006 6.5 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 21 137 Lower 

E-10 SEPA, Souza Lot 1098 132-0320-006 7.2 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 21 151 Lower 

E-11 SEPA, Souza Lot 1105 132-0320-006 9.3 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 21 195 Lower 

E-12 SEPA, Bruceville Meadows 132-0300-006 8.4 
High Density Resi-

dential 

SEPA-HDR 

(15.1-30) 
30 25 210 Lower 

E-13 

Laguna Ridge, Backer Prop-

erty, Southwest corner of Big 

Horn and Poppy Ridge 

132-0050-091  9.94 
High Density Resi-

dential 
RD-25 30 25 278 Lower 132-0050-052 0.84 

132-0050-044 0.97 

E-14 Elk Grove Florin at Brown Road 
115-0180-012 2.2 High Density Resi-

dential 
RD-25 30 25 110 Lower 

115-0180-013 2.17 



Housing Element Elk Grove General Plan 

2021–2029 Housing Element Elk Grove 

 58 General Plan 

Site Num-

ber2 
General Location APN(s) 

Gross 

Acres 

General Plan  

Designation 
Zoning 

Max  

Density 

Assumed 

Density 

Dwelling 

Unit  

Potential 

Assumed  

Affordability 

E-15 Harbour Point and Maritime 
119-1920-017 1.82 High Density Resi-

dential 
RD-25 30 25 77 Lower 

119-1920-018 1.24 

E-16 East Stockton at Bow Street 

115-0162-036 1.81 
High Density Resi-

dential 
RD-25 30 25 73 Lower 115-0162-019 1.1 

115-0162-023 0.78 

E-17 Sheldon Farms North, Stein 116-0012-051 5.3 
High Density Resi-

dential 
RD-25 30 25 133 Lower 

E-18 Sheldon Farms South, Arsone 116-0012-064 9 
High Density Resi-

dential 
RD-25 30 25 225 Lower 

Source: City of Elk Grove, 2020 

Note: Sewer, water, and dry utilities are available for all sites listed.  
1No environmental constraints such as floodplains, sensitive habitats, or wildfire risk exist on any sites. 
2 Bolded site numbers are subject to the requirements of Government Code Section 65583.2(c). See Policy H-1-5.  

3This site has a development agreement that requires 230 affordable units.  
4This site will be rezoned from RD-20 to RD-30 making it appropriate to accommodate a portion of the lower income RHNA (Action 2). Additionally, Action 4 has been included to 
help facilitate development on larger lots.   
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Figure 1 
Vacant Sites Inventory 
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CANDIDATE SITES  

As part of the site analysis, the City identified several candidate sites to provide for additional lower-income RHNA 

capacity. These sites will be rezoned concurrently with adoption of the Housing Element. The City does not as-

sume that all candidate sites will be selected for rezone but plans to ensure an adequate lower-income unit 

surplus over the RHNA period to provide flexibility as future development applications are approved. Action 1 

has been included to rezone the identified sites to meet the RHNA. 

As part of the site identification process, the City looked at several factors that are consistent with the City’s 

General Plan. All sites were analyzed relative to the following factors. 

• Proximity to public transit or bus service.  

• Proximity to commercial and social services.  

• Parcel size and configuration that enhances the feasibility of development.  

• Lack of physical constraints (e.g. noise, wetlands).  

• Provision for a variety of housing types and affordable housing opportunities.  

• An appropriate size to provide for on-site management  

• Integration into and compatibility with surrounding development.  

After identifying the candidate sites, the City created an online housing planning tool for community members 

to provide feedback on which sites they would like to see included and where they feel rezoning is appropriate. 

The results of this identification and outreach process include the candidate sites listed in Table 33. The locations 

of all candidate sites are shown in Figure 2; all candidate sites are located in Moderate, High, and Highest Re-

source areas, as discussed in the Fair Housing Assessment in this Housing Element. 

Of the candidate sites included in the inventory, ten are underutilized sites. Underutilized sites are those that have 

minimal improvements that do not use the site to its fullest extent. The underutilized candidate sites identified can 

accommodate 520 lower-income housing units and vacant sites can accommodate an additional 2,388 lower-

income housing units. The ten underutilized sites all currently have residential development at a density below 

the allowed density and are appropriate to support additional development.  

A site-by-site analysis for each underutilized site follows Table 33.  Additionally, per California Government 

Code, Section 65915, subdivision (c)(3), the City has included Action 3 to mitigate the loss of affordable housing 

units and require new housing developments to replace all affordable housing units lost due to new develop-

ment. 
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Table 33 

Candidate Sites Inventory –  

High Density to Meet the Lower Income RHNA1 

Site  

Number2 
General Location APN(s) 

Acres 
Existing 

General Plan 

Proposed 

General 

Plan 

Existing 

Zoning 

Proposed 

Zoning 

Max 

Density 

Assumed 

Density 

Dwelling 

Unit  

Potential 

Assumed 

Affordability Parcel 

Size 

Total 

Site 

C-1 

Sterling Meadows 

HDR Site (southeast 

corner of Lotz Park-

way and Bilby 

Road) 

132-2390-008 10.68 10.68 
High Density 

Residential 

High Den-

sity Resi-

dential 

RD-20 RD-30 30 25 267 Lower 

C-2 
End of Dunisch 

Road 

116-0050-007 1.88 

2.87 
Regional 

Commercial 

High Den-

sity Resi-

dential 

SC RD-25 30 21 60 Lower 

116-0050-008 0.99 

C-3 

Laguna/Bruceville 

(COBRA/Pacific 

Properties) 

116-0011-020 1.97 

8.21 

Medium 

Density Resi-

dential 

High Den-

sity Resi-

dential 

RD-15 RD-30 30 25 190 Lower 

116-0011-021 1.65 

116-1380-009 1.34 

116-1380-008 1.43 

116-1380-005 0.64 

116-1380-014 1.18 

C-4 
2804 Elk Grove 

Blvd (Samos) 

132-0460-107 7.49 

7.61 

Medium 

Density Resi-

dential 

High Den-

sity Resi-

dential 

RD-15 RD-30 30 25 187 Lower 

132-0460-073 0.12 

C-5 

Southeast corner 

of Sheldon and 

East Stockton 

116-0030-097 1.04 

12.26 
Regional 

Commercial 

High Den-

sity Resi-

dential 

SC RD-30 30 25 308 Lower 

116-0030-098 1.68 

116-0030-089 0.45 

116-0030-069 1.87 

116-0030-081 2.58 

116-0030-078 2.38 

116-0030-083 2.26 
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Site  

Number2 
General Location APN(s) 

Acres 
Existing 

General Plan 

Proposed 

General 

Plan 

Existing 

Zoning 

Proposed 

Zoning 

Max 

Density 

Assumed 

Density 

Dwelling 

Unit  

Potential 

Assumed 

Affordability Parcel 

Size 

Total 

Site 

C-6 

Northeast corner 

Sheldon and 

Power Inn 

115-0150-042 8 8 
Community 

Commercial 

High Den-

sity Resi-

dential 

GC RD-30 30 25 200 Lower 

C-7 
Waterman at Ran-

cho Drive 

127-0150-005 0.86 
3.69 

Low Density 

Residential 

High Den-

sity Resi-

dential 

RD-4 RD-25 30 21 74 Lower 
127-0150-004 2.83 

C-8 8994 Calvine 121-0140-003 2.32 2.32 
Low Density 

Residential 

High Den-

sity Resi-

dential 

RD-5 RD-25 30 21 49 Lower 

C-9 8770 Calvine 115-0180-020 3.5 3.5 
High Density 

Residential 

High Den-

sity Resi-

dential 

RD-20 RD-25 30 21 74 Lower 

C-10 
Laguna/Hauss-

mann 
119-1110-022 6.96 6.96 

Community 

Commercial 

High Den-

sity Resi-

dential 

LC RD-30 30 25 174 Lower 

C-11 Laguna Vaux 119-1110-088 2.59 2.59 
Community 

Commercial 

High Den-

sity Resi-

dential 

LC RD-30 30 25 65 Lower 

C-12 Laguna/Gropius 119-1110-083 5.85 5.85 
Employment 

Center 

High Den-

sity Resi-

dential 

MP RD-30 30 25 146 Lower 

C-13 9296 E Stockton 116-0090-059 3.81 3.81 
High Density 

Residential 

High Den-

sity Resi-

dential 

RD-20 RD-30 30 25 95 Lower 

C-14 9343 E Stockton 116-0090-025 1.96 1.96 
Employment 

Center 

High Den-

sity Resi-

dential 

BP RD-30 30 25 49 Lower 

C-15 
Northwest corner 

Bond/Waterman 

127-1030-005 0.88 

4.73 
Community 

Commercial 

High Den-

sity Resi-

dential 

GC RD-25 30 21 97 Lower 
127-1030-010 0.92 

127-1030-009 0.94 

127-1030-008 1.99 
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Site  

Number2 
General Location APN(s) 

Acres 
Existing 

General Plan 

Proposed 

General 

Plan 

Existing 

Zoning 

Proposed 

Zoning 

Max 

Density 

Assumed 

Density 

Dwelling 

Unit  

Potential 

Assumed 

Affordability Parcel 

Size 

Total 

Site 

C-16 

Stathos Property 

(Elk Grove Blvd., 

west of Carlton as-

sisted care facility) 

116-0061-042 3.19 3.19 
Low Density 

Residential 

High Den-

sity Resi-

dential 

RD-5 RD-30 30 25 80 Lower 

C-17 

Waterman 75 

(Mosher Road at 

Grant Line Road) 

134-0182-001 5 5 

Medium 

Density Resi-

dential 

High Den-

sity Resi-

dential 

RD-10 RD-30 30 25 125 Lower 

C-18 
Bow Street North-

west 

115-0161-021 1.54 

10.27 
Low Density 

Residential 

High Den-

sity Resi-

dential 

RD-6 RD-30 30 25 258 Lower 

115-0161-005 4.1 

115-0161-018 0.73 

115-0161-013 0.6 

115-0161-019 1.64 

115-0161-016 1.66 

C-19 

Old Town, Elk 

Grove Boulevard 

at Webb Street 

134-0072-013 0.47 

1.87 
Community 

Commercial 

High Den-

sity Resi-

dential 

OTSPA RD-25 30 21 39 Lower 
134-0072-014 0.47 

134-0072-015 0.47 

134-0072-016 0.46 

C-20 

Southeast corner 

Bond Road and 

Waterman Road 

127-0140-039 1.5 1.5 
Rural Resi-

dential 

High Den-

sity Resi-

dential 

AR-2 RD-25 30 21 32 Lower 

C-21 
Bond Road and 

Stonebrook Drive 
127-0530-022 1.66 1.66 

Medium 

Density Resi-

dential 

High Den-

sity Resi-

dential 

RD-15 RD-25 30 21 35 Lower 

C-22 

Calvine Road and 

Jordan Ranch 

Road 

121-0180-006 2.06 2.06 
Estate Resi-

dential 

High Den-

sity Resi-

dential 

RD-4 RD-25 30 21 43 Lower 

C-23 
Calvine Road and 

Bradshaw Road 
121-1100-001 2.02 2.02 

Community 

Commer-

cial/Estate 

Residential 

High Den-

sity Resi-

dential 

GC/AR-

5 
RD-25 30 21 42 Lower 



Housing Element Elk Grove General Plan 

2021–2029 Housing Element Elk Grove 

 64 General Plan 

Site  

Number2 
General Location APN(s) 

Acres 
Existing 

General Plan 

Proposed 

General 

Plan 

Existing 

Zoning 

Proposed 

Zoning 

Max 

Density 

Assumed 

Density 

Dwelling 

Unit  

Potential 

Assumed 

Affordability Parcel 

Size 

Total 

Site 

C-24 

Southwest corner 

Lotz Parkway and 

Whitelock Parkway  

132-0290-030 2.91 

52 
Low Density 

Residential 

High Den-

sity Resi-

dential 

RD-5 RD-25 30 21 105 Lower 

132-0290-031 2.11 

132-0290-036 2.3 

132-0290-037 2.3 

132-0290-009 2.41 

C-25 

Bradshaw, just 

south of Calvine, 

behind/adjoining 

Eden Gardens 

Event 

121-1100-003 5.17 5.17 
Estate Resi-

dential 

High Den-

sity Resi-

dential 

AR-5 RD-25 30 21 109 Lower 

Source: City of Elk Grove, 2020 

Note: Sewer, water, and dry utilities are available for all sites listed.  
1 No environmental constraints such as floodplains, sensitive habitats, or wildfire risk exist on any sites. 
2 Bolded site numbers are subject to the requirements of Government Code Section 65583.2(c). See Policy H-1-5.  

3 Site C-24 identifies the total parcel size for each parcel, but only 5 acres are proposed for RD-25 zoning. 
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Figure 2 
Candidate Sites Inventory 
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Underutilized Sites 

Underutilized sites have previously been redeveloped in the City to accommodate housing including the Quail 

Run low-income housing project in which the developer subdivided the site, retaining the existing home and 

developing on the vacant land, and the Bow Street Apartments which were built after demolishing existing struc-

tures on the site. Two existing sites (E-12 and E-13) have also had homes recently demolished to facilitate future 

development. This trend of redevelopment of underutilized sites supports the potential of the sites listed below to 

meet the City’s RHNA. 

Site C-2, APN 116-0050-007 and 116-0050-008 – Zoning: SC-Shopping Center 

These adjacent underutilized parcels are located on Dunisch Road that, combined, are approximately 2.87 

acres. APN 116-0050-007 (1.88 acres) has been developed with an existing, approximately 1,750-square-foot res-

idential building and APN 116-0050-008 (0.99 acres) with an approximately 1,350-square-foot residential building. 

While the existing houses are currently occupied, one owner has expressed interest in selling. The City has not yet 

approached the other homeowner. The proposed zoning for this site is RD-25, allowing up to 30 dwelling units per 

acre. The City has included Action 5 in this Housing Element to facilitate lot consolidation for these parcels to 

increase the supply of high-density residential land to meet the City’s RHNA. This site is located within a half-mile 

of the Laguna Gateway shopping center, less than 0.75 miles from a public transit bus stop, within a mile from 

several medical clinics and a grocery store, 1.5 miles from a school, and in an area with job opportunities and 

near schools. 

Site C-5, APN 116-0030-097, 116-0030-098, 116-0030-089, 116-0030-069, 116-0030-081, 116-0030-078, and 116-

0030-083 – Zoning: SC-Shopping Center 

Of these adjacent parcels, APN 116-0030-097 (1.04 acres) is vacant and the others are underutilized. Located 

along Sheldon Road, the sites are approximately 12.26 acres combined. APN 116-0030-098 (1.68 acres) has a 

small residential building used as a religious facility; APN 116-0030-089 (0.45 acres) and APN 116-0030-083 (2.26 

acres) each have a single residential building and a single shed; APN 116-0030-0069 (1.87 acres) has a single 

residential building, a small shed, and an accessory structure; APN 116-0030-081 (2.58 acres) has a single residen-

tial building and two accessory buildings; and APN 116-0030-078 (2.38 acres) has two residential buildings, one of 

which is used as a business. The City has not yet approached property owners about selling or redeveloping the 

land but has included Action 5 in this Housing Element to facilitate lot consolidation should a developer express 

interest in building on some or all of these parcels. The proposed zoning for this site is RD-30, allowing up to 30 

dwelling units per acre. This site is located within less than a quarter-mile of public transit bus stops, within one mile 

of schools and a grocery store, and within 1.5 miles of two shopping centers and job opportunities. 

Site C-7, APN 127-0150-005 and 127-0150-004 – Zoning: RD-4- Low-Density Residential 

These adjacent underutilized parcels are located on Waterman Road. Combined, they are approximately 3.5 

acres with two single-family homes located on the site. Both houses are occupied; however, at this time, the City 

has not approached the homeowners regarding acquisition of the homes. The proposed zoning for this site is RD-

25, allowing up to 30 dwelling units per acre, which would be facilitated through lot consolidation outlined in 

Action 5. This site is surrounded by residential uses, is located approximately a quarter-mile from a grocery store 

and public transit bus stops, 1 mile from a variety of job opportunities, and 1.5 miles from all levels of school, 

including an adult education school. 

Site C-8, APN 121-0140-003 – Zoning: RD-5- Low-Density Residential 

This parcel is an underutilized site at 8994 Calvine Road. It is approximately 2.32 acres and has an existing residen-

tial building of about 2,150 square feet. The home is currently occupied and eligible for sale; however, the City 

has not approached the homeowner at this time. This site is surrounded by commercial uses to the west and 

residential development to the north, east, and south. The site is located within a quarter-mile of an elementary 
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school, a half-mile of two grocery stores and shopping complexes, and approximately one mile from a middle 

school and high school with several public transit bus stops within a half-mile. 

Site C-9, APN 115-0180-020 – Zoning: RD-20- High-Density Residential 

Site C-9 is a 3.5-acre, underutilized site at 8770 Calvine Road with three residential buildings located between a 

department store and storage unit, with residential development to the north and south. The residential buildings 

are currently occupied; there has been a development application for the property previously that was not 

approved (applicant withdrawn). The current zoning allows a minimum of 18.1 dwelling units per acre, and a 

maximum of 20 dwelling units per acre. Under this zoning, the current development is significantly below the 

minimum allowed density. The proposed zoning for this site is RD-25, allowing up to 30 dwelling units per acre.  The 

site is located less than a quarter-mile from a high school, within a half-mile of two grocery stores and shopping 

complexes, approximately 0.75 miles from an elementary school, and 1.5 miles from a middle school. 

Site C-14, APN 116-0090-025 – Zoning: BP-Business and Professional Office 

This is an underutilized site on East Stockton Boulevard that is approximately 1.96 acres with a single, existing 

residential structure and three storage structures. The home is currently occupied and eligible for sale; however, 

the City has not approached the homeowner at this time. The proposed zoning for this site is RD-25, allowing up 

to 30 dwelling units per acre. This site is located less than a quarter-mile from transit stops, within 0.75 miles of a 

grocery store and the Marketplace 99 South shopping center, and approximately 1.5 miles from an elementary 

school and middle school. The site is surrounded by multiple job opportunities.  

Site C-18, APN 115-0161-021, 115-0161-005, 115-0161-018, and 115-0161-013 – Zoning: RD-6- Low-Density Resi-

dential 

Of these adjacent parcels, APN 115-0161-021 (1.54 acres) is vacant and the other three are underutilized. The 

parcels are located at the intersection of Bow Street and East Stockton Boulevard and are approximately 10.27 

acres combined. APN 115-0161-005 (4.1 acres) has two single-family residential buildings, one of which is in poor 

physical condition; most of the parcel is currently vacant. APN 115-0161-018 (0.73 acres) has a single residential 

building and APN 115-0161-013 (0.60 acres) has one residential building and two sheds in poor condition. This site 

is adjoining the Bow Street Apartments and would likely be consolidated as part of a redevelopment process. 

The proposed zoning for this site is RD-25, allowing up to 30 dwelling units per acre. This site is located within a 

quarter-mile of a public transit bus stop and within 1.3 miles of a grocery store, schools, a shopping center, and 

job opportunities. 

Site C-20, APN 127-0140-039 – Zoning: AR-2- Agricultural Residential, 2 Acre Minimum 

This is an underutilized site on Bond Road that is approximately 1.5 acres with a single, existing residential structure 

and two storage structures. The home is currently occupied and not listed for sale; the City has not approached 

the homeowner at this time. The proposed zoning for this site is RD-25, allowing up to 30 dwelling units per acre. 

This site is located in a predominantly residential area and is within 0.2 miles of a public transit bus stop, one mile 

of multiple schools, and 1.6 miles of a grocery store. 

Site C-24, APNs 132-0290-030, 132-0290-031, 132-0290-036, 132-0290-037, 132-0290-009 – Zoning: RD-5- Low-Den-

sity Residential  

Five parcels on Poppy Ridge Road, totaling 12.03 acres, are being considered for inclusion. At the time of this 

Housing Element, the City has purchased three of the five parcels and has contacted the owners of the other 

two parcels to discuss acquisition.  The City is pursuing acquisition of the sites in order to facilitate construction of 

new arterial roadways through the area (Lotz Parkway and Promenade Parkway).  The roadway construction 

would leave an approximately 5-acre area west of the road as a remnant that could be further developed. The 

City will comply with the Surplus Land Act by declaring these parcels surplus land and making them available for 

residential development.  The proposed zoning for this site is RD-25, allowing a maximum of 30 dwelling units per 
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acre. This site is located approximately 1 mile from a medical center; within 1.5 miles of two shopping centers 

and employment opportunities; and within 2 miles of elementary, middle, and high schools. 

Site C-25, APN 121-1100-003– Zoning: AR-5-Agricultural Residential  

Site C-25 is an approximately 5.2-acre underutilized parcel located at 8434 Bradshaw Road. The site is partially 

vacant with an event center and parking lot on the eastern half of the lot with the remainder of the lot undevel-

oped. The proposed zoning is RD-25, allowing up to 30 dwelling units per acre. The site is surrounded by vacant 

land, commercial uses, and some low-density development and is located less than a quarter-mile from public 

transit stops, within a half-mile of schools, and approximately 2 miles from two grocery stores and job opportuni-

ties. 

ENTITLED PROJECTS TO MEET THE MODERATE AND ABOVE MODERATE INCOME RHNA 

Table 35 includes entitled projects that will be used to accommodate the City’s moderate and above-moderate 

income RHNA, with the exception of Bruceville Meadows, Souza Dairy, and Sheldon Farms North. The affordability 

for the projects listed in Table 34 has not yet been determined and therefore affordability is based on Zoning and 

General Plan allowable density.  

Figure 3 displays the locations of entitled projects across the City. All entitled projects are located in Moderate to 

Highest Resource areas, as discussed in the Fair Housing Assessment in this Housing Element. 
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Table 34 

Entitled Projects –  

Lower Density to Meet Moderate and Above Moderate RHNA 

Map 

ID 
Project Name APN(s) 

Pro-

ject 

Acre-

age 

Current Designations 

Allowed 

Density 
Entitled Units 

Project Status  

(e.g., entitled,  

undeveloped,  

partially developed) 

Assumed  

Affordability 
General  

Plan 
Zoning 

P-1 
Madeira South Lot 

A 
132-0050-158 (portion) 11.1± MDR RD-8 8 du/ac 75 

Approved/entitled 

undeveloped 
Moderate 

P-2 

Madeira South (Vil-

lages 4, 5, 6, 7) 

(EG-05-943) 

132-0050-101, -105, -108, 

149, -150 
46.8± LDR RD-5, RD-7 Various 

RD-5: 178 

RD-7: 56 

Approved/entitled 

undeveloped 

Above Mod-

erate 

P-3 McGeary Ranch 132-0050-068 46.4± LDR RD-5 Various 227 
Approved/entitled 

Partially developed 

Above Mod-

erate 

P-4 
Tuscan Ridge West 

(EG-15-048) 
132-0050-140 20.2± LDR RD-5 5 du/ac 100 

Approved/entitled 

undeveloped 

Above Mod-

erate 

P-5 
Tuscan Ridge East/ 

Moser (EG-17-001) 
132-0050-057 21.31± LDR RD-5 5 du/ac 97 

Approved/entitled 

undeveloped 

Above Mod-

erate 

P-6 
Tuscan Ridge 

South II (EG-15-038) 
132-0050-020, -024, -025 39.8± LDR, Park 

RD-4, RD-5, RD-

7 
Various 

RD-4: 60 

Approved/entitled 

undeveloped 

Above Mod-

erate 

RD-5: 11 
Above Mod-

erate 

RD-7: 43 Moderate 

P-7 Treasure 132-0050-031, -065, -066 56.1± LDR, Park 

RD-4, RD-5, RD-

7, Park, Open 

Space 

Various 

RD-4: 61 

Approved/entitled 

undeveloped 

Above Mod-

erate 

RD-5: 114 
Above Mod-

erate 

RD-7: 61 Moderate 

P-8 Arbor 132-0050-061, -062 162.1± LDR, MDR, Park 
RD-5, RD-7, RD-

8 
Various 

RD-5: 330 

Approved/entitled 

undeveloped 

Above Mod-

erate 

RD-7: 358 
Above Mod-

erate 

RD-8: 122 Moderate 
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Map 

ID 
Project Name APN(s) 

Pro-

ject 

Acre-

age 

Current Designations 

Allowed 

Density 
Entitled Units 

Project Status  

(e.g., entitled,  

undeveloped,  

partially developed) 

Assumed  

Affordability 
General  

Plan 
Zoning 

P-9 
Bruceville Mead-

ows (EG-15-029) 

132-0300-006, -007, -008, 

-011, -013, -046, -009 
113.9± 

ER, LDR, MDR, 

HDR, P/OS, D 

GW 

SEPA-SPA (ER, 

LDR, HDR, 

P/OS, D, GW) 

Various 

ER: 227 
Approved/entitled 

Partially developed 

Above Mod-

erate 

LDR: 105 

HDR* 

Above Mod-

erate 

P-10 Wong  16.5± LDR 
SEPA-SPA 

(LDR) 
5 du/ac LDR: 90 Undeveloped  

Above Mod-

erate 

P-11 Mendes 132-0300-017, -021, 022 80.3± 
LDR, MDR, P, 

EC 

SEPA-SPA (LDR, 

MDR, EC. 

P/OS) 

Various 

LDR: 102 
Approved tentative 

final maps or rec-

orded final maps 

Partially developed 

Above Mod-

erate 

MDR: 114 Moderate 

P-12 
Souza Dairy (EG-

13-030) 
132-0320-006 375.5± 

ER, LDR, MDR, 

HDR, VCMU, 

EC 

SEPA-SPA (ER, 

LDR, MDR, 

HDR) 

Various 

ER: 54 

Approved tentative 

final maps or rec-

orded final maps 

Above Mod-

erate 

LDR: 776 
Above Mod-

erate 

MDR: 348 Moderate 

HDR: * -- 

P-13 

Poppy Keys South-

west  

(EG-17-049) 

132-0290-014, -015, -016 61.1± LDR, MDR 
SEPA-SPA (LDR, 

MDR) 
Various 

LDR: 90 
Approved/Entitled 

Above Mod-

erate 

MDR: 234 Moderate 

P-14 
Poppy Keys South-

east 

132-0290-017, -018, -019, 

-020 
 LDR, MDR 

SEPA-SPA (LDR, 

MDR) 
Various 

LDR: 69 Application pending 

undeveloped 

Above Mod-

erate 

MDR: 251 Moderate 

P-15 
Sheldon Farms 

North 
116-0012-051, -059 79.2± 

LDR, MDR, 

HDR, CC, P/OS 

RD-6, RD-10, 

RD-25, GC, OS 
Various 

RD-6: 122 
Approved subdivi-

sion map 

Above Mod-

erate 

RD-10: 192 Moderate 

RD-25/HDR: * -- 

P-16 

Silverado Vil-

lage/Elliot  

(EG-11-046) 

127-0010-002, 017, 040, 

104, 105, & 106 
230± LDR Silverado SPA Various 

SF: 390 

Approved/entitled 

undeveloped 

Above Mod-

erate 

Age-Re-

stricted Cot-

tages: 261 

Moderate 
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Map 

ID 
Project Name APN(s) 

Pro-

ject 

Acre-

age 

Current Designations 

Allowed 

Density 
Entitled Units 

Project Status  

(e.g., entitled,  

undeveloped,  

partially developed) 

Assumed  

Affordability 
General  

Plan 
Zoning 

Total Moderate      1,701   

Total Above Moderate      3,723   

TOTAL      5,424   

Source: City of Elk Grove, 2020 

Notes: *HDR sites are listed in the Existing Sites Table 
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Figure 3 
Entitled Projects 
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WATER AND SEWER CAPACITY 

Water  

Water is provided to the City by two service providers: Sacramento County Water Agency (SCWA) and the Elk 

Grove Water District (EGWD). SCWA has a conjunctive use (“the planned use of surface and groundwater to 

improve overall water supply reliability”) program in its initial phases that will meet the City’s projected water 

needs. EGWD operates a series of wells and purchases wholesale raw water from SCWA.  

Water supplies for the City come from three main sources: groundwater, surface water, and recycled (this is 

planned but only partially implemented) water. Groundwater refers to groundwater pumped from the Central 

Sacramento County Groundwater Basin. Surface water is defined as water from the American and/or Sacra-

mento Rivers, and recycled water is defined as recycled wastewater used for non-potable purposes (landscape 

irrigation). Recycled water is only used in the Laguna West area and is planned to be expanded to the East 

Franklin, Laguna Ridge, and Southeast Policy Area (SEPA) areas in the future as capacity is available.  Future 

annexation areas will also use recycled water. 

Wastewater  

The City’s wastewater is handled by two service providers. The first, the Sacramento Area Sewer District (SASD) 

operates the collection system, which includes over 4,200 miles of sewer pipelines ranging in size from 4 to 75 

inches in diameter. The second is the Sacramento Regional County Sanitation District (Regional San), which op-

erates a network of interceptor pipes that collect effluent from SASD, and the Sacramento Regional Wastewater 

Treatment Plant (SRWTP). The SRWTP receives and treats an average of 124 million gallons per day (mgd) and 

has a permitted dry weather flow design capacity of 181 mgd.  

To comply with Government Code Section 65589.7, upon adoption, the City will immediately forward its adopted 

Housing Element to its water and wastewater providers so they can grant priority for service allocations to pro-

posed developments that include units affordable to lower-income households. 

There is sufficient water and wastewater capacity to meet the 2021-2029 RHNA.  
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5.  HOUSING RESOURCES AND INCENTIVES 

AFFORDABLE HOUSING PROJECTS IN ELK GROVE 

The City’s affordable housing projects include projects funded by low-income housing tax credits, HUD funding, 

and local funding. Most of the City’s deed-restricted housing is in rental apartment complexes. 

• There are three public housing developments with a total of 46 units located in the City that are managed 

and owned by the Sacramento Housing and Redevelopment Agency (SHRA).  

• There are 17 apartment complexes in the City that provide more than 2,300 affordable housing units. 

Project funding sources include low-income housing tax credits, Elk Grove’s Affordable Housing Fund, 

HOME, and SHRA’s Housing Trust Fund. 

• A total of 25 units are currently part of the Affordable Homeownership Program, which offers deed-

restricted ownership units to income-qualified purchasers.   

Assisted housing projects are listed along with the number of housing units in Table 35. The term of affordability 

for these projects ranges between 30 and 55 years. Since incorporation, the City has provided financial assistance 

to 13 of the listed projects, resulting in the construction of nearly 1,700 affordable units. Another project with 95 

affordable units is expected to complete construction in May 2021. 

The Housing Choice Voucher (HCV, formerly known as Section 8) program assists low-income households by 

paying the difference between what the household can afford to pay for rent and the market-rate rent cost. 

Vouchers can be portable (moving with a household if they move to a new home) or property- based. Funding 

for the HCV program originates from HUD, and SHRA is responsible for administering the program. As of November 

2020, there were 807 housing units in the City that used HCV assistance to pay the rent. Most of the vouchers in 

use in the City were portable and could be used for housing units in multifamily complexes or for single-family 

homes. 

SHRA also administers Conventional Housing (CNV), a unit-based assistance program in which SHRA is the 

landlord. Unlike HCV, assistance is not transferrable from unit to unit or to another city, county, or state. In 

November 2020 there were 28 CNV units in the City. 

Besides the HCV program, HUD also funds and administers various affordable housing opportunities for lower-

income persons, which include Section 221(d)(3), Section 202, Section 236, and Section 811 housing. However, 

according to the local office of HUD, there are no HUD-administered or subsidized affordable housing complexes 

or individual housing units located in the City.  
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Table 35 

Assisted Housing Projects 

Name Address 
Assisted 

Units 
Term of Affordability1 

Affordable Housing Complexes 

Agave2 10070 Willard Parkway 187 30-year term ends in 2035 

Avery Gardens 7015 Elk Grove Blvd. 63 Term ends in 20693 

Bow Street Apartments 8627 Bow St. 97 Term ends in 20713 

The Crossings2 8575 Elk Grove Florin Road 115 55-year term ends in 2062 

The Gardens at Quail Run4 Quail Run Lane & Bruceville Road 95 55-year term ends in 2076 

Geneva Pointe2 8280 Geneva Point Drive 150 55-year term ends in 2061 

Montego Falls2 9950 Bruceville Road 131 33-year term ends in 2041 

Renwick Square 3227 Renwick Ave. 149 Term ends in 20273 

Ridge2 8151 Civic Center Drive 202 38-year term ends in 2051 

Seasons2 7301 Bilby Road 220 50-year term ends in 2059 

Stoneridge2 8515 Elk Grove Florin Road 95 55-year term ends in 2062 

Terracina at Elk Grove 9440 West Stockton Blvd. 122 Term ends in 20633 

Terracina at Laguna Creek 9274 Franklin Blvd. 134 Term ends in 20523 

Terracina at Park Meadows2 8875 Lewis Stein Road 116 Term ends in 2040 

Village Crossing  9241 Bruceville Road 129 30-year term ends in 2031 

Vintage at Laguna2 9210 Big Horn Blvd. 157 37-year term ends in 2042 

Vintage at Laguna II2 9204 Big Horn Blvd. 68 40-year term ends in 2052 

Waterman Square2 9150 and 9160 Waterman Road 83 55-year term ends in 2064 

Public Housing 

Ashley Apartments  9205 Elk Grove Blvd. 16 No ending term date 

Unnamed 9353 Elk Grove Florin Road 10 No ending term date 

Unnamed 9205 Elk Grove Blvd. 20 No ending term date 

For-Sale Homes (Deed-Restricted) 

Coventry 
Sheldon Road and Elk Grove Florin 

Road (multiple addresses) 
14 55-year term (varied starting dates) 

Gallery Walk  
Crystal Walk Circle (multiple 

addresses) 
11 55-year term (varied starting dates) 

Total  2,104  

Source: California Housing Partnership May 2020 

1 Term of affordability per City Regulatory Agreement is shown except where indicated. Other funding sources may require longer 
affordability periods. Most City loan documents require affordability to continue if the City loan is not fully repaid by the date shown. 

2 Denotes City-funded project. 

3 Affordability term required by LIHTC. 

4 Project is currently under construction. 
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AT-RISK HOUSING 

The Housing Element law in the California Government Code (Section 65583) requires all jurisdictions to include a 

study of all low-income housing units that may at some future time be lost from the affordable inventory by the 

expiration of affordability restrictions. There are a few cases that present the opportunity for the conversion of 

affordable units, including: 

1) Prepayment of HUD mortgages, such as Section 221(d)(3), Section 202, and Section 236. (Section ref-

erences are to the following: Section 221(d)(3) - National Housing Act (12 U.S.C. 17151(d)(3) and (d)(4); 

Section 202 - Housing Act of 1959 (12 U.S.C. 1701q), as amended; and Section 236 – Housing and 

Urban Development Act of 1968 (12 U.S.C. 1701.) 

2) Opt-outs and expirations of project-based Housing Choice Voucher contracts. 

3) Other cases. 

A prepayment of HUD mortgages under Section 221(d)(3) involves a privately owned project with HUD providing 

either below-market interest rate loans or market-rate loans with subsidy to the tenants. In a Section 236 complex, 

HUD assists the owner to reduce the costs for tenants by paying most of the interest on a market-rate mortgage. 

Additional rental subsidy may be provided to the tenant. In a Section 202 complex, HUD provides a direct loan 

to nonprofit organizations for project development and rent subsidy for low-income tenants. All Section 202 

handicapped units are designed for physically handicapped, mentally disabled, and chronically mentally ill 

residents. 

In a Housing Choice Voucher contract for new construction or substantial rehabilitation, HUD provides a subsidy 

to the owner for the difference between a tenant’s ability to pay and the contract rent. The likelihood for opt-

outs increases as the market rents exceed the contract rents. 

Other cases that create the opportunity for the conversion of affordable housing include the expiration of low-

income use periods of various financing sources, such as Low Income Housing Tax Credit (LIHTC), bond financing, 

density bonuses, California Housing Finance Agency (CHFA) and CDBG and HOME funds, and redevelopment 

funds.   

According to CHPC all of the projects listed previously are considered ''low” risk which means the units are not 

at-risk of converting to market rate in 10 or more years and/or are owned by a large, stable non-profit. While the 

affordability restrictions of Renwick Square Senior Apartments is estimated to end in 2027, CHPC has assessed the 

risk of conversion to market rate units as “low” as the property is owned and operated by an investment firm that 

specializes in acquiring, renovating, and operating affordable housing and, therefore, the risk of conversion to 

market-rate units is low under the current owner, with no prospect of sale. The City will monitor these units and will 

reach out to the property owner as their affordability expiration approaches to discuss the desire to preserve 

affordability (Action 20). 

Cost Analysis 

State Housing Element law requires that all housing elements include additional information regarding the 

conversion of existing, assisted housing developments to other non-low income uses (Statutes of 1989, Chapter 

1452). This was the result of concern that many affordable housing developments throughout the country were 

going to have affordability restrictions lifted because their government financing was soon to expire or could be 

pre-paid. Without the sanctions imposed due to financing restrictions, affordability of the units could no longer 

be assured.  

There are no units funded by federally assisted (HUD) programs (e.g., Rural Housing Services, Housing Choice 

Vouchers, Moderate Rehabilitation Assistance) in the City that have affordability covenants expiring between 

2021 and 2029, with the exception of Renwick Square Senior Apartments with an expiration year of 2027. 



Housing Element Elk Grove General Plan 

2021–2029 Housing Element Elk Grove 

 78 General Plan 

However, Renwick Square Senior Apartments are owned by an affordable housing developer and, as such, the 

California Housing Partnership considers the risk of these units converting to market rate as low. Therefore, a cost 

analysis to preserve at-risk housing in the City is not included as a component of this Housing Element.  

Resources and Incentives for Affordable Housing 

Efforts by the City to assist in the development, rehabilitation, and preservation of affordable housing would 

require organizational and financial resources. The following programs include local, State, and Federal housing 

programs that are valuable resources in assisting in the development of affordable housing, preserving at-risk 

housing, and for housing rehabilitation.  

Affordable Housing Fee Program 

The City has established an Affordable Housing Fee Program, which provides a linkage between the demand for 

low-income housing and the development of residential and nonresidential uses. The fee varies depending on 

the type of use, and funds generated are deposited into the City’s Affordable Housing Fund. Table 36 illustrates 

the current fees, which are indexed annually. The use of the Affordable Housing Fund is restricted to creating or 

preserving housing affordable to low- or very low-income households. In 2019 the City began an update to the 

Affordable Housing Fee Study to determine the need for affordable housing in the City. Adoption of the updated 

fee is currently on hold due to economic conditions. 

Table 36 

Affordable Housing Fee Program Fees  

Land Use  Fee value (per unit or square foot) 

Single-Family (1-2 units, includes duplexes) $4,731.00 per unit 

Multifamily (3 or more units) $2,838.00 per unit 

Commercial/retail $0.78 per square foot 

Hotel $2.29 per square foot 

Manufacturing $0.88 per square foot 

Office $0.00 per square foot 

Warehouse $0.94 per square foot 

Source: City of Elk Grove, 2020 Development Related Fees Booklet. July 1, 2020 

 

Density Bonus Program 

The City has instituted a housing density bonus for very low-income, low-income, moderate-income, special 

needs, and senior households in accordance with Government Code Sections 65915 and 65917. This was last 

updated as part updates to the City’s Zoning Code (Title 23 of the City’s Municipal Code) in 2019. To ensure 

compliance with State Law, the City has included Action 16 to amend the City’s Zoning code.  

The City grants density bonuses based on a minimum of 5 percent and maximum of 35 percent above the base 

zoning density and one additional concession or incentive, with the exception of developments providing 100 

percent of units for lower-income households, which can receive a density bonus of 80 percent. The City could 

provide the following: 

• A reduction in site development standards or a modification of Zoning Code requirements or architectural 

design requirements that exceed the minimum building standards. 

• Approval of mixed-use development in conjunction with the housing development if the nonresidential 

land uses will reduce the cost of the housing development and if the nonresidential land uses are 

compatible with the housing development and the surrounding development. 
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• Other regulatory incentives or concessions proposed by the applicant or that the City determines will 

result in identifiable financially sufficient and actual cost reductions (California Government Code 

Section65915(h), 2002). 

• Priority processing of a housing development that provides income-restricted units. 

Government Code Section 65915.5 also allows the City to “provide other incentives of equivalent financial value” 

in place of the density bonus and other incentives, as detailed previously. 

Home Investment Partnerships (HOME) Program 

HOME was created under the Cranston-Gonzalez National Affordable Housing Act enacted in November 1990.  

HOME funds are awarded annually as entitlement grants to participating jurisdictions. HUD provides a line of 

credit that the jurisdiction may draw upon as needed to fund eligible projects. The program's flexibility allows 

states and local governments to use HOME funds for grants, direct loans, loan guarantees, or other forms of credit 

enhancement, or rental assistance or security deposits. 

The City is not eligible to be a HOME-participating jurisdiction on its own. For many years, the City participated in 

the HOME program through SHRA, but this ended due to a federal rule regarding matching fiscal years (the City 

operates on a July to June fiscal year, while SHRA operates on a calendar fiscal year). The City is currently able 

to apply for HOME funding through the State, where funds are awarded competitively, and eligible project cat-

egories are limited. 

Public Housing Authority (PHA) 

The local PHA is operated by SHRA, which manages housing and community development activities, including 

conventional housing (public housing) and the HCV program. The conventional housing program involves 

housing developments that are managed and maintained by the SHRA. The voucher program includes both 

tenant-based vouchers and project-based vouchers administered by the agency. Tenant-based vouchers 

provide rental assistance to qualified families or individuals who are selected and certified from a waiting list. A 

qualified family can use the voucher at any decent, sanitary, and safe housing unit (single-family or multifamily) 

that accepts the vouchers. The tenant’s portion of the rent is based on 30 percent of the recipient’s adjusted 

gross income. SHRA pays the landlord the difference between 30 percent of the family’s adjusted gross income 

and either the payment standard or the gross rent for the unit, whichever is lower. The payment standard is based 

on local fair-market rents. Project based vouchers provides housing assistance to privately owned affordable 

housing programs, rather than on an individual unit basis.    

Community Development Block Grant  

HUD awards funding under the CDBG program annually to entitlement jurisdictions and States for a wide range 

of activities, including housing, public services, and economic development activities. HUD also offers various 

other programs that can be used by the City, nonprofit, and for-profit agencies for the preservation of low-in-

come housing units, such as Section 202 and Section 108 loan guarantees. 

The City has received CDBG funding annually since 2003. The amounts and projects vary from year to year, but 

generally include the following types of activities: 

• Home repair for low-income homeowners. 

• Services and facilities in support of people experiencing homelessness, including transitional housing. 

• ADA improvements, including curb ramps and sidewalk infill projects. 

• Nonprofit facility improvements. 
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• Public services, including senior meals, housing counseling, fair housing advice and investigation, youth 

programs, and general social service assistance. 

Community Reinvestment Act (CRA) 

The CRA, enacted by Congress in 1977, is intended to encourage depository institutions to help meet the credit 

needs of the communities in which they operate, including low- and moderate-income neighborhoods, 

consistent with safe and sound banking operations. The CRA requires that each insured depository institution’s 

record in helping meet the credit needs of its entire community be evaluated periodically. That record is taken 

into account in considering an institution’s application for deposit facilities, including mergers and acquisitions. 

Low-Income Housing Tax Credit Program (LIHTC)  

In 1986, Congress created the federal LIHTC program to encourage private investment in the acquisition, 

rehabilitation, and construction of low-income rental housing. 

Because high housing costs in California make it difficult, even with federal credits, to produce affordable rental 

housing, the California Legislature created a State LIHTC program to supplement the federal credit. 

The State credit is essentially identical to the federal credit: the Tax Credit Allocation Committee (TCAC) allocates 

both. State credits are only available to projects receiving federal credits, or those that have qualified under 

Section 42(h)(4)(b) of the Internal Revenue Code. State Farmworker Credits are not required to meet these 

criteria. Twenty percent of federal credits are reserved for rural areas and 10 percent for nonprofit sponsors. To 

compete for the credit, rental housing developments must reserve units at affordable rents to households at or 

below 50 percent of AMI. The units must be reserved for the target population for a minimum of 30 years. A 

greater level of tax credit investment (9 percent credits) usually carries a 55-year restriction term. 

The federal tax credit provides a subsidy over 10 years toward the cost of producing a unit. Developers sell these 

tax benefits to investors for their present market value to provide upfront capital to build the units. 

Credits can be used to fund the hard and soft costs (excluding land costs) of the acquisition, rehabilitation, or 

new construction of rental housing. Projects not receiving other federal subsidies receive a federal credit of 9 

percent per year for 10 years and a State credit of 30 percent over 4 years (high-cost areas and qualified census 

tracts get increased federal credits). Projects with a federal subsidy receive a 4-percent federal credit each year 

for 10 years and a 13-percent state credit over 4 years. 

California Housing Finance Agency (CalHFA) 

CalHFA offers permanent financing for new construction of affordable housing opportunities or acquisition and 

rehabilitation financing to for-profit, nonprofit, and public agency developers seeking to preserve “at-risk” 

housing units. In addition, CalHFA offers low-interest predevelopment loans to nonprofit sponsors through its 

acquisition/rehabilitation program. The Single-Family Division also provides first-time homebuyer assistance 

through mortgage loans and down payment assistance. CalHFA offers both government loans and conventional 

loans. 

Federal Home Loan Bank System 

The Federal Home Loan Bank System facilitates Affordable Housing Programs, which subsidizes the interest rates 

for affordable housing. The San Francisco Federal Home Loan Bank District provides local service within California. 

Interest rate subsidies under the Affordable Housing Programs can be used to finance the purchase, construction, 

and/or rehabilitation of rental housing. For rental projects, very low-income households (at or below 50% AMI) 

must occupy at least 20 percent of the units and owner-occupied units must serve low-income households (at or 

below 80% AMI) for the useful life of the housing or the mortgage term. 
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California Department of Housing and Community Development  

HCD administers several programs to preserve affordable housing including the Affordable Housing and 

Sustainable Communities Program (AHSC), the California Emergency Solutions and Housing (CESH), Emergency 

Solutions Grants Program (ESG), Golden State Acquisition Fund (GSAF), Homekey, Housing for a Healthy California 

(HHC), Infill Infrastructure Grant Program (IIG), Joe Serna,  Jr. Farmworker Housing Grant (FWHG), Local Housing 

Trust Fund Program (LHTF), Mobilehome Park Rehabilitation and Resident Ownership Program (MPRROP), 

Multifamily Housing Program (MHP), National Housing Trust Fund, No Place Like Home, Supportive Housing 

Multifamily Housing Program (SHMHP), Transit Oriented Development Housing Program (TOD), and the Veterans 

Housing and Homelessness Prevention Program (VHHP).  

Each of these provides funding assistance through grants or low-interest loans to housing for target populations 

or development needs. Eligible costs range from acquisition, rehabilitation, social service facilities linked to 

housing, and infrastructure improvements, among others. Eligible applicants include local government agencies, 

provide nonprofit organizations, for-profit organizations, transit agencies, and more.   

Housing Choice Voucher (HCV) Program 

The federal government provides funding and oversight for the HCV program, which SHRA administers at the 

local level. The program assists very low-income families, elderly, and the disabled to afford safe and sanitary 

rental housing. Housing choices include single-family homes, townhomes, and apartments where the property 

owner agrees to participate in the HCV program.  

Mortgage Credit Certificate Program (MCC) 

The City currently participates in the MCC program administered by the SHRA, which provides first time home-

buyer assistance to eligible individuals and families. The assistance is provided through Federal income tax credits, 

reducing the amount the homebuyer pays in income tax and increasing their ability to afford a home. 

Other State Programs 

Other available projects include the Single-Family Housing Bond Program (Mortgage Revenue Bonds) Bonds, 

which are issued to local lenders and developers so that below-market interest-rate loans can be issued to first-

time homebuyers. 

Incentives for Affordable Housing Development 

In addition to the affordable housing resources listed previously, the City anticipates offering incentives to 

promote the development of housing affordable to very low- and low-income households. As identified under 

the Goals, Policies, and Actions section of this Housing Element, these incentives may include: 

• Financial assistance (through the Affordable Housing Fund, funded by the Affordable Housing Fee 

Program) 

• Expedited development review 

• Streamlined processing 

• Fee waivers and reductions 

• Modification of development requirements 
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Interested Entities 

The City maintains a list of entities that have expressed interest in developing new affordable housing or preserv-

ing current affordable housing in Elk Grove. Some of the entities already operate facilities that benefit Elk Grove 

residents. A partial listing of entities that have expressed interest in developing affordable housing in Elk Grove 

includes the following: 

• Amcal Multi-Housing 

• CFY Development Inc. 

• Chelsea Investment Corporation 

• Eden Housing 

• Mercy Housing 

• Mutual Housing California 

• St. Anton Partners 
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6. HOUSING CONSTRAINTS  

GOVERNMENTAL AND NON-GOVERNMENTAL CONSTRAINTS 

Various interrelated factors can constrain the private and public sector’s ability to provide adequate housing 

and meet the housing needs for all economic segments of the community. These factors can be divided into 

two categories: governmental and non-governmental. Possible non-governmental constraints may consist of 

land availability, environmental factors, vacancy rates, land cost, construction costs, and availability of financ-

ing. Governmental constraints may include land use controls, development standards, processing fees, devel-

opment impact fees, code enforcement, site improvement costs, development permit and approval processing, 

and provision for a variety of housing types. 

Non-Governmental Constraints 

Land Availability 

The City incorporates approximately 42.02 square miles (26,890 acres) of land area. The City is in the southern 

portion of the Sacramento metropolitan area and is surrounded on three sides by primarily agricultural and open 

space land uses. The City borders urban areas of the City of Sacramento and of the County of Sacramento to 

the north. 

Environment 

The City incorporates various environmental qualities that require protection and therefore constrain residential 

development. The most notable environmental constraint is floodplains. The City is relatively flat and does not 

incorporate any significant geologic features like hills or ridges. Areas located near the Cosumnes River and near 

tributaries of the Sacramento River are prone to floods. The only significant portion of the 100-year floodplain 

inside the City is in the north-central area of the City.  Portions of the west side of the City are located in the 200-

year floodplain.  

Another significant natural feature is the native oak trees, which contribute to the City’s aesthetic identity. In 

addition, oak trees line a majority of the streets located in the eastern portion of the City. The City requires a 

project to be redesigned or to mitigate the loss of oak trees in prospective developments; therefore, this may be 

considered a constraint to residential development. 

The City’s agricultural and vacant land contain some habitat for special-status species, in particular the Swain-

son’s hawk (Buteo swainsoni).  Development in special-status species habitat areas generally requires mitigation. 

To mitigate for loss of Swainson’s hawk habitat as a result of development, applicants may provide mitigation 

through one or more of the following: provide direct land preservation to the City, pay the Swainson’s hawk 

impact mitigation fee (currently about $12,903 per acre, purchase mitigation credits from a mitigation bank or 

property owner, or provide other instruments to preserve suitable habitat. The cost of mitigation may be consid-

ered a constraint to residential development.  This is but one example of potential biological impacts that could 

affect a development project.  Other examples include, but are not limited to, wetlands, vernal pools, and other 

special status species including giant garter snake, northern harrier, and burrowing owls. Developers of affordable 

housing projects that are receiving funding from the affordable housing fee program can use the funding for City 

impact fees, including environmental fees. 

Land Cost 

The cost of raw, developable land creates a direct impact on the cost for a new home and is considered a non-

governmental constraint. A higher cost of land raises the price of a new home. Therefore, developers often seek 

to obtain City approvals for the largest number of lots allowable on a parcel of raw land in consideration of the 

infrastructure and vertical construction costs. This allows the developer to distribute the costs for infrastructure 
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improvements (e.g., streets, sewer lines, water lines) over the maximum number of lots while not substantial in-

creasing the infrastructure requirements. In April 2020, the cost of land in the City varied widely depending on the 

property’s location and whether it had any infrastructure improvements. A survey of sales prices of vacant lots 

sold from April 2018 to April 2020 found that the median vacant lot in Elk Grove sold for $474,000 and was 1.97 

acres in size. The median cost per acre was $520,833. The size of available land ranged from 0.11 acres to ap-

proximately 34.2 acres, and prices varied from $0.61 to $105.33 per square foot (approximately $26,571 to 

$4,588,174 per acre). 

Construction Costs 

Construction costs can vary widely depending on the type of development. Multifamily residential housing gen-

erally costs less to construct than single-family housing on a per-unit basis.  

Labor and materials costs also have a direct impact on housing costs and make up the main component of 

housing costs. Residential construction costs vary greatly depending on the quality of materials used and the size 

of the home being constructed. If labor or material costs increased substantially, the cost of construction in the 

City could rise to a level that impacts the price of new construction and rehabilitation. Therefore, increased con-

struction costs have the potential to constrain new housing construction and rehabilitation of existing housing.  

According to an Internet source of construction cost data (www.buildingjournal.com/residential-estimat-

ing.html), a 1,200-square-foot single-family home of a single-story with stucco finish, no basement, and standard 

construction quality is estimated to cost approximately $133 per square foot as of April 2020. The total construction 

costs are estimated at $159,120, excluding land costs and additional off-site infrastructure improvement costs 

required by the City. To construct a multifamily residential development, it would cost an estimated $90.47 per 

square foot, $90,468 per unit, and $1,085,610 for the entire building. This scenario assumes a development with 

12,000 square feet total, with 12 units measuring 1,000 square feet each in a two-story structure with stucco finish, 

no basement, and standard construction quality. Both the single-family and multifamily residential estimates in-

clude design fees as well as contractor and contingency costs. Although the single-family development con-

struction cost estimates are lower overall, the multifamily development costs less per square foot and per unit to 

construct and yields 12 times as much housing supply. However, while multifamily development costs for unit 

construction are lower, this does not account for additional costs such as required parking capacity and com-

mon areas. These additional costs can present potential constraints on new housing construction. 

Availability of Financing 

The cost of borrowing money to finance the construction of housing or to purchase a house affects the amount 

of affordably priced housing in the City. Fluctuating interest rates can eliminate many potential homebuyers from 

the housing market or render a housing project infeasible that could have been successfully developed or mar-

keted at lower interest rates. 

The fluctuation of the prime interest rate gives some indication of the costs of borrowing money for housing. The 

prime rate is the base rate banks give to their most creditworthy corporate customers. It is typically the lowest 

going interest rate and serves as a basis for other higher-risk loans. In the first half of 2020, the prime rate was 3.25 

percent, which is low from a historical perspective. Interest rates are likely not a major constraint to constructing 

new housing or to households purchasing housing. 

Governmental Constraints 

Land Use Controls 

The Elk Grove General Plan establishes policies that guide new development, including residential development. 

These policies, along with zoning regulations, control the amount and distribution of land allocated for different 

land uses in the City. The land use designations established by the General Plan allowing single-family and multi-

ple-family residential developments are provided in Table 37. A total of five residential land use designations 
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provide for residential densities ranging from rural (as low as 0.1 dwelling unit(du)/acre) to multifamily (up to 40 

du/acre). There are also five agricultural designations, all of which allow for single-family dwellings.  

Residential Development Standards 

The City of Elk Grove Zoning Code establishes standards for and controls the type, location, and density of resi-

dential development in the City. The zoning regulations serve to protect and promote the health, safety, and 

general welfare of the community residents and implement the goals and policies of the General Plan. The spe-

cific residential land use zones used in the City and the respective maximum densities are shown in Tables 37 and 

38.  Table 39 details permitted residential uses in the City. Table 40 details the development standards that are 

applied to residential development in the City. Development standard are also available on the City’s website.  

The Multifamily Overlay District (MF Overlay) supplements the allowed uses and development standards of the 

underlying zoning district. The MF Overlay established multifamily residential (three or more attached units) use 

as a permitted use. Detached single-family units may be permitted if the project furthers the City’s affordable 

housing goals. Multifamily development may occur independently or in conjunction with other nonresidential 

uses permitted in the underlying zone.  

Table 37 

General Plan Land Use Designations (Excerpt focused on those that allow residential uses) 

Commercial Land Uses 

Designation Notes 

Community Commercial 

Generally characterized by retail and service uses that meet the daily needs of residents in 

surrounding neighborhoods and community needs beyond the surrounding neighborhood. 

Limited residential uses may be allowed when integrated with nonresidential uses within an 

approved District Development Plan and consistent with zoning.  Where allowed, residential 

uses at densities between 15.1 and 40 units per acre are permitted.  

Regional Commercial 

Generally characterized by retail and service uses that serve a regional market area. Lim-

ited residential uses may be allowed when integrated with nonresidential uses within an ap-

proved District Development Plan and consistent with zoning. Where allowed, residential 

uses at densities between 15.1 and 40 units per acre are permitted.  

Employment Center 
Generally characterized by office uses and professional services or research and develop-

ment facilities, which may include limited supporting and ancillary retail services. 

Light Industry 
Generally characterized by industrial or manufacturing activities which occur entirely within 

an enclosed building. 

Light Industrial/Flex (LI/FX) 

Generally characterized by a diverse range of light industrial activities, including limited 

manufacturing and processing, research and development, fabrication, wholesaling, ware-

housing, or distribution. 

Heavy Industry 
Generally characterized by industrial or manufacturing activities which may occur inside or 

outside of an enclosed building. 

Public, Quasi-Public, and Open Space Land Uses 

Designation Notes 

Note: These categories will typically be applied to lands after acquisition by the City or another agency has occurred or 

after the acceptance of roadways by the City or the California Department of Transportation (Caltrans), and are in-

tended to reflect existing land uses, rather than planned facilities. 

Parks and Open Space 

Include public and private parks, public plazas, trails, paseos, and similar features that pro-

vide off-street connectivity, and similar spaces not included in the Resource Management 

and Conservation designation. 

Resource Management 

and Conservation 

Consist of both public and private lands, including but not limited to lands used for habitat 

mitigation, wetland protection, and floodways 
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Residential Land Uses 

Designations Dwelling Units Per Gross Acre Notes 

Rural Residential 0.1–0.5 

Minimum lot size: 2 to 10 acres gross. 

Areas with minimum lot size greater than 10 acres are included 

in agricultural land use categories. 

Estate Residential 0.51–4.0 Lot sizes range from 0.25 acre to 2 acres. 

Low Density Residential 4.1+ –7.0 
Lot sizes vary, generally from approximately 6,000 to 10,000 

square feet. 

Medium Density Residen-

tial 
7.1+ –15.0 

May include small lot single family development or 

condo/townhome-type development. 

High Density Residential 15.1+ –30.0 
May consist of apartments, condominiums, or clustered single 

family. 

Residential Mixed-Use 15.1 – 40.0 

Generally characterized by pedestrian-oriented development, 

including integrated public plazas, with vertical mixes of uses 

that feature ground-floor activity spaces, live-work units, or re-

tail or office uses and allow residential uses above. Single-use 

buildings may also be appropriate. The predominant use is in-

tended to be residential uses supported by commercial or of-

fice uses. Residential Mixed-Use areas are generally located 

along transit corridors with access from at least one major 

roadway. Secondary access may be allowed from minor or lo-

cal roadways. These areas may also serve as buffers between 

commercial or employment land uses and residential areas. 

Village Center Mixed Use 12.1 – 40.0  

Generally characterized by pedestrian-oriented development, 

including integrated public plazas, with mixes of uses that fo-

cus on ground-floor commercial retail or office uses and allow 

residential or office uses above. Vertical integration should be 

prioritized along public transportation corridors and in activity 

nodes. Single-use buildings may also be appropriate when in-

tegrated into the overall site through horizontal mixes of uses, 

including public plazas, emphasizing pedestrian-oriented de-

sign. The predominant use is intended to be office, profes-

sional, or retail use in any combination, and may be supported 

by residential uses. Village Centers are generally located 

along transit corridors with access from at least one major 

roadway. Secondary access may be allowed from minor or lo-

cal roadways. 

Other Designations 

Designation 

 
Notes 

Agriculture 

 

Characterized by agricultural lands.  This land use may include 

ancillary uses that support agricultural production or pro-

cessing, including but not limited to warehousing or packing 

sheds.  Residential uses are also allowed with a limit of one 

dwelling unit per parcel. 

Designation Notes 

Study Area 

Lands outside the current City limits that have been identified for further study by the City.  

Any potential annexation and development of these areas shall be consistent with the ap-

plicable provisions of the General Plan. 

Tribal Trust Lands Includes lands held in trust by the United States of America for a Native American tribe. 

Note: This table provides a summary of land use designations described in additional detail in the Land Use Element and is not 
intended to establish land uses. City of Elk Grove General Plan, Land Use Element, 2015; staff communication April 1, 2020. 
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Table 38 

Residential Zoning Districts and Densities 

Zone Minimum Area 
Lot Width 

(feet) 

Maximum Den-

sity (units per 

acre) 

Residential Types 

AG-80 80 acres 1000 0.0125 
Very low-density single-family and agricultural labor hous-

ing. 

AG-20 20 acres 500 0.05 
Very low-density single-family and agricultural labor hous-

ing. 

AR-5/10 
5/10 gross 

acres 
250/300 0.1 to 0.2  Rural and agricultural detached single-family residences. 

AR-2 2 gross acres 150 0.5 Rural and agricultural detached single-family residences.  

AR-1 1 gross acres 75 1 Rural and agricultural detached single-family residences. 

RD-1 1 net acre 75 1 Detached single-family residences. 

RD-2 
20,000 square 

feet (s.f.) 
75 2 Detached single-family residences. 

RD-3 10,000 s.f. 65 3 Detached single-family residences.  

RD-4 8,500 s.f. 65 4 
Detached and attached single-family and two-family resi-

dences.  

RD-5 5,200 s.f. 52 5 
Detached and attached single-family and two-family resi-

dences. 

RD-6 4,000 s.f. 40  6 
Detached and attached single-family and two-family resi-

dences and cluster developments. 

RD-7 No minimum1 2 
No mini-

mum2 
7 

Detached and attached single-family and two-family resi-

dences and cluster developments.  

RD-8 No minimum2 
No mini-

mum2 
8 

Detached and attached single-family and two-family resi-

dences and low-density multifamily. 

RD-10 No minimum2 
No mini-

mum2 
10 

Detached and attached single-family and two-family resi-

dences and low-density multifamily. 

RD-12 No minimum2 
No mini-

mum2 
12  

Detached and attached single-family and two-family resi-

dences and low-density multifamily. 

RD-15 No minimum2 
No mini-

mum2 
15 

Small lot attached or detached single-family, two-family 

and/or multifamily like townhomes, condos, rowhouses and 

garden apartments. 

RD-18 No minimum2 
No mini-

mum2 
18 

Small lot attached or detached single-family, two-family 

and/or multifamily like townhomes, condos, rowhouses and 

garden apartments. 

RD-20 

RD-25 

RD-30 

RD-40 

No minimum2 n/a 

20 

30 

30 

40 

Multifamily developments and high-density attached sin-

gle-family homes. Apartments and condominiums are ex-

pected to be primary types in RD-30 and RD-40. 

RM-1 5,200 s.f. 52 N/A 

Mobile homes on individual lots within an approved subdivi-

sion specifically designed and designated for the sale, not 

rental, of lots to accommodate mobile homes as the dwell-

ing unit. 

MHP 

Com-

bining 

Zone 

5 acres3 
No mini-

mum 

Consistent with 

underlying 

zone 

Mobile homes concentrated within a mobile home park. 

Density varies based on the base density of the underlying 

zone. 

VCMU No minimum 
No mini-

mum 
12.1 to 40 

Multifamily developments. Apartments and condominiums 

are expected to the be the primary housing types. 
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Zone Minimum Area 
Lot Width 

(feet) 

Maximum Den-

sity (units per 

acre) 

Residential Types 

RMU No minimum 
No mini-

mum 
15.1 to 40 

Multifamily developments. Apartments and condominiums 

are expected to the be the primary housing types. 

1. The front yard setback may be reduced when separated sidewalks are utilized. The setback reduction shall not exceed the width 
of the planter separating the sidewalk and the street. 

2. Determined in the Design Review process. 

3. 2,940 square feet per site. 

Source: City of Elk Grove 2020 

Table 39 

Permitted Uses 

Land Use/Zoning 

District 

Residential Specific 

Use  

Regulations RD-1/2/3 RD-4/5/6 RD-7 
RD-8/10/ 

12/15/18 

RD-20/ 

25/30/40 
RM-1 RMH 

Residential Uses 

Dwelling, 

Accessory Unit1 
P P P P P - - 

EGMC Chapter 

23.90 

Dwelling, 

Multifamily 
- - P P P P P 

  

Dwelling, 

Single-Family1 
P P P P CUP1 P P 

  

Dwelling, 

Two-Family 
P2 P2 P2 P2 - P P 

  

Employee Housing, Large - - - - - - -   

Employee Housing, Small P P P P - - -   

Guest House P P P P - - -   

Live-Work Facility - - CUP CUP CUP - -   

Long-Term Rentals P P P P P - -   

Mobile Home Park - - - - - - P   

Navigation Housing P P P P P - -   

Organizational Houses - - CUP CUP CUP - -   

Single Room Occupancy 

(SRO) Facilities 
- - - CUP CUP 

- -   

Supportive Housing P P P P P - -   

Transitional Housing P P P P P - -   

Human Services Uses 

Adult Day Health Care Center P P P P CUP - -   

Child Care Facility, Child Care 

Center 
P P P P P 

- -   

Child Care Facility, 

Family Day Care Home 
P P P P P 

- -   
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Land Use/Zoning 

District 

Residential Specific 

Use  

Regulations RD-1/2/3 RD-4/5/6 RD-7 
RD-8/10/ 

12/15/18 

RD-20/ 

25/30/40 
RM-1 RMH 

Community Care Facility, 

Large 
- - - - P 

- - EGMC Chapter 

23.88 

Community Care Facility, Small P P P P P - -   

Emergency Shelter 
- - CUP CUP CUP 

- - EGMC Chapter 

23.80 

Pediatric Day Health and Res-

pite Care Facility, Small 
P P P P P 

- -   

Pediatric Day Health and Res-

pite Care Facility, Large 
- - - - P 

- -   

Residential Care Facility for the 

Chronically Ill, Large 
- - - - P 

- - EGMC Chapter 

23.88 

Residential Care Facility for the 

Chronically Ill, Small 
P P P P P 

- -   

Residential Care Facility for the 

Elderly, Large 
- - - - P 

- - EGMC Chapter 

23.88 

Residential Care Facility for the 

Elderly, Small 
P P P P P 

- -   

Notes: 

1. In the RD-20 zone only. 

2. Duplexes/halfplexes are permitted (P) on corner lots by right. Duplexes/halfplexes on interior lots require a CUP. 

Source: Elk Grove Zoning Code 2021 

• At the time of this Housing Element update, the City is undergoing an update to ADU requirements to allow these units by 
right in all zones that allow residential uses. This change is expected to be adopted by July 2021 (Action 21). 

• Emergency shelters are permitted by right in the GC (General Commercial) and M-1LI (Light Industrial) and LI/FX (Light Indus-
trial Flex) zoning districts and with a CUP in RD-7 through RD-3040 and in the PR and PS zoning districts. 

• Transitional and supportive housing are permitted as a residential use and only subject to those restrictions that apply to 
other residential dwellings of the same type in the same zone consistent with Government Code section 65583(a)(5). Addi-
tionally, the City permits 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). 

• There are no sites in the City zoned RMH; there is only one site zoned RM-1 and it is developed with a mobile home park 

• The RMH is an overlay zone and augments the underlying base zone, allowing both the allowed uses of the RMH and the base 
zone.  For example, if a site is zoned RD-10-RMH, the allowed uses for the site would be both the RD-10 and the RMH. 

• The City allows and permits manufactured housing in the same manner and in the same zones as conventional or stick-built 
structures are permitted (Government Code Section 65852.3). 

 

Table 40 

Summary of Residential Development Standards 

Standard Very Low Density Low Density Medium Density High Density 
Habitable Acces-

sory Structures 

Front Yard 20 ft. 18–22 ft. No minimum 25 ft. 
Same as primary 

structure 
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Standard Very Low Density Low Density Medium Density High Density 
Habitable Acces-

sory Structures 

Side Yard 

5 ft. for interior-side 

yards, 12.5 ft. for 

street-side yards 

(corner lots only) 

5 ft. for interior-side 

yards, 12.5 ft. for 

street-side yards 

No minimum 20 ft.  

No minimum to 5 ft. 

for interior sides, no 

minimum to 12.5 ft. 

for street-side 
Rear Yard 25 ft. 

15–20 ft., or 15% of 

average lot depth, to 

living area; 5–15 ft. to 

garage or secondary 

unit 

No minimum 20 ft. 

Height 30 ft. 30 ft. 35 ft. 40 ft. 16 ft. 

Parking 2 spaces per house 

For single family: 2 spaces per house. 

For multifamily: 1.5 spaces per unit for 

studio and one-bedroom units, 2 

spaces per unit for two and three-

bedroom units, 3 spaces per unit for 

units with four or more bedrooms; 1 

guest space for every four units. 

1 space per bed-

room 

Open 

Space 
n/a n/a No minimum 20% of lot area n/a 

Elk Grove Zoning Code 2020. 

Note: Specific Plan areas and Special Planning Areas may incorporate different development standards. 

The City’s parking requirements for residential projects vary by housing type. Table 40 also provides the parking 

requirements for residential developments. Single-family residential units are required to have two off-street 

spaces per unit. The number of parking spaces required for multiple-family residential units ranges from 1.5 off-

street spaces for one-bedroom or studio units to three spaces for units with four or more bedrooms. An additional 

0.25 parking spaces per unit are required to accommodate guests in multifamily residential projects. Residential 

lots with a habitable accessory structure must provide one off-street space for each bedroom. 

Building setbacks, maximum height limits, and open space requirements are also compulsory for all housing de-

velopments in the City. The requirements are minimal but may constrain the full development of land to its max-

imum density. However, none of these requirements are considered constraining to development, as exhibited 

by the amount of housing development occurring in the City and are used to ensure an aesthetically pleasing 

project that allows for recreational uses and open space areas.  

Reasonable Accommodation Procedures 

The City has adopted an ordinance establishing formal procedures to expeditiously review and process requests 

for reasonable accommodation for persons with disabilities. Requests for reasonable accommodation are re-

ferred to the Development Services Director for review and consideration as a ministerial action unless deter-

mined otherwise by the Development Services Director. A request for reasonable accommodation shall be con-

sidered ministerial in nature when it is related to a physical improvement that cannot be constructed to conform 

to the City’s setbacks or design standards. Typical improvements considered to be “ministerial” in nature would 

include ramps, walls, handrails, or other physical improvements necessary to accommodate a person’s disability. 

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 indi-

vidual protected under the Fair Housing Act. 

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

c. The requested reasonable accommodation does not impose an undue financial or administrative bur-

den on the City and does not fundamentally alter City zoning, development standards, policies, or pro-

cedures. 

d. The requested accommodation will not result in a fundamental alteration in the nature of the City’s zoning 

program, as “fundamental alteration” is defined in fair housing laws and interpretive case law. 

e. The requested accommodation will not, under the specific facts of the case, result in a direct threat to 

the health or safety of other individuals or substantial physical damage to the property of others. 

Typical Densities for Development 

The typical density for recent single-family development in the City is 4-8 dwelling units per acre, with an average 

of 5 dwelling units per acre. Multi-family is typically developed at a density of 18-28 dwelling units per acre, with 

an average of 21 dwelling units per acre. Projects that propose a density lower than the required density require 

a General Plan Amendment and a rezone, with no guarantee that one or both will be approved. The City did 

not receive any requests to approve a project listed on the sites inventory table, at a lower than the required 

density during the 5th cycle planning period. 

Review of Local Ordinances 

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

Special Planning Areas 

The City has established Special Planning Areas (SPAs), which are special purpose zoning districts with unique 

development standards for their area.  SPAs may establish development standards for a range of topics, includ-

ing minimum lot area, building setbacks, lot width and depth, and building height that differ slightly from citywide 

development standards. Specifically, SPAs are designed to preserve and enhance certain resources of the City 

from incompatible land uses and to preserve and protect areas with special and unique social, architectural, or 

environmental characteristics that require special considerations not otherwise adequately provided by regular 

zones. For example, the Elk Grove Old Town SPA residential standards require front, back, and side yards to con-

form to the existing surrounding structures and allow for a maximum height of two stories or 20 feet, whichever is 

less.  

There are seven SPAs in the City, which are listed and described as follows.  Relevant development standards 

that apply to residential development (for those SPAs that allow residential uses) are also provided in Table 41. 

• Elk Grove Auto Mall - This SPA only addresses signage standards in the Elk Grove Auto Mall.  Residential 

uses are not allowed. 

• Elk Grove Triangle - The Elk Grove Triangle is located between Bond Road, Bradshaw Road, and Grant 

Line Road on the east side of the City.  It allows for single family residential uses at low density and estate 

density levels.  No multifamily uses are allowed.  Accessory dwelling units and small residential care facili-

ties are allowed by right; large residential care facilities are allowed with a conditional use permit.   

• Elk Grove-Florin and Bond Roads - The Elk Grove-Florin and Bond Roads SPA provides for a collection of 

residential and commercial development along Elk Grove-Florin Road just south of Bond Road and ad-

jacent to Laguna Creek.  The area is divided into four sub-areas: 

o Area A provides for single family residential uses, consistent with the standards and allowed uses 

for the RD-6 zone.  No deviations from the RD-6 zone are provided. 
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o Area B provides for multifamily residential consistent with the standards and allowed uses for the 

RD-30 zone.  No deviations from the RD-30 zone are provided. 

o Area C provides for commercial uses consistent with the GC zone. 

o Area D provides for parks and recreation uses. 

• Lent Ranch Marketplace - Located at the northwest corner of Kammerer Road and State Route 99, the 

Lent Ranch Marketplace, or Lent Ranch, provides approximately 295 acres for regional retail, office, and 

entertainment uses.  The planning area is divided into eight districts (A through H).  Each district requires 

subsequent master planning and design review prior to construction.  Development of the site is regulated 

by the Lent Ranch Marketplace Special Planning Area.  District H provides for Multifamily Residential De-

velopment and corresponds with housing site E-1 in this Housing Element.   

• Old Town Elk Grove - The Old Town area of Elk Grove is located along Elk Grove Boulevard between 

Waterman Road and Elk Grove-Florin Road.  The SPA allows single family residential, multifamily residential, 

and commercial uses, depending upon the site location as depicted on an area plan map.   

• Silverado Village - The Silverado Village SPA is located at the northwest corner of Bond and Waterman 

Roads.  The SPA contains two villages of single family uses and one age-restricted mixed density village.  

The site is also subject to a Development Agreement.   

o The single-family villages (Villages 1 and 2) have allowed uses and development standards con-

sistent with the RD-5 zone and height limits of 30 feet.  Setbacks are also the same as the RD-5 

zone.   

o Village 3 has a Village Core, that includes a clubhouse, lodge, and recreational amenities, 

along with a residential care facility of 125 units.  The balance of Village 3 is made of up cottage 

units.   

• Southeast Plan Area - Located at the southern end of the City, the Southeast Policy Area (SEPA) is the 

last large-scale development area within the urbanized portion of Elk Grove. It lies directly south of the 

Laguna Ridge Specific Plan area and west of Lent Ranch/Elk Grove Promenade and the approved Ster-

ling Meadows development. It is approximately 1,200 acres in size.  SEPA is divided into 14 land use des-

ignations, including a Village Center (missed use) and Residential Neighborhood (Estate Residential, 

Low Density Residential, Medium Density Residential, and High Density Residential).  

o For the allowed uses, each residential land use generally conforms with the uses allowed in one 

of the RD zones.  For example, the Estate residential aligns with the RD-4 zone; the Low Density 

Residential aligns with the RD-5 zone; the Medium Density Residential aligns with RD-15; and High 

Density aligns with RD-25.   

o Development standards are aligned based upon building type, as provided below. 

Table 41 

Special Planning Area - Summary of Residential Development Standards 

Standard Very Low Density Low Density Medium Density High Density 
Habitable Acces-

sory Structures 

Elk Grove Triangle 

Front Yard 20 ft 20 ft 20 ft 20 ft 20 ft 

Side Yard 
5 ft (interior), 12.5 

ft (street side) 

5 ft (interior), 

12.5 ft (street 

side) 

7.5 ft (interior), 15 

ft (street side) 

5 ft (interior), 12.5 

ft (street side) 

3-5 ft (interior, 12.5 

ft (street side) 

Rear Yard 25 ft 5 ft 20 ft 20 ft 3-5 ft 

Height 1 story/25 ft 1 story/30 ft 1 story/25 ft 1 story/25 ft 161 

Parking 2 spaces/unit 2 spaces/unit 1.5-3 spaces/unit 1.5 spaces/unit 1 space/bedroom 
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Open 

Space 
- - - - - 

Elk Grove-Florin and Bond Roads 

Front Yard 15 ft - 25 ft - 

Side Yard 5-10 ft - 25 ft2 - 

Rear Yard - - 20 ft2 - 

Height 30 ft - 40 ft - 

Parking 2 spaces/unit - 

1.5 – 3 

spaces/unit +1 

guest space/4 

units 

- 

Open 

Space 
- - 20% - 

Lent Ranch Marketplace 

Front Yard - - - 50 ft3 - 

Side Yard - - - 25 ft - 

Rear Yard - - - 25 ft - 

Height - - - 2 stories/40 feet - 

Parking - - - 

1.5-2 spaces/unit 

+ 0.6 guest 

spaces/unit 

- 

Open 

Space 
- - - - - 

Old Town Elk Grove 

Front Yard - 

Average of 

buildings on 

each side 

≤7.5 ft - - 

Side Yard - 
5 (interior), 12.5 

(street side) 

0-12 ft (interior), 

≤7.5 ft (street side) 
- - 

Rear Yard - 

Average of 

buildings on 

each adjacent 

side 

Average of build-

ings on each ad-

jacent side 

- - 

Height - 3 stories/45 ft4 3 stories/45 ft4 - - 

Parking - 2 spaces/unit 

1.5-3 spaces/unit 

+ 1 guest space/4 

units 

- - 

Open 

Space 
- - - - - 

Silverado Village5 

Front Yard - 10-18 ft 10-18 ft - 
Consistent with 

primary structure 

Side Yard - 
5 ft (interior), 12 

ft (street side) 

5 ft (interior), 12 ft 

(street side) 
- 

3-5 ft (interior), 

12.5 ft (street side) 

Rear Yard - 10 ft 10 ft - 3-5 ft 

Height - 30 ft 30 ft - 16’ 

Parking - 2 spaces/unit 
2.25 

spaces/home 
- 1 space/bedroom 

Open 

Space 
- - - - - 
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Southeast Plan Area6 

Front Yard 15 ft 15 ft 8-10 ft 10-20 ft 
Consistent with 

primary dwelling 

Side Yard 
7.5 ft (interior), 15 

ft (street side) 

5 ft (interior), 

12.5 ft (street 

side) 

5-10 ft (interior), 0-

5 feet (street side) 

0 ft (interior), 5-10 

ft (street side) 
5 ft 

Rear Yard 20 ft 15 ft 0-10 ft 0 ft 5 ft 

Height 45 ft 25-35 ft7 45 feet 45-60 ft 
Consistent with 

primary dwelling 

Parking 2 spaces/unit 2 spaces/unit 2 spaces/unit 1-2 spaces/unit 1 space/unit 

Open 

Space 
50% 25% 150 sf – 35% of lot 75 sf – 30% of lot 

Consistent with 

primary dwelling 

Sources: Elk Grove Triangle Special Planning Area, 2019; Elk Grove-Florin and Bond Roads Special Planning Area, 2019; 
Lent Ranch Marketplace Special Planning Area, 2001; Old Town Elk Grove Special Planning Area, 2005; Silverado Village 
Special Planning Area, 2014; Southeast Policy Area Special Planning Area, 2018 
1May exceed this standard up to the height of the primary structure upon approval of a Minor Design Review. 

2The side and rear setback for all three (3) or more story multifamily structures (or portions thereof) abutting any single-
family residential or open space district shall be one hundred (100' 0") feet, measured from the property line of the com-
mon boundary. 

3Front setback can be reduced to a minimum of 25 feet provided that for reach square foot of additional ground floor 
buildable area, an equivalent square foot of planter or landscaped area is provided in the corresponding front tor side 
street setback. 

4Maximum height may be increased upon a Type 2 Design Review approval by the Planning Commission. 

5Development standards are consistent with the RD-5 zone. 

6Multiple residential uses are permitted in each density category; development standards vary for each use. A full list of 
development standards can be found in the Southeast Policy Area Special Planning Area plan on the City’s website. 

7Maximum height for front-loaded, recessed, and detached single-family structures is 25 feet; maximum height for single-
family rear or standard front-loaded structures is 35 feet. 

Specific Plans  

Specific Plans provide a vehicle for implementing the City’s General Plan on an area-specific basis.  The City’s 

General Plan encourages preparation of specific plans and identifies certain areas of the City which require 

specific plans for development.  Specific plans shall contain information, in text and diagrams, as required by 

Sections 65451 and 65452 of the California Government Code, including the use of land, circulation plans, infra-

structure plans and requirements, phasing and financing information, and other information as required by the 

City.   

As of 2021, the City has adopted two specific plans – the Laguna Ridge Specific Plan (LRSP) and the Elk Grove 

Multi-Sports Complex and Southeast Industrial Area Specific Plan (SIASP).  These specific plans are described 

below.  Future specific plans will be prepared for areas that annex into the City.  Each specific plan will be imple-

mented through zoning (either the existing base zoning districts or an existing or future SPA). 

• The LRSP is a policy and regulatory document. As a policy document, the LRSP amplifies the broader 

goals and policies contained in the General Plan through the establishment of policies for the Plan 

Area. As a regulatory document, the Specific Plan identifies the land use designations and informs the 

zoning for all land in the Plan Area.  The LRSP is implemented by the City’s zoning districts (previously de-

scribed).   
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• SIASP applies to a 571-acre area south of Grant Line Road at Waterman Road that will be annexed into 

the City in phases beginning in 2021.  Planned land uses include industrial and commercial, with oppor-

tunity for a sports park complex.  Development in the area is regulated by the LI, HI, and SC zoning dis-

tricts. 

Public Services 

Dry utilities, including electricity and telephone service, are available to all areas within the City. The extension of 

power and gas to service new residential development has not been identified as a constraint. Service providers 

are as follows: 

• Electricity: Sacramento Municipal Utility District (SMUD) 

• Telephone: Frontier Communications, Consolidated Communications, AT&T, and Xfinity from Comcast 

• Terrestrial (non-satellite) Television: Frontier Communications, Consolidated Communications, AT&T, and 

Xfinity from Comcast 

Design Guidelines 

The City requires Design Review approval for new multifamily development.  This requirement ensures that pro-

jects are consistent with the General Plan, Zoning, and the overall design objectives for the City.  To assist appli-

cants in understanding the City’s design objectives, the City offers pre-application meetings to all developers 

and has developed the Design Guidelines.  Chapters 4A and 4B of the Design Guidelines address site planning 

and architecture (respectively) for multifamily development.  The Design Guidelines are structured to provide 

clear direction while also ensuring design flexibility and approval certainty to accommodate unique site condi-

tions and the aims of the development itself.  For example, the Guidelines require that a minimum 15-gallon tree 

size be used for accent trees in landscape areas, while also requiring landscaping at project entries and common 

spaces.  The exact placement of the trees in the landscape area is left to the project applicant to propose 

consistent with their overall site plan.  Similarly, the Guidelines require lighting in parking lots, along walkways, and 

in other common areas and establish a maximum height for light fixtures of 14 feet, with shielding to direct light 

downward.   The design guidelines are available on the City’s website and at the public counter.  The Guidelines 

include a variety of illustrations and photographs to help communicate the design objectives.  City staff is avail-

able through the pre-application process to review the proposed project design and discuss consistency with 

the Guidelines, offering feedback on ways to improve the project. 

The following design guidelines have been adopted by the City: 

• Citywide Design Guidelines: Guidance for multifamily housing units, nonresidential development, and pro-

duction single-family houses.  These guidelines apply throughout the City unless specifically exempted or 

other guidelines apply. 

• Laguna Ridge Supplemental Design Guidelines:  These guidelines work in concert with the Citywide De-

sign Guidelines to inform the design of new production single family residential within the LRSP area  

• Southeast Policy Area Design Protocol and Architectural Style Guide: These documents provide guidance 

for architectural and site design for development in the Southeast Policy Area. 

• Old Town Special Planning Area: The Old Town SPA includes design guidelines for the Old Town area.  

• Old Town Sheldon Design Guidelines: These guidelines apply primarily to commercial development in the 

Sheldon Old Town area in Rural Elk Grove. 

These guidelines allow a variety of materials and designs and are considered essential in keeping with the 
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character of the City. Building materials initially may be slightly more expensive; however, this nominal expense 

is offset by the longevity and aesthetics of the more expensive building materials, and the public availability of 

these guidelines helps to lessen the cost of building materials by showing a developer what is acceptable early 

in the process. While the City encourages high quality building materials the monetary value of the materials is 

not a contributing factor when determining project approval.  

These guidelines are intended to: 

• Encourage high-quality land planning and architecture. 

• Encourage development in keeping with the desired character of the City. 

• Ensure physical, visual, and functional compatibility between uses. 

• Ensure proper attention is paid to site and architectural design, thereby protecting land values. 

All new single-family residential subdivisions are required to adhere to the land use Design Guidelines, which 

include standards for streets, bikeways, open space and parks, and streetscape design. Generally, new residen-

tial streets are required to comply with the City’s street standards identified in Table 42, but allow for alternative 

designs such as sidewalks separated from the street by landscaping, landscape medians, tree preservation within 

the right-of-way, traffic circles, narrow sections/neck to slow traffic, and other approved traffic-calming devices. 

To encourage the incorporation of separated sidewalks, minimum front and street side yard setbacks may be 

modified. Street systems are required to be designed to improve traffic circulation in and through the site.  

Parks and open space should be consistent with current open space plans adopted by the City and the Cosum-

nes Community Services District (CCSD). Specific locations of parks and open space are to be determined by 

the CCSD and City Council in conjunction with area plan or subdivision map review. 

Bikeways are required throughout the site and may be incorporated into the street design or as separate bike/pe-

destrian pathways.  

Streetscape design includes landscaping and lighting. The minimum width of landscape corridors along arterial 

streets is 25 feet. Except where houses front on collector streets, the minimum width of landscape corridors along 

collector streets is 6 feet. Lighting is required to be on a pedestrian scale not more than 30.75 feet in height along 

arterials and collectors, and 21 feet along residential streets, and in character with the area.  

Design review is required for master home plans developed for each neighborhood or subdivision in the City, as 

well as for new multifamily developments. Design review approval for master home plans and multifamily build-

ings is required prior to issuance of building permits for model homes and all subsequent homes within the identi-

fied development. Design Guidelines for home master plans and multifamily developments are intended to 

achieve the following: 

• Pedestrian-friendly streetscapes where homes are oriented to the street and to common open space 

areas. 

• Home designs that incorporate authentic architectural styles. 

• Variety in mass and scale of homes that is visually appealing from the street. 

• Landscape that softens the appearance of pavement and structures and provides an eventual tree can-

opy along the street. 

Design Guidelines for home master plans and multifamily developments include requirements for a minimum 

number of floor plans depending on the number of units, the placement of identical units, design techniques 
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that minimize bulk and mass, the placement of the building on the lot, unit architecture, architecture detail-

ing/finish, roof lines, the unit’s main entrance, garage placement, driveways, landscaping, and project themes.  

Design Guidelines for multifamily development do require the inclusion of at least one on-site amenity, which 

may include a tot lot/play structure, community garden, picnic tables and barbecue areas, pool, or indoor rec-

reation facilities. The guidelines do not require specific architectural types but are in place to ensure a project is 

cohesively designed and of a standard that will be a good neighbor and good place for future residents. These 

guidelines have been in place for a few years and have not impacted the cost or feasibility of multifamily devel-

opment in the City. 

While the use of design guidelines may be considered a detriment to housing development in some communities, 

the City’s Design Guidelines would have minimal impact and promote sustainable housing by encouraging qual-

ity of design and pedestrian-friendly neighborhoods.  

To ensure the entitlement does not add any time constraints to a project, Design Review is typically conducted 

concurrently with the various required processes including improvement plan review, building permit application, 

and any requests for financial assistance from the City. To further expedite the process, the Planning Director is 

afforded the authority to approve Design Review for multifamily projects of 150 units or less. The Planning Com-

mission is the approving authority for multifamily projects larger than 150 units. No specific materials or building 

techniques are required in the Design Guidelines and a multitude of designs are acceptable to the City. The City 

encourages neighborhood design patterns to utilize a mix of densities and lot sizes to create a diversity of housing 

products. By adopting special standards that allow for flexibility in design and an increase in density, the Design 

Guidelines promote the development of housing affordable to lower-income households. The following stand-

ards have been incorporated into the Design Guidelines to increase densities and promote affordability:  

• On corner lots, the minimum lot sizes and widths in the underlying zoning district shall apply to combined 

lots for duplexes and halfplexes. 

• Minimum building setbacks in the RD-7 zoning districts have been reduced to 18 feet for the front yard, 

and the rear yard setback was reduced to 10 feet for one-story structures and 15 feet for two-story struc-

tures. 

• Minimum lot sizes and widths have been eliminated in the RD-10 and RD-15 zoning districts allowing for 

greater densities and design flexibility. 

Provision for a Variety of Housing Types 

The Housing Element must identify adequate sites that are available to encourage the development of various 

housing types for all economic segments of the population through appropriate zoning and development stand-

ards. Housing types include single-family residential housing, multifamily residential housing, residential accessory 

dwelling units, mobile homes, duplexes and halfplexes, and residential care homes. Table 42 shows the housing 

types permitted in the City’s various residential zoning districts.  

Table 42 

Housing Types Permitted by Zoning District 

Housing Type Zone 

Agricultural and Agricultural-Residential Zoning Districts 

 AG-80 AG-20 AR-5/10 AR-2 AR-1 

Single-Family Dwelling1 P P P P P 

Supportive Housing P P P P P 

Transitional Housing P P P P P 

Employee Housing, (>6) P P P P P 

Employee Housing (≤6) P P P P P 
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Housing Type Zone 

Guest House P P P P P 

Child Care Facility, Family Day Care Home P P P P P 

Residential Care Home (≤6) P P P P P 

Residential Care Facility (>6)2 CUP CUP CUP CUP CUP 

Accessory Dwelling Unit P P P P P 

Single-Family Residential Zoning Districts 

 RD-1/2/3 RD-4/5/6 

Single-Family Dwelling1 P P 

Duplex, Halfplex3 P P 

Multifamily Dwelling N N 

Residential Care Home (≤6) P P 

Residential Care Facility (>6)2 N N 

Accessory Dwelling Unit P P 

Single-Room Occupancy (SRO) Facilities N N 

Supportive Housing P P 

Transitional Housing P P 

 

Multiple-Family Residential Zoning Districts 

 RD-7 RD-8/10/12/15/18 RD 20/25/30/40 

Single-Family Dwelling P P CUP2 

Duplex, Halfplex3 P P N 

Apartments P P P 

Residential Care Home (≤6) P P P 

Residential Care Facility (>6) N N P 

Accessory Dwelling Unit P P N 

Single-Room Occupancy (SRO) Facilities N CUP CUP 

Supportive Housing P P P 

Transitional Housing P P P 

 

Mobile Home Zoning Districts 

 RM-1 MHP 

Single-Family Dwelling P P 

Duplex, Halfplex P P 

Apartments P N 

Mobile Home Park N CUP 

Caretaker Housing N P 

 

Commercial Zones Allowing Residential 

 GC LC C-O SC 

Apartment CUP5 N N N 

Child Care Facility, Family Day Care Home P P CUP N 

Emergency Shelter P N N N 

Residential Care Home (≤6) P N N P 

Residential Care Facility (>6) CUP CUP CUP N 

Single-Room Occupancy (SRO) Facilities P N N N 

Transitional Housing  P N N N 

Caretaker Housing P5 P5 P5 P 

 

Mixed Use Zones Allowing Residential 

 VCMU RMU 

Accessory Dwelling Unit P P 

Apartments P P 

Home Occupations P P 

Single-Room Occupancy (SRO) Facilities N CUP 

Supportive Housing N6 P 

Transitional Housing N P 
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Housing Type Zone 

Residential Care Home (≤6) P P 

Residential Care Facility (>6) N P 

Source: City of Elk Grove 2020 

P = Permitted use, CUP = Permitted use subject to the issuance of a Conditional Use Permit, N= Not permitted 
1Includes, by definition, mobile homes. 

2 Refer to Program 14  
2 Duplexes and halfplexes are permitted (P) by right on corner lot but require a CUP for interior lots. 

 
3 In the RD-20 zone only. 
4 Use only allowed in conjunction with nonresidential development. 
5 Limited to one unit in conjunction with a primary nonresidential use. 
6 Use is permitted by right when the use is consistent with the provisions of Sections 65650 et seq. of the Cali-
fornia Government Code. 

 

 

Code Enforcement 

The City, in accordance with the State housing law, establishes certain minimum requirements for residential 

construction. The Elk Grove Building Department has adopted by reference and enforces the 2019 California 

Building Code; 2019 Residential Code; 2019 California Plumbing Code; 2019 California Mechanical Code; 2019 

California Electrical Code; and the 2019 California Building Standards Administrative Code. There have been no 

local amendments to the code. Enforcement of development and building standards does not constrain the 

production or improvement of housing in the City. The presence of an active code enforcement effort serves to 

maintain the condition of the City’s housing stock.  

The City maintains a Code Enforcement Division, which oversees housing code enforcement responsibility. Code 

enforcement works primarily on a reactive basis with most code enforcement violations originating from com-

plaints.  

Site Improvements, Development Impact Fees, and Processing Fees 

Costs associated with site improvements are an important component of new residential development costs. Site 

improvement costs are applied to provide sanitary sewer and water service to a project, to make necessary 

transportation improvements, and to provide other infrastructure to the project. In addition, the City may require 

payment for various off-site improvements to ensure orderly growth, consistency with the General Plan, or as part 

of project mitigation measures.  Examples of off-site costs include payment toward an off-site traffic signal, con-

struction of a trail, or backbone drainage improvements.  

Developers of new residential projects are also required to construct all on-site streets, sidewalks, curb, gutter, 

and affected portions of off-site arterials, and to meet City Improvement Standards. Curbs, gutters, and sidewalks 

are also required in new subdivision development. Generally, new residential streets shall comply with the City’s 

street standards as outlined in Improvement Standards Manual amended in June 2020. A minor residential street 

is required to have a right-of-way of 42 feet, a pavement width of 32 feet, and 5-foot-wide sidewalks. Minor 

residential streets are used when serving 99 or fewer single-family residential units. Primary residential streets are 

required to have a 40-foot right-of-way and a pavement width of 38 feet, with 5-foot-wide sidewalks separated 

by a 6-foot-wide landscape corridor and serve between 100 and 399 single-family and duplex units. Residential 

collector streets, serving areas with 400 or more units, are required to have a 50-foot pavement width and 5-foot-

wide sidewalks separated by 6-foot-wide landscape corridors. Table 43 details all road improvement standards. 

These standards are considered necessary to sustain and improve the quality of life in the City. However, alter-

native designs to improve aesthetics, pedestrian experience, or circulation are encouraged with the condition 

that minimum pavement width for both public and private streets shall be consistent with the City’s adopted 

residential street standards. Examples of alternative designs include, but are not limited to, sidewalks separated 
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from the back of curb by a landscape planter strip, landscape medians, tree preservation within the right-of-

way, traffic circles, narrow sections/neck to slow traffic, and other approved traffic-calming devices. 

Table 43 

Site Improvements 

Type Service  Street width 
Sidewalk 

width 

Right-

of-Way 

Minor Residential  Up to 99 residential units  32 ft. 
5 ft. (at-

tached) 
42 ft. 

Primary Residential 100 to 399 residential units 38 ft. + 6 ft. corridor 
5 ft. (de-

tached) 
40 ft. 

Collector Street 
400 or more residential units, industrial, com-

mercial, and multifamily 
50 ft. + 6 ft. corridor 

5 ft. (de-

tached) 
50 ft. 

Minor Arterial When required by the project traffic analysis 
74 ft. + 25 ft. corri-

dor 

8 ft. (de-

tached) 
74 ft. 

Major Arterial When required by the project traffic analysis 
96 ft. + 36 ft. corri-

dor 

8 ft. (de-

tached) 
96 ft. 

Source: City of Elk Grove Improvement Standards, Public Works Department, June 2020 

The cost for site improvements varies with each project. Therefore, it is difficult to estimate what a “typical” per-

unit cost would be for site improvements. Even for infill projects where infrastructure may already be available, 

there is often a need to upgrade and/or expand the existing improvements to serve new residential develop-

ment. 

The City collects fees from new development projects to cover the costs of planning review and processing 

permits, which includes plan checks and inspection fees. Further discussion of the development permit and ap-

proval processing is provided below.  

A variety of development fees are often assessed on new residential projects that include City-controlled fees 

(such as development application fees, building permit fees, roadway and capital facilities fees) and non-City-

controlled fees (such as school fees). Another component of project costs involves utility service connection fees 

(e.g., sewer and water connection fees). There are six citywide development impact fee programs collected 

and/or administered by the City. Those programs are:  

• Capital facilities fee to fund the Civic Center, police facilities, Corporation Yard, library facilities, and 

transit;  

• Affordable housing fees;  

• Roadway fees;  

• Fire fees;  

• Measure A Transportation Mitigation Fees to fund regional transportation facilities, which the City collects 

on behalf of the Sacramento Transportation Authority; 

• I-5 Sub-Regional Fee, which the City collects on behalf of partner agencies (City of Sacramento, City of 

West Sacramento, Caltrans) and uses to construct improvements that reduce congestion on Interstate 5. 

In addition to citywide development impact fee programs, there are fee programs specifically for plan areas 

including the SEPA Park and Trail Fee Program, SEPA/LRSP Phase 3 Drainage Fee Program, SEPA Cost Recovery 

Fee Program, East Franklin Park Facilities Fee Program, Rural residential frontage improvement fees, among 
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others. 

The various planning review and processing fees, development impact fees, and utility service connection fees 

collectively can add significant costs to housing. The City has adopted citywide impact fees for all developments 

including single-family and multifamily units. Table 44 lists the application and environmental fees for develop-

ment review in effect as of January 2020.  The amount of the fee charged is sometimes a flat rate, but may also 

be a deposit to be used toward the time and materials or task order required to process it, which is indicated by 

footnote reference in the table. Table 45 illustrates the cost for a typical single-family unit to be constructed due 

to City fees, and Table 46 shows the same costs for a typical multifamily unit.  The City’s development standards 

and fees are also available on the City’s website. 

Costs for environmental review of a proposed development project include the cost for compliance with the 

California Environmental Quality Act (CEQA).  Depending upon the complexity of the project, its location in the 

City, consistency with the General Plan and the General Plan EIR, and other factors, the cost for this review can 

range from $50 to hundreds of thousands of dollars.  The City charges applicants for the time and expense related 

to conducting this review.  The City makes every attempt to leverage prior CEQA reviews for development pro-

jects, such as where a Programmatic EIR considered the effects of developing a larger project, such as a Com-

munity Plan or Specific Plan. 

Table 44 

Entitlement Processing Fees 

Application Type Approving Body Fee 

Appeals 

Appeal of Planning Director Decision to Planning Commission PC $3,0001 

Appeal of Planning Commission Decision to City Council CC $5,0001 

Permits and Variances 

Conditional Use Permit 
PC $8,8001 

CC $10,0001 

Conditional Use Permit Amendments 
PC $1,0002 

CC $1,0002 

Minor Deviation 
PD $3,300 

PC $4,000 

Variance 
PC $6,0001 

CC $6,0001 

Design and Site Plan Review 

Design Review – Single Family Master Home Plans DSD $3,0001 

Design Review – Minor Design Review ZA $5,2001l 

Design Review – Major Design Review PC $12,0001 

Design Review – District Development Plan Design Review PC $18,0001 

Old Town Type 1 DSD $5002 

Old Town Type 2 PC $5002 

Design Review Amendment – Single -Family Master Home Plans DSD $2,0001 

Design Review Amendment – Minor Design Review ZA $2,0001 

Design Review Amendment – District Development Plan Design Re-

view 

PC 
$2,0001 

Development Agreement CC $10,500 

Development Agreement Amendment CC $5,250 
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Application Type Approving Body Fee 

Zoning 

Zoning Amendment CC $1,0002 

Plans and Plan Amendments 

General Plan Amendment CC $1,0002 

Specific Plan/Specific Planning Area Amendment (residential only) CC $1,0002 

Specific Plan/Specific Planning Area Initiation (commercial only) CC $10,0001 

Minor Deviation 
PD  $3,300 

PC $4,000 

Maps and Boundaries 

Annexation Request CC $18,800 

Boundary Line Adjustment PD $2,800 

Lot Merger/Certificate of Compliance DSD $800 

Tentative Parcel Map (residential) PC $8,8001 

Tentative Parcel Map (commercial) PC $12,3001 

Tentative Parcel Map Amendment  PC $1,0002 

Tentative Parcel Map Extension  PC $1,500 

Tentative Parcel Map Waiver for Condos PC $4,850 

Tentative Subdivision Map (<25 lots) PC $10,5001 

Tentative Subdivision Map (25–99 lots) PC $12,5001 

Tentative Subdivision Map (100–200 lots) PC $14,5001 

Tentative Subdivision Map (>200 lots) PC $18,0001 

Tentative Subdivision Map Amendment PC $1,0002 

Tentative Subdivision Map Extension 
ZA $1,500 

CC $1,500 

Other Actions 

CEQA Review N/A Varies 

Combined Entitlements N/A Varies 

Development Agreement CC $10,5001 

Development Agreement Amendment CC $5,2501 

Williamson Act CC $5,0001 

Source: City of Elk Grove Fee Schedule. All fees are subject to change without revision to the Housing Element. Fees may be re-
vised pursuant to resolution and are effective immediately. Therefore, you may not rely on this table for the current fees. To ob-
tain the most recent City fees, please view the Fee Booklet on the City’s website at http://www.elkgrovecity.org/UserFiles/Serv-
ers/Server_109585/File/Departments/Planning/Application/planning-application-environmental-fee-schedule.pdf. 

Note: CC - City Council, PC - Planning Commission, PD - Planning Director, HPC – Historic Preservation Committee 
1 Amount noted is a deposit. Applicant will be billed time and materials for staffing and expenses required to process request if 
these costs accrue above and beyond the deposit amount, the City works with developers to ensure they are aware of all required 
information to process the request to reduce the potential of exceeding this deposit. 
2 Amount noted is a deposit. A task order with a consultant will be executed to process the request. 

http://www.elkgrovecity.org/UserFiles/Servers/Server_109585/File/Departments/Planning/Application/planning-application-environmental-fee-schedule.pdf
http://www.elkgrovecity.org/UserFiles/Servers/Server_109585/File/Departments/Planning/Application/planning-application-environmental-fee-schedule.pdf
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Table 45 

Estimate of Development Impact and Other Fees for Single-Family Home, April 2020 

Fee Program  
Fees Due Per Single-Family Unit1 

Lowest Highest 

Development Impact Fees2 

City Administered Fees  

Capital Facilities Fee Program $4,346 

Affordable Housing Fee Program3  $4,731 

Elk Grove Roadway Fee Program $10,876 

Various Plan Area Park Fees $189 $15,086 

East Franklin Fees (Agricultural Land Mitigation Fee) 

(excludes park fee) 
$1,025 $1,025 

Technology Fee (due at permit to the City) $98.49 $98.49 

General Plan Update Fee (due at permit to the 

City) 
$56.63 $56.63 

Total City Administered Fees $21,133 $36,219 

Elk Grove Fire Fee Program $1,957 $2,132 

Zone 40 Water Fee Program $17,601 

Zone 11A Drainage Fee Program $0 $10,332 

CSD-1 Sewer (4-inch line and tap) $3,301 $19,806 

SRCSD (regional sewer treatment) $3,602 $6,479 

School ($5.94/s.f./2,200 s.f.) $13,068 

Sacramento County Transportation Mitigation Fee $1,329 

I-5 Subregional Corridor Mitigation Program $3,083 

Subtotal Development Impact Fees $65,074 $110,049 

Other Fees (due at Permit to the City)  

Building Permit Varies 

Plan Check Varies 

Zoning Check (5% of plan check fees) Varies 

Subtotal in Other Fees to City $1354 $1353 

Total Fees $65,209 $110,184 

Source: City of Elk Grove Fee Schedule. All fees are subject to change without revision to the Housing Element. Fees may be re-
vised pursuant to resolution and are effective immediately. Therefore, you may not rely on this table for the current fees. To ob-
tain the most recent City fees, please view the Fee Booklet on the City’s website at http://www.elkgrovecity.org/UserFiles/Serv-
ers/Server_109585/File/Departments/Finance/fee-booklet.pdf. 

Note: Excludes plan check/permit fees from other agencies, environmental fees, and City processing/application fees. Fees assume 
RD-5, 2,200-square-foot house with 450-square-foot garage and construction valuation of $246,227. 
1 Development of single-family homes in the SEPA are subject to drainage fees (ranging from $9,687 to $29,312 per acre) and cost 
recovery fees ($2,322.75 per gross acre) in addition to the fees outlined in this table. 
2 The development impact fees are charged by the City and other agencies. 
3 This fee is waived for affordable housing projects.  
4 Not including variable fees. 

http://www.elkgrovecity.org/UserFiles/Servers/Server_109585/File/Departments/Finance/fee-booklet.pdf
http://www.elkgrovecity.org/UserFiles/Servers/Server_109585/File/Departments/Finance/fee-booklet.pdf
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Table 46 

Estimate of Development Impact and Other Fees for Multifamily Unit, April 2020 

Fee Program or Fee Component Lowest Highest 

Development Impact Fees1,2 

City Administered Fees  

Capital Facilities Fee Program $4,346 

Affordable Housing Fee Program2 $4,731 

Elk Grove Roadway Fee Program $3,941 $7,557 

Various Plan Area Park Fees $105 $10,193 

East Franklin Fees (Agricultural Land Mitigation 

Fee) (excludes park fee) 
$0 $1,025 

Technology Fee (due at permit to the City) $499.37 $499.37 

General Plan Update Fee (due at permit to the 

City) 
$287.14 $287.14 

Total City Administered Fees $13,173  $33,543  

Elk Grove Fire Fee Program $1,352.40 $1,403.90 

Zone 40 Water Fee Program $13,200 

Zone 11A Drainage Fee Program $7,684 $11,137 

CSD-1 Sewer (4” line and tap) $19,164 

SRCSD (regional sewer treatment) $2,701 $4,859 

School ($5.94/s.f.) $10,763 

Sacramento County Transportation Mitigation 

Fee 
$3,941 $7,557 

Subtotal Development Impact Fees $58,778 $101,626 

Other Fees (due at Permit to the City) 

Building Permit Varies 

Plan Check Varies 

Zoning Check (5% of plan check fees) Varies 

Subtotal in Other Fees to City $681 $681 

Total Burden per Unit $58,846 $122,601 

Source: City of Elk Grove Fee Schedule. All fees are subject to change without revision to the Housing Element. Fees may be re-
vised pursuant to resolution and are effective immediately. Therefore, you may not rely on this table for the current fees. To ob-
tain the most recent City fees, please view the Fee Booklet on the City’s website at http://www.elkgrovecity.org/UserFiles/Serv-
ers/Server_109585/File/Departments/Finance/fee-booklet.pdf. 

Note: Excludes plan check/permit fees from other agencies, environmental fees. Assumes 60 units, 3 units per building, 14.4 units 
per acre, 5,436 square feet per building and 4,270 square feet of living area per building; 0.21 net acres per building, and $319,608 
in per building valuation. 
1 Development of multi-family homes in the SEPA are subject to drainage fees (ranging from $16,183 to $48,970 per acre) and cost 
recovery fees ($2,322.75 per gross acre) in addition to the fees outlined in this table. 
2 Not including variable fees. 
3 This fee is waived for affordable housing projects. 

 

 

An analysis of development and impact fees collected by cities across California performed in 2018 shows that 

Sacramento and Roseville, cities in the region approximate to Elk Grove, collect fees that are similar to those 

http://www.elkgrovecity.org/UserFiles/Servers/Server_109585/File/Departments/Finance/fee-booklet.pdf
http://www.elkgrovecity.org/UserFiles/Servers/Server_109585/File/Departments/Finance/fee-booklet.pdf
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collected by Elk Grove.2 For instance, Sacramento collected between $17,257 and $21,174, respectively, for mul-

tifamily and single-family development on a per-unit basis. Roseville collected between $18,105 and $36,439, 

respectively, for multifamily and single-family development on a per-unit basis. Comparatively, Elk Grove collects 

variable fees for both single- and multifamily developments, respectively ranging from an estimated $21,133 to 

$36,219 and $13,173 and $33,543. The City’s fees, on their own, do not constitute a constraint on housing devel-

opment. When accounting for non-city-administered fees; however, the cost of development per-unit rises 

steeply depending on the location of the development. Specifically, the gross total cost burden per unit for single-

family development ranges from an estimated $65,209 to $110,184 and, for multifamily development, ranges 

from an estimated $58,846 to $101,626. Even the lowest of these estimated ranges is nearly twice the amount of 

base the fees collected by surrounding jurisdictions. These notable increases in cost burden to developers come 

from the Zone 11A Drainage Fee Program, the SEPA/LRSP Phase 3 Drainage Fee Program, the Sacramento Re-

gional Sanitation District, and the Sacramento County Transportation Mitigation Fee. These fees are out of the 

City’s control and the City may only petition and collaborate with these regional agencies to reduce the impact 

fee amounts on the City’s housing development. There are also City-administered fees, however, that cause the 

cost burden for multifamily housing to rise. Specifically, the park fees and roadway fees that vary by sub-area in 

Elk Grove. For instance, SEPA charges a $15,097 fee to multifamily developments to finance parks and trails. The 

Elk Grove Roadway Fee Program also charges multifamily development higher fees in Elk Grove and the 

Stonelake planning areas ($7,557 and $7,390, respectively) than in other planning areas, such as Lakeside 

($3,941).  It should be noted that the City is preparing updates to the Roadway Fee Program that are expected 

to eliminate the zone-based approach and to further recognize differences in trip characteristics between dif-

ferent types and densities of residential developments.  

The City offers some programs to assist developers of affordable housing with fees. The City’s affordable housing 

impact fee does not apply to deed-restricted affordable units, currently saving developers $2,838 to $4,731 per 

unit. Most of the City’s impact fees for new development are lower for multifamily units and age-restricted prop-

erties. The Sacramento County Regional Sanitation District (Regional San), Sacramento County Water Agency, 

and Sacramento Area Sewer District also waive or defer fees for affordable housing meeting certain conditions.  

The City also has a fee deferral program that allows certain impact fees to be deferred up to the close of escrow 

(24 months maximum) for single-family homes and until the close of permanent financing for affordable multi-

family projects. Additionally, per Government Code Section 66007, the City allows deferment of fees for projects 

proposed by nonprofit housing developers in which at least 49 percent of the units will be reserved for lower-

income households. Fees for these projects will be deferred until the project no longer meets these requirements. 

The City’s Affordable Housing Fund loans often end up being used toward the payment of permit and impact 

fees, whether or not those fees are deferred. 

Development Permit and Approval Process 

The development review and permitting process is utilized to receive, evaluate, and approve new development 

applications. The development review and permitting process ensures that new residential projects reflect the 

goals and policies of the General Plan and meet the intent and requirements of the Zoning Code.  

Applications for development permits are made in writing to the Development Services Department. Applica-

tions vary depending on the permit being requested. In addition, some projects require public hearings. Devel-

opment permit approval processing in the City does not create any unnecessary delays or increases to the cost 

of housing because applications are processed as expeditiously as possible depending on the complexity of the 

project and timeframes that are instituted by law. 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 

 
2 http://ternercenter.berkeley.edu/uploads/Development_Fees_Report_Final_2.pdf 

http://ternercenter.berkeley.edu/uploads/Development_Fees_Report_Final_2.pdf
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within 180 days of submitting the preliminary application. 

Elk Grove offers pre-application meetings with applicants for all projects prior to submission of formal applications 

to better define the information needed to review a project. Pre-application meetings have helped to shorten 

the review process and allow for better communication between applicants, City departments and utility pro-

viders. The City currently defers to HCD for the required application process related to SB 330 but is developing a 

local process.   

There are different steps in the approval process a housing development must go through depending on the 

type and conditions of the development. Small single-family developments which do not require a zone change 

only need building permits. Single-family subdivisions and master home plans are required to conform to the 

Design Guidelines and are subject to staff review and Planning Commission approval depending on the type of 

project. Multifamily developments that are 150 units or fewer require staff review and are subject to development 

plan review by the Zoning Administrator. Multifamily developments of more than 150 units require both staff and 

Planning Commission review. Specific Plans, rezones, subdivisions, and variances require staff, Planning Commis-

sion, and City Council review. Multifamily development in commercial and business zones requires the same 

procedures as in a residential zone. 

Emergency shelters are permitted by right in the General Commercial (GC), Light Industrial (LI), and Light Indus-

trial/Flex (LI/FX) zone districts and with a CUP in RD-7, all Medium Density Residential Zones (RD-8/10/12/14/18), all 

High Density Residential Zones (RD-20/25/30/40), Parks and Recreation (PR), and Public Services (PS). These uses 

are subject to the policies outlined in Title 23, Chapter 80 of the Elk Grove Municipal Code. This section details 

requirements for development and operational standards to ensure appropriate housing and services for special 

needs populations are met.  

Project application review is completed within 30 days of accepting an application. Determination of approval 

is based on consistency with the General Plan, character of adjacent land uses, adequate size and shape of 

lots, zoning compliance, and conformance with design standards. Many other components can also factor into 

the determination of approval, such as public interest that may require additional outreach. An approved de-

velopment plan is in effect for three years and may be applicable for extensions consistent with State law and 

local standards. As shown in Table 47, the typical timeframe from application approval to issuance of a building 

permit varies depending on the type of project, as well as factors out of control of the City such as neighborhood 

input, delays on the part of the application, and more. 

After the City approves a project, such as at Planning Commission or City Council hearing, it becomes the appli-

cant’s responsibility to initiate the steps to secure building permits and construct the project.  These steps include 

obtaining additional City clearances and paying fees as outlined in a project’s conditions of approval. Other 

necessary actions include:   

• Completing construction drawings   

• Recording subdivision (final) maps (applies to ownership projects)   

• Retaining contractors   

• Obtaining utility approvals, required easements and rights of entry. 

A few of the bulleted items, such as the construction drawings, require city review prior to issuance of a building 

permit.   

The length of time between a project’s approval and building permit issuance in many cases is determined by 

the applicant. Once a project begins the construction plan review process, the following general timelines can 

be achieved with responsive applicants: 
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• Civil plan approval (e.g., grading, water, sewer, streets): 3-6 months   

• Building permit approval: 1-3 months 

Various development review activities, such as general plan amendments, rezones, and specific plans, require 

the preparation of an environmental document (e.g., environmental impact report or negative declaration) be-

fore a project can be approved. The requirement to prepare an environmental document can substantially 

lengthen the development review process, sometimes taking up to one year to obtain project approval. How-

ever, the cost associated with preparing an environmental document is not considered to disproportionately 

affect constraints on residential development in the City. The costs associated with development project review 

will vary between projects. The City uses an efficient and comprehensive approach toward development review 

and permitting that allows for quick response to applicants. The City utilizes many practices to expedite applica-

tion processing, reduce costs, and clarify the process to developers and homeowners. Increased development 

costs resulting from delays in the City’s development review and permitting process are not considered a con-

straint on housing development. 

Table 47 

Typical Processing Procedures by Project Type 

 Single-Family Subdivision 
Single-Family Unit  

(no subdivision) 
Multifamily 

List of Typical  

Approval  

Requirements 

Tentative Subdivision Map  

(6–12 months) 

Design Review for homes  

(1–2 months) 

Design Review  

(2–6 months) 

Improvement Plans  

(2–3 months) 

Master Home Plan Building 

Permit (2–4 weeks) 

Building Permit  

(4–6 weeks) 

Final Map (1–2 months) Batch permit (10 days)  

Design Review for homes (1–2 months)   

Master Home Plan Building Permit  

(2–4 weeks) 
  

Batch permit (10 days)   

Estimated Total 

Processing Time 

20 months (excluding improvement con-

struction and plan preparation) 
3 months 

7–8 months (excludes plan 

preparation) 

Source: City of Elk Grove 2020 

* Actual development processing time shall vary based on multiple factors, including environmental review, applicant responsive-
ness, public outreach, and a multitude of other factors based on each project’s specific needs. Per Housing Element Policy H-3-2, the 
City will continue to streamline processing times for lower-income and special needs housing projects to comply with SB 35. 
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7. OPPORTUNITIES FOR ENERGY CONSERVATION 

Energy-related costs could directly impact the affordability of housing in the City. Title 24 of the California Admin-

istrative Code sets forth mandatory energy standards for new development and requires the adoption of an 

“energy budget” for new construction.  The housing industry must meet these standards and the City is responsi-

ble for enforcing the energy conservation regulations. With the 2019 California Energy Building Code, energy 

standards for the housing industry include, but are not limited to:  

• Solar panels on all new single-family and multifamily homes that are three stories or less. 

• Higher levels of insulation than was previously required, updating the thermal envelope requirements. 

• Improved ventilation standards 

In 2019, the City adopted an updated Climate Action Plan (CAP) to identify GHG reduction measures. The CAP 

outlines implementation measures to reduce emissions in all areas; specific measures for the housing industry 

include: 

• BE-1. Building Stock: Promote Energy Conservation 

• BE-4. Building Stock: Encourage or Require Green Building Practices in New Construction 

• BE-5. Building Stock: Phase in Zero Net Energy Standards for New Construction 

• BE-6. Building Stock: Electrification in New and Existing Residential Development 

• BE-7. Building Stock: Solar Photovoltaics in Residential and Commercial Development 

• BE-8. SMUD Greenergy and SolarShares Programs 

The City’s General Plan includes energy conservation policies that apply to residential development to promote 

energy efficiency. These policies include: 

• Policy NR-6-1: Promote energy efficiency and conservation strategies to help residents and businesses 

save money and conserve valuable resources. 

• Policy NR-6-3: Promote innovation in energy efficiency. 

• Policy NR-6-5: Promote energy conservation measures in new development to reduce on-site emissions 

and seek to reduce the energy impacts from new residential and commercial projects through investiga-

tion and implementation of energy efficiency measures during all phases of design and development. 

The utility companies serving the City, including Sacramento Municipal Utility District (SMUD) and Pacific Gas and 

Electric Company (PG&E), offer various programs to promote the efficient use of energy and assist lower- income 

customers.  

SMUD provides electricity to the Sacramento metropolitan area. SMUD has a free shade tree program where 

homes with eastern, western, or southern exposure that heat up during the day can receive free trees from SMUD. 

In addition, SMUD provides rebates and financing assistance for the replacement and installation of energy-

efficient equipment and materials. Examples of these rebates and financing assistance include energy-efficient 

appliances, central air conditioning replacement, clothes washers, heat pumps, pools pumps, and smart ther-

mostats. SMUD also offers recycling rebates for refrigerators and thermostats and cash incentives for residential 

electric vehicles. To promote the use of renewable energy sources, SMUD customers are now able to have their 
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homes powered by renewable energy sources for a fee with the SMUD Greenergy Program.    

PG&E provides natural gas to consumers in the City as well as a variety of energy conservation services for resi-

dents. In addition, PG&E offers energy assistance programs for special needs and lower-income households to 

help households conserve energy and control utility costs. These programs include the California Alternate Rates 

for Energy (CARE), the Relief for Energy Assistance through Community Help (REACH), and Family Electric Rate 

Assistance (FERA). 

• The CARE program provides a 20 percent monthly discount on gas and electric rates to households with 

qualified incomes, certain nonprofit organizations, homeless shelters, hospices, and other qualified non-

profit group living facilities. CARE assists single-family households, sub-metered tenants, agricultural, and 

migrant farmworker housing.  

• The REACH program provides one-time energy assistance to customers who have no other way to pay 

their energy bill. The intent of REACH is to assist low-income households, particularly the elderly, disabled, 

sick, working poor, and the unemployed, that experience hardships and are unable to pay for their nec-

essary energy needs. Individuals who experience an uncontrollable or unforeseen hardship can receive 

credits to pay their energy bills. 

• The FERA program provides utility assistance to households with three or more members that are low- or 

middle-income. This program provides a monthly discount of 18 percent on electricity only.  

In addition, the California Department of Community Services and Development operates the Low-Income 

Home Energy Assistance Program (LIHEAP), a federally funded program. LIHEAP includes several portions to assist 

low-income households meet their energy needs included the Home Energy Assistance Program (HEAP), the 

Energy Crisis Intervention Program (ECIP), and LIHEAP Weatherization. 

The HEAP program provides one-time financial assistance to eligible low-income persons to offset the costs of 

heating and/or cooling their housing unit. ECIP provides emergency assistance to low-income households facing 

service disconnection or termination or facing energy-related issues that are potentially life-threatening such as 

a combustible appliance. LIHEAP Weatherization offers low-income households energy efficiency upgrades at 

no cost to help lower their utility bills. 
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8. RELATIONSHIP TO OTHER ELEMENTS 

State law requires that “the general plan and elements and parts thereof comprise an integrated, internally con-

sistent, and compatible statement of policies” (Government Code Section 65300.5). The purpose of requiring 

internal consistency is to avoid policy conflict and provide a clear policy guide for the future maintenance, im-

provement, and development of housing within the City.  

This Housing Element was originally prepared as part of the City’s first comprehensive General Plan in 2003; the 

Housing Element was updated again in 2007 and again in 2014. Since then, the City has adopted a new General 

Plan (February 2019) that incorporated Environmental Justice as part of Chapter 7, Community and Resource 

Protection. The 2019 General Plan also incorporated the 2014 Housing Element in full.  This Housing Element up-

date was developed with close consideration of these updates as well as other General Plan elements. City staff 

continues to monitor for consistency with other General Plan elements as the programs contained in the Housing 

Element are implemented and will continue to review and revise the Housing Element, as necessary for con-

sistency, when amendments are made to the General Plan.
 

In addition, per Assembly Bill 162 (Government Code Section 65302), the City is completing an evaluation of the 

Safety and Conservation Elements of the General Plan. The City will amend the elements as appropriate to in-

clude analysis and policies regarding flood hazard and management information.  

SENATE BILL 244: DISADVANTAGED UNINCORPORATED COMMUNITIES 

As part of the 2019 General Plan update, the City completed an analysis of disadvantaged unincorporated 

communities (DUCs) to comply with SB 244 requirements. The analysis identified three potential DUCs adjacent 

to, but not within, the City’s General Plan Planning Area. These potential DUCs are discussed in Chapter 12.3 of 

the City’s General Plan. 
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9.  REVIEW OF PREVIOUS ELEMENT 

HOUSING ELEMENT ACTION ITEM IMPLEMENTATION 

To develop an effective housing plan for the 2021–2029 period, the City must assess the effectiveness of its existing 

(2014) housing programs and determine the continued appropriateness of such programs in addressing housing 

adequacy, affordability, and availability issues.  

This section evaluates the accomplishments of each program against the objectives established in the 2013–2021 

Housing Element, explains any discrepancy in program achievements, and recommends programmatic 

changes for inclusion in the 2021–2029 Housing Element. 

The City has pursued implementation of the actions identified in the 2014 Housing Element. The status of each 

action item and the effectiveness of implementing that item are discussed in Table 48. 
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Table 48 

Review of 2013–2021 Housing Element 

Measure Implementation Status 

Continue/ 

Modify 

Delete 

H-1 Action 1 To the extent that there are high-density 

residential sites identified as accommo-

dating the City’s RHNA that ultimately de-

velop with a use other than high-density 

residential development, the City will en-

sure that it maintains adequate inventory 

to accommodate the RHNA, including by 

rezoning as necessary. 

Time Frame: Review the sites in-

ventory periodically through-

out the planning period 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

Since the adoption of the Housing Element, no 

high-density residential sites identified as accom-

modating the City’s RHNA have been devel-

oped with another use. The City maintained an 

adequate inventory of sites to accommodate 

the RHNA. 

In 2019, one project (Laguna Main Street Apart-

ments) was submitted and is pending approval. 

If approved, the City will rezone replacement 

land within 90 days, if needed to maintain an 

adequate inventory of sites to accommodate 

the RHNA. 

Combine with 

H-3 Action 1. 

H-1 Action 2 The City has a lower income regional 

housing need of 3,462 units.  In an effort to 

meet the lower income regional housing 

need, the City will complete the following: 

Concurrently with adoption, the City will 

identify and rezone sites in Table 35 that 

meet the City’s lower income RHNA of 

3,462. (Please note: this includes capacity 

from the SEPA and site 21). 

The City will rezone 15 acres of site 21, 

which will provide for a capacity of 315 

units, consistent with Land Use Policy LU-

40. 

The City will rezone approximately 60 

acres of the Southeast Policy Area (SEPA), 

to meet a portion of the City’s lower-in-

come housing needs.  

The SEPA and site 21 will permit owner-oc-

cupied and rental multifamily develop-

ments by right and will not require a con-

ditional use permit. The City has, since 

2003, required Design Review for all multi-

family development. Design Review 

Time Frame: By January 1, 2017  

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

Concurrently with the adoption of the Housing 

Element in February 2014, the City rezoned des-

ignated sites to allow a minimum of 20 dwelling 

units per acre by right to meet the RHNA (con-

sistent with Government Code Sections 65583(f) 

and 65583.2(h). With the exception of Site 21. 

In July 2014, the City adopted the Southeast Pol-

icy Area Strategic Plan, which included a land 

plan. The land plan designated a total of 64.27 

acres as High-Density Residential, on sites rang-

ing from about 5 to 15 acres. The Southeast Pol-

icy Area High-Density Residential zoning allows 

projects from 15.1 to 40 units per acre, but con-

sistent with the Housing Element policy, the City 

will ensure these sites develop at a minimum 

density of 20.1 units per acre. 

In December 2016, the City rezoned 15 acres on 

Site 21, split between two locations on the site, 

to High-Density Residential zoning. The new RD-

25 zoning allows for development at a density of 

20.1 to 30 units per acre.  

Modify to ad-

dress new allo-

cation. 
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would be required for multifamily projects 

on these sites.  Projects under 151 units are 

reviewed at the "staff-level", while larger 

projects are reviewed by the Planning 

Commission.  All sites will accommodate a 

minimum of 20 units per acre and at least 

16 units per site, pursuant to State law re-

quirements. Should it be determined that 

the SEPA or site 21 will not be completed 

within the three year rezone timeframe, 

the City will identify additional sites to 

meet the City’s RHNA. 

H-1 Action 3 To facilitate the development of afforda-

ble housing, and provide for development 

phases of 50 to 150 units in size, the City 

will routinely coordinate with property 

owners and give high priority to pro-

cessing subdivision maps that include af-

fordable housing units. 

Time Frame: As projects are 

processed through the Devel-

opment Services Department 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

The City did not receive any requests to process 

subdivision maps that included an affordable 

housing component in 2014.  

In 2019, the City processed one subdivision map 

that included an affordable housing compo-

nent. An approximately 12-acre site was subdi-

vided into three parcels (roughly 5.5 acres, 4.5 

acres, and 2 acres) to allow the 96-unit Gardens 

at Quail Run affordable apartment complex to 

move forward; that project is now under con-

struction. 

Continue. 

H-1 Action 4 To ensure that there is a sufficient supply 

of multifamily zoned land to meet the 

City’s RHNA, the City will help facilitate lot 

consolidations to combine small residen-

tial lots into larger developable lots by an-

nually meeting with local developers to 

discuss development opportunities and in-

centives for lot consolidation to accom-

modate affordable housing units. As de-

velopers/owners approach the City inter-

ested in lot consolidation for the develop-

ment of affordable housing, the City will 

offer the following incentives on a project 

by project basis:  

Allow affordable projects to exceed the 

maximum height limits,  

Time Frame: Ongoing, as pro-

jects are processed through 

the Development Services De-

partment. Annually meet with 

local developers to discuss de-

velopment opportunities and 

incentives for lot consolidation.  

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

Since 2013, the City has completed one lot con-

solidation in support of an affordable housing 

project (Avery Gardens). Two lots were com-

bined to create an approximately 3.4-acre site 

on which a 64-unit complex is currently under 

construction.  

The City regularly convenes meetings of its Indus-

try Working Group, a group of developers, prop-

erty owners, public agencies, and others with an 

interest in high-level development issues in the 

City. As a part of updates on the Housing Ele-

ment, the City discussed development opportu-

nities with this group. City staff also responded to 

individual inquiries from developers related to lot 

consolidation issues, although none specifically 

concerned affordable housing.  

Continue. 
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Lessen set-backs, and/or Reduce parking 

requirements.  

The City will also consider offsetting fees 

(when financially feasible) and concur-

rent/fast tracking of project application 

reviews to developers who provide afford-

able housing. 

H-2 Action 1 Continue to allow corner duplexes in sin-

gle-family residential developments with-

out a use permit. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, no interested developers or persons re-

quested approval of corner duplexes in single-

family residential developments. They continue 

to be allowed without a use permit. 

Delete. 

H-3 Action 1 Continue to encourage multifamily devel-

opment throughout the City. Utilize the fol-

lowing non-binding guidelines in the anal-

ysis process of identifying opportunity lo-

cations for new multifamily housing: 

Proximity to public transit or bus service. 

Proximity to commercial and social ser-

vices. 

Parcel size and configuration that en-

hances the feasibility of development. 

Lack of physical constraints (e.g., noise, 

wetlands). 

Provision for a variety of housing types and 

affordable housing opportunities.  

Of an appropriate size to provide for on-

site management.  

Integration into and compatibility with sur-

rounding development. 

Proximity to other multifamily develop-

ment. 

The City may also consider other criteria, 

as it deems appropriate, in order to deter-

mine the feasibility and potential con-

straints of new multifamily development. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund and Af-

fordable Housing Fund 

In 2014, the City used these factors in consider-

ing the sites to be rezoned to meet the RHNA 

and remains committed to considering these 

factors in locating future affordable housing.  

Combine with 

H-1 Action 1. 
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H-3 Action 2 Offer fast track/priority processing, density 

bonuses, flexibility in development stand-

ards, and fee subsidies (when feasible) to 

developers proposing new housing, 

mixed-use, or infill projects affordable to 

lower-income households, farmworkers, 

seniors, and other special needs groups. 

Time Frame: Ongoing  

Responsibility: Development 

Services (Planning and Building 

Divisions) 

Funding Source: City Develop-

ment Services Fund 

In 2014, the City processed the Avery Gardens 

affordable housing development quickly. The 

project was allowed by right and subject to a 

Planning Director-level design review. The pro-

ject also received a $2 million loan from the City. 

 

From 2015 to 2017, the City continued to offer 

these benefits to developers of affordable hous-

ing. No projects meeting these requirements 

were proposed in 2015. However, in 2016, the 

City approved a density bonus to allow parking 

and setback concessions for a proposed 98-unit 

affordable housing project. No such requests 

were received in 2017.  

Modify. 

H-4 Action 1 Continue to support affordable housing 

development through financial assistance 

from sources such as the Affordable Hous-

ing Fund, CalHome, Community Develop-

ment Block Grant (CDBG), Home Invest-

ment Partnerships Program (HOME), and 

other US Department of Housing and Ur-

ban Development (HUD) or California De-

partment of Housing and Community De-

velopment (HCD) funding, as feasible. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: Affordable 

Housing Fund, CalHome, 

CDBG, HOME, or other HUD or 

HCD funding  

In 2014, the City provided a $2 million loan from 

the Affordable Housing Fund to the Avery Gar-

dens affordable housing project.  

The City also used Affordable Housing Fund and 

CDBG monies to purchase a property to be 

used for transitional housing, with a focus on 

families.  

In 2015, the City provided $331,325 in CalHome 

down payment assistance loans to eight low-in-

come households. The City also used CDBG 

funds to rehab Meadow House, a property that 

is used for transitional housing, primarily for fami-

lies.  

In 2016, the City provided $201,821 in CalHome 

down payment assistance loans to four low-in-

come households. The City also used CDBG 

funds to purchase an eight-bedroom home that 

will be used as permanent shared housing for 

very low-income individuals exiting homeless-

ness. During this year, the City committed $5 mil-

lion in loan funding to Pacific West Communities, 

which proposed to develop a 98-unit affordable 

apartment complex.  

Modify, com-

bine with H-7 

Action 3. 
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In 2017, the City closed a $5 million loan in sup-

port of the Bow Street Apartments project, in-

tended to provide 97 affordable units (and one 

manager unit). The City also released a Request 

for Proposals (RFP) soliciting new proposals for af-

fordable housing, and received one proposal.  

In 2018, construction was underway on the Bow 

Street Apartments. The City also made a condi-

tional loan commitment of $5 million to the Gar-

dens at Quail Run, a 96-unit project (95 afforda-

ble units and one manager's unit). The Gardens 

at Quail Run applied for 9% tax credit funding in 

the second round of 2018, but was unsuccessful 

in securing tax credits. 

In 2019, construction was completed on the Bow 

Street Apartments. The project was supported by 

a $5 million City loan.  

The City also made a loan of $5 million to the 

Gardens at Quail Run. The Gardens at Quail Run 

received 9% tax credit funding, and the project 

is currently under construction. 

H-4 Action 2 When feasible, continue to provide waiv-

ers of or exemptions from select fees to all 

affordable housing projects and partici-

pate in the Sacramento Regional County 

Sanitation District’s fee waiver and defer-

ral program to reduce impact fees for af-

fordable housing development. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning and Building 

Divisions) 

Funding Source: City Develop-

ment Services Fund, Sacra-

mento Regional County Sanita-

tion District 

The City provides a waiver of the affordable 

housing fee on affordable housing projects and 

continues to participate in the Sacramento 

County Regional Sanitation District’s fee waiver 

and deferral program to reduce impact fees for 

affordable housing development.  

In 2014, the Avery Gardens affordable housing 

project received a waiver of the City’s afforda-

ble housing fee and a sewer impact fee waiver 

of $158,172 from the Sacramento Regional 

County Sanitation District. The project also re-

ceived a water impact fee waiver of $79,426 

from the Sacramento County Water Agency 

and a sewer impact fee waiver of $7,277 from 

the Sacramento Area Sewer District.  

Continue. 
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H-4 Action 3 Offer affordable housing funding sources 

through the issuance of a Request for Pro-

posals process consistent with the City’s 

Affordable Housing Loan Program guide-

lines, or other process as approved by the 

City Council. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Afforda-

ble Housing Fund 

In 2013, the City released a Request for Proposals 

for projects to be funded using $2 million from 

the City’s Affordable Housing Fund. Through this 

process, the Avery Gardens affordable housing 

project was selected for funding.  

No RFPs were released in 2014 because the 

City’s uncommitted Affordable Housing Fund 

balance was not deemed sufficient to support a 

project. The fund continued to accumulate to 

reach the $5 million threshold. 

In 2015, the City’s Affordable Housing Fund un-

committed balance reached the $5 million 

threshold to release an RFP.  

In 2016, an RFP was released to solicit affordable 

development proposals. The City committed 

loan funding for the development of a 98-unit 

affordable apartment complex.  

In 2017, the City’s Affordable Housing Fund un-

committed balance again reached the $5 mil-

lion threshold, and an RFP was released to solicit 

affordable development proposals.  

In 2018, the City made a conditional loan com-

mitment of $5 million to the Gardens at Quail 

Run, a 96-unit affordable apartment complex.  

In 2019, the City made a loan of $5 million to the 

Gardens at Quail Run. The City also determined 

that strategic land purchases would support the 

City's affordable housing goals, and to this end 

purchased a 15-acre (9 buildable acre) parcel 

at Big Horn/Bruceville. The City plans to release 

an RFP to solicit a developer partner on this site 

in late 2021. 

Continue. 

H-5 Action 1 Continue to apply for HOME and 

CalHome funds for homebuyer assistance 

programs as they are available and when 

the City is eligible. Continue to administer 

the Affordable Homeownership Program, 

which provides limited fee waivers for 

Time Frame: Ongoing; apply 

for HOME/CalHome funds an-

nually or as available/eligible 

Responsibility: Development 

Services (Planning Division) 

From 2014 to 2018, the City continued to imple-

ment its Homebuyer Assistance Programs using 

existing HOME and CalHome grants. In 2014, a 

total of six CalHome loans were made to eligible 

first-time homebuyers. 

Delete. Pro-

gram is no 

longer feasible 

for the City. 
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deed-restricted for-sale affordable hous-

ing units. Information on these programs 

will be advertised on the City’s website 

when funds or homes are available. 

Funding Source: 

HOME/CalHome, City Afforda-

ble Housing Fund 

Near the end of 2014, the City disencumbered 

its HOME grant balance, as the program re-

strictions (max purchase price, max housing size, 

etc.) were not well aligned with Elk Grove’s 

housing market realities. 

In 2015, a total of eight CalHome loans were 

made to eligible first-time homebuyers.  

 

In 2016, a total of four CalHome loans were 

made to eligible first-time homebuyers.  

In 2017, no loans were made, as increasing 

home prices resulted in fewer qualifying low-in-

come buyers, even with City assistance offered.  

In 2018, no loans were made, as there was a mis-

match between home prices what low-income 

buyers could afford, even with City assistance. 

H-5 Action 2 Continue to partner with NeighborWorks 

to provide homeownership services, such 

as homebuyer education and one-on-

one or group counseling. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund, private 

funding 

In 2014, the City contracted with NeighborWorks 

to provide homebuyer education to participants 

in the City’s Homebuyer Assistance Program. 

NeighborWorks services, including pre- and post-

homeownership counseling and foreclosure 

counseling, were available to all Elk Grove resi-

dents. NeighborWorks operated two convenient 

locations for Elk Grove residents, in Sacramento 

and in Stockton.  

Delete. 

H-6 Action 1 Continue to promote and support energy 

efficiency in new construction by encour-

aging developers to utilize Sacramento 

Municipal Utility District (SMUD) energy 

programs and other energy efficiency 

programs and to be consistent with the 

Sustainability Element of the General Plan 

and the City’s Climate Action Plan. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning and Building 

Divisions) 

Funding Source: City Develop-

ment Services Fund 

In 2014, the developers of affordable multifamily 

housing were encouraged to work with SMUD 

and other utility providers to improve energy effi-

ciency in their projects and obtain any fee cred-

its or rebates for which they might be eligible.  

Delete. This is 

covered in 

other ele-

ments of the 

General Plan. 
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H-6 Action 2 Continue to encourage participation in 

SMUD’s PV (photovoltaic) Pioneer pro-

gram by issuing PV system permits at no 

charge upon SMUD’s approval. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Building Division) 

Funding Source: City Develop-

ment Services Fund 

From January 1, 2013 to 2019, there have been 

4,244 PV permits issued, including 1,084 in 2019. 

Delete. 

H-7 Action 1 Continue to allow flexibility in develop-

ment standards, such as smaller unit sizes 

and parking reductions for senior projects, 

and by allowing development incorporat-

ing universal design measures. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning and Building 

Divisions) 

Funding Source: Building and 

Planning fees 

In 2014, the City did not receive any requests for 

flexible development standards on senior pro-

jects. City staff continue to discuss potential op-

tions for flexibility at initial meetings with devel-

opers interested in building senior housing.  

Modify. 

H-7 Action 2 Continue to contribute funding and work 

closely with local nonprofits and regional 

agencies to assess homeless needs and 

develop plans to address homelessness at 

a regional level. The City will annually 

meet with local service providers and re-

gional agencies (as applicable) to assess 

the needs regarding homelessness of the 

City and the region. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: CDBG funds 

(when available) 

From 2014 to 2016, and in 2019, the City partici-

pated in the HART Solutions Committee, which is 

a committee of local individuals and organiza-

tions focused on local solutions to homelessness 

as well as regional coordination. During these 

years, the City continued to work with Sacra-

mento Self Help Housing, Elk Grove HART, and 

the Elk Grove Food Bank on homeless issues. City 

staff also met with Sacramento Steps Forward, a 

regional homeless support organization, to iden-

tify needs and potential partnership opportuni-

ties. 

In 2014, using CDBG and Affordable Housing 

Fund monies, the City acquired a property in-

tended to be used for transitional housing fo-

cused on homeless families. This property was in-

tended to complement the Grace House, a 

transitional housing project that opened in 2013 

and that serves primarily homeless adults.  

In 2015, using CDBG and Affordable Housing 

Fund monies, the Meadow House project was 

completed, and began providing transitional 

housing, primarily to homeless families.  

In 2016, using CDBG funds, the City purchased 

an eight-bedroom home intended to be used as 

permanent shared housing for very low-income 

persons exiting homelessness.  

Continue. 
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In 2019, City staff served on the Continuum of 

Care Advisory Board and participated in many 

discussions through Sacramento Steps Forward 

and Sacramento County on homeless needs 

and priorities. 

H-7 Action 3 Continue to procure funding sources that 

will allow the City to contribute to agen-

cies that provide services for persons with 

special housing needs. 

Time Frame: Ongoing; as No-

tices of Funding Availability are 

released 

Responsibility: Development 

Services (Planning Division) 

Funding Source: CDBG and 

other funds if available 

In 2014, the City allocated $32,000 to Sacra-

mento Self-Help Housing (SSHH), which provides 

landlord-tenant counseling and housing coun-

seling to persons who are homeless or at risk of 

becoming homeless. SSHH also owns and oper-

ates the City’s Grace House transitional housing 

project.  

The City allocated the following to SSHH: 

2015 – $39,000   

2016 – $42,000  

The City allocated the following to SSHH and Elk 

Grove HART: 

2017 – $95,000  

2018 –$109,000  

2019 –$135,000  

Each year, an additional $38,000 was provided 

to the Elk Grove Food Bank for their Support 

Works self-sufficiency program. 

Combine with 

H-4 Action 1. 

H-7 Action 4 Amend the Zoning Code to comply with 

Health and Safety Code Sections 17021.5 

and 17021.6, which deal with certain kinds 

of employee housing. The City will amend 

the Zoning Ordinance to treat employee 

housing that serves six or fewer persons as 

a single-family structure and permitted in 

the same manner as other single-family 

structures of the same type in the same 

zone (Section 17021.5).  The Zoning Ordi-

nance will also be amended to treat em-

ployee housing consisting of no more than 

12 units or 36 beds as an agricultural use 

and permitted in the same manner as 

other agricultural uses in the same zone 

Time Frame: Within one year 

from adoption of the Housing 

Element 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

This Zoning Code amendment was completed in 

August 2014.  

Delete. 
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(Section 17021.6) in zones where agricul-

tural uses are permitted. 

H-7 Action 5 Work with the Alta California Regional 

Center to implement an outreach pro-

gram that informs families within the City 

about housing and services available for 

persons with developmental disabilities. 

The program could include the develop-

ment of an informational brochure, includ-

ing information on services on the City’s 

website, and providing housing-related 

training for individuals/families through 

workshops. 

Time Frame: Development of 

an outreach program within 

one year of adopting the 

Housing Element. 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, the City met with Elk Grove Adult Com-

munity Training, which locally provides service to 

many Alta California Regional Center clients, to 

collect information on housing needs and share 

information on City housing programs.  

The City also circulated information on the 

Homebuyer Assistance Program to several or-

ganizations serving disabled persons and pro-

vided information to individuals on affordable 

rental units and homebuyer programs.  

Continue. 

H-8 Action 1 Continue to update the affordable hous-

ing unit database and to provide infor-

mation regarding affordable housing op-

portunities, both through direct response 

to inquiries and making information avail-

able on the City’s website. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

The City’s website lists all affordable housing 

properties within the City boundaries, including 

those not directly funded by the City. The listing 

contains property address, phone, and website 

information, as well as a photo and map. 

City staff continued to respond directly to public 

inquiries regarding affordable housing, and re-

ceived an average of 10-20 calls per week plus 

additional emails. 

 

Continue. 

H-8 Action 2 Consider a housing choice voucher (Sec-

tion 8) education program for residents 

(neighbors) and landlords to provide 

awareness of the program and the oppor-

tunities and constraints it provides. 

Time Frame: Education out-

reach would occur annually  

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, 2017, and 2019, the City provided infor-

mation on the Section 8 program to requesting 

individuals, including landlords and tenants. 

When appropriate, inquiries were referred to the 

Sacramento Housing and Redevelopment 

Agency (SHRA), which implements the Section 8 

program. In 2017, SHRA also participated in a lo-

cal training for landlords offered by the City’s 

Code Enforcement Department, with a focus on 

promoting the benefits of participation. 

In 2014, an estimated 5-10 calls per week were 

received related to Section 8 matters. In 2017, 

an estimated 5-6 calls per week were received 

related to Section 8 matters.  

New program 

22 and 23.   
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Of these calls, the vast majority of callers were 

requesting information on participating in the 

Section 8 program. Few calls were complaints 

about the Section 8 program.  

In 2019, an estimated 5-6 calls per week were re-

ceived related to HCV matters. The vast majority 

of callers were requesting information on partici-

pating in the HCV program. Few calls were com-

plaints about the HCV program. 

H-9 Action 1 Continue to provide regulatory incentives 

for the development of units affordable to 

extremely low-, very low-, and low-income 

households, including second dwelling 

units, senior housing, and apartment units, 

and housing for special needs groups, in-

cluding agricultural employees, persons 

with disabilities (including developmental 

disabilities), and individuals and families in 

need of emergency/transitional housing. 

The City will also take subsequent action, 

as appropriate, to make the development 

of such units more financially feasible and 

will consider providing financial incentives, 

such as reducing, waiving, and/or defer-

ring fees, where feasible. 

Time Frame: Ongoing, as pro-

jects are processed through 

the Development Services De-

partment. 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund, CDBG, Af-

fordable Housing Fund 

From 2014 to 2016, and in 2019, the City contin-

ued to offer regulatory incentives, such as a 

density bonus, to affordable housing projects. 

In 2014, the City provided a $2 million loan from 

the Affordable Housing Fund to the Avery Gar-

dens affordable housing project, and the pro-

ject also received fee waivers from water and 

sewer agencies. The City also used Affordable 

Housing Fund and CDBG monies to purchase a 

property to be used for transitional housing, with 

a focus on families. 

In 2015, the City’s Affordable Housing Fund bal-

ance reached $5 million, an amount which 

would be able to support the development of 

one or more affordable housing projects.  

In 2016, the City committed $5 million in loan 

funding to Pacific West Communities, which pro-

posed to develop a 98-unit affordable apart-

ment complex. The City also approved a density 

bonus allowing parking and setback conces-

sions for the project.  

Continue. 

H-10 Action 1 Continue to designate a staff planner to 

guide affordable housing development 

projects through the planning process and 

designate the Housing Program Manager 

to implement housing-related programs 

and policy initiatives. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund, City Af-

fordable Housing Fund, CDBG 

From 2014 to 2015, all projects were assigned a 

staff planner to guide the developer through the 

planning process. The Housing Program Man-

ager (now termed Housing and Public Services 

Manager) implements all housing-related pro-

grams and policy initiatives. 

Delete. 
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H-10 Action 2 Continue to allow the Planning Director to 

serve as the approving authority on all 

multifamily projects of 150 units or less, in-

cluding affordable projects, that are con-

sistent with General Plan and zoning re-

quirements. 

Time Frame: Ongoing  

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

From 2014 to 2019, the Planning Director (now 

termed the Development Services Director 

and/or Zoning Administrator) continued to have 

this authority. Since 2013, two multifamily pro-

jects of less than 150 have been approved un-

der this authority (Avery Gardens and the Gar-

dens at Quail Run). 

 

Delete. 

H-10 Action 3 Continue to conduct interdepartmental 

meetings to coordinate the early review 

of development projects and address pol-

icy concerns. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning, Building, 

and Public Works Divisions) 

Funding Source: City Develop-

ment Services Fund, Planning 

and Building fees 

In 2015, the City’s Development Services team 

met weekly to discuss issues related to new de-

velopments, with the goal of streamlining the 

process from the developer’s perspective. 

City staff also sets up project meetings with rele-

vant divisions throughout the project considera-

tion process, as needed based on the project 

requirements. 

Delete. 

H-11 Action 1 Continue to encourage more creative 

and flexibly designed projects with an af-

fordable housing component through the 

use of the Design Review process, which 

eliminated minimum lot width and public 

street frontage requirements, thus creat-

ing more flexibility for higher-density pro-

jects. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, through the design review process, the 

City encouraged the Avery Gardens affordable 

housing project to create an aesthetically pleas-

ing design that would complement the border-

ing shopping center and senior living facility. 

In 2015, no affordable housing projects were 

proposed. 

In 2016, the City approved one 98-unit afforda-

ble housing project. Staff worked closely with the 

developer to address concerns related to park-

ing and setback requirements; ultimately, con-

cessions were approved through the density bo-

nus process.  

In 2017, no affordable housing projects were 

proposed. Staff remained prepared to work with 

developers during the design review process.  

In 2018 and 2019, staff worked extensively with 

the Gardens at Quail Run developer during the 

design review process. Additionally, staff met 

with multiple other affordable housing develop-

ers interested in constructing projects in Elk 

Grove, though none have yet come to fruition. 

Modify. New 

Action 21. 
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Measure Implementation Status 

Continue/ 

Modify 

Delete 

H-11 Action 2 Consider adopting a Universal Design Or-

dinance that would encourage construc-

tion or modification of new and existing 

homes using design principles that allow 

individuals to remain in their homes as 

their physical needs and capabilities 

change. 

Time Frame: Consider the 

adoption of an ordinance by 

December 2014 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014 and 2017, City staff collected information 

from other jurisdictions that have similar ordi-

nances, and discussed implementation of an or-

dinance with the development community. In 

2017, there was relatively little interest from de-

velopers or residents in the implementation of 

such an ordinance. 

Delete. 

H-12 Action 1 Continue to annually review the Housing 

Element to determine its effectiveness and 

its consistency with the General Plan, as 

part of the annual review required by 

Government Code Section 65400. Report 

on the findings of this review and suggest 

changes if needed. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, the City evaluated the prior Housing Ele-

ment (2008–2013) as a part of completing the 

2013–2021 Housing Element. The City submitted 

its 2013 Housing Element Annual Progress Report 

in early 2014.  

In 2015, the City submitted its 2014 Housing Ele-

ment Annual Progress Report.  

Delete. 

H-13 Action 1 Continue to operate housing repair 

and/or rehabilitation programs that assist 

lower-income households occupying 

housing in need of repair, including the 

new Minor Home Repair Program that of-

fers forgivable loans to very low- and low-

income homeowners whose homes have 

one or more health and safety hazards. 

Time Frame: Ongoing  

Responsibility: Development 

Services (Planning Division) 

Funding Source: CDBG funds 

The City continued to offer the Minor Home Re-

pair Program throughout 2014.  

In 2018, the City discontinued the Minor Home 

Repair Program. In its place, the City contracted 

with Habitat for Humanity to offer a housing re-

habilitation program meeting many of the same 

needs as the Minor Home Repair Program, but 

offering greater flexibility and use of volunteers 

to complete repairs.  

The City funded Habitat for Humanity at 

$174,000 for the 2018–2019 fiscal year and 

$108,950 in the 2019–2020 fiscal year, while the 

Minor Home Repair program had been previ-

ously funded at about $40,000–$60,000 annually. 

Combine with 

H-13 Action 3. 

H-13 Action 2 Continue to refer individuals interested in 

utility assistance to the appropriate local 

energy provider, usually SMUD or Pacific 

Gas and Electric (PG&E), both of which 

offer programs to assist with utility costs. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

From 2014 to 2018, staff continued to respond to 

public inquiries regarding utility assistance, and 

referred callers to SMUD, PG&E, St Vincent de 

Paul Society, Elk Grove Food Bank, and South 

County Services, three nonprofits that provide 

utility assistance to Elk Grove residents who have 

received a shutoff notice (limited funding availa-

ble). 

Modify. 
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Measure Implementation Status 

Continue/ 

Modify 

Delete 

H-13 Action 3 Provide information on available housing 

rehabilitation programs, such as the Minor 

Home Repair Program, to homeowners ex-

periencing difficulty repairing health and 

safety hazards. 

Time Frame: Ongoing, as 

needed 

Responsibility: Development 

Services (Planning and Code 

Enforcement Divisions) 

Funding Source: CDBG funds 

From 2014 to 2018, staff responded to public in-

quiries regarding housing needs, including 

health and safety hazards, and worked with 

Habitat for Humanity to design applications for 

their new housing rehabilitation program. The 

Housing and Public Services Manager worked 

with Code Enforcement to ensure officers knew 

about the availability of the housing repair pro-

gram and Code Enforcement officers also dis-

tributed materials on the program. 

Combine with 

H-13 Action 1. 

H-13 Action 4 Consider a rental inspection program that 

is administered by the Code Enforcement 

Department with the goal of enforcing 

Municipal Code standards for rental hous-

ing. 

Time Frame: Consider program 

by December 2014 

Responsibility: Development 

Services (Planning and Code 

Enforcement Divisions) 

Funding Source: CDBG funds or 

other source to be identified 

In 2014, City staff evaluated the need for a 

rental inspection program based on the number 

and type of calls for service received, the age of 

the City’s housing stock, and other factors, and 

determined that at present the City’s strategy of 

responding to tenant calls is likely adequate. 

Staff continued to monitor the need for such a 

program, including meeting with rental industry 

representatives and monitoring case logs for po-

tential systemic problems.  

The City continued to contract with Sacramento 

Self-Help Housing to provide tenant-landlord me-

diation, and Sacramento Self-Help Housing refers 

cases to Code Enforcement when appropriate. 

City staff also conducts periodic inspections of 

units in apartment complexes in which the City 

has a financial investment.  

Delete. 

H-14 Action 1 If the one mobile home park in the City is 

in danger of being removed from the 

housing stock, partner with tenant associ-

ations or a nonprofit organization to pro-

vide assistance to mobile home park ten-

ants in preserving their homes through the 

State Mobilehome Park Resident Owner-

ship Program (MPROP), when appropriate.  

Time Frame: Work with tenant 

associations as need arises 

Responsibility: Development 

Services (Planning Division) 

Funding Source: MPROP 

In 2014, the City received no information that 

the one mobile home park in the City is in dan-

ger of being removed from the housing stock. 

Delete. 
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Measure Implementation Status 

Continue/ 

Modify 

Delete 

H-15 Action 1 Monitor and evaluate the conversion of 

rental housing units to condominiums in or-

der to assist in amending the land use 

plan to provide for additional multifamily 

areas if necessary. 

Time Frame: Annually 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

No condominium conversion requests were re-

ceived in 2014.  

Delete. 

H-16 Action 1 Continue to provide information about fair 

housing choices to residents by distributing 

the fair housing materials upon request. 

Promptly address complaints of discrimi-

nation in the sale, rental, and develop-

ment of housing by forwarding complaints 

to HUD, the California Department of Fair 

Employment and Housing, or other non-

profit or governmental agencies as ap-

propriate. 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund, CDBG 

In 2014, City staff continued to distribute fair 

housing information on request and referred par-

ties with potential discrimination issues to the 

Renters Helpline, HUD, or the California Depart-

ment of Fair Employment and Housing. The City 

contracted with Sacramento Self Help Housing 

run the Renters Helpline, which provides tenant-

landlord mediation and fair housing services; 

they referred fair housing complaints to HUD, 

DFEH, or Project Sentinel (a fair housing non-

profit). 

Modify, com-

bine with H-16 

Actions 2 and 

3. 

H-16 Action 2 Proactively monitor rental housing provid-

ers to determine whether they are engag-

ing in discriminatory practices. At a mini-

mum, offer education on fair housing law 

to providers found to act in a discrimina-

tory manner. 

Time Frame: 2014 

Responsibility: Development 

Services (Planning Division) 

Funding Source: CDBG 

In 2014, in collaboration with Citrus Heights and 

Rancho Cordova, the City engaged Project Sen-

tinel to conduct proactive rental discrimination 

testing at rental units. Their testing found five in-

stances of potential discrimination in Elk Grove 

(mostly related to handicap/disability), of which 

three were referred to HUD or DFEH and two 

were provided with education.  

The City also began working with the Rental 

Housing Association to offer trainings to land-

lords, property management professionals, etc. 

on fair housing topics, particularly related to dis-

ability and reasonable accommodation.  

In 2015 and 2017, the City worked with Sacra-

mento Self Help Housing and the Rental Housing 

Association to offer trainings to landlords, prop-

erty management professionals, etc. on fair 

housing topics, particularly related to disability 

and reasonable accommodation. Trainings 

were offered throughout 2015 and 2017, both in 

an in-person format and as webinars.  

Combine with 

H-16 Actions 1 

and 3. 
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Measure Implementation Status 

Continue/ 

Modify 

Delete 

In 2017, Project Sentinel continued to provide 

testing on a complaint-driven basis as a part of 

the Renters Helpline contract.  

H-16 Action 3 Meet with other jurisdictions in the region 

to identify fair housing strategies and dis-

cuss whether a regional fair housing strat-

egy would be beneficial from a cost 

and/or efficiency perspective 

Time Frame: Ongoing 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund, CDBG 

From 2014 to 2019, the City met several times 

with representatives from throughout the region, 

including Citrus Heights, Rancho Cordova, Sac-

ramento, Sacramento County, Roseville, Rocklin, 

and West Sacramento to discuss fair housing 

strategies. In 2015, the City began collaborating 

with these jurisdictions  on the development of a 

regionally-focused Assessment of Fair Housing, 

and in 2016, the jurisdictions released an RFP to 

solicit proposals from consultants qualified to as-

sist with the effort. In 2017, the jurisdictions se-

lected a consultant to complete the AFH. In 

2019, work continued on the document (now 

called an Analysis of Impediments to Fair Hous-

ing Choice after a HUD rule change) in 2019. The 

new Analysis of Impediments document is ex-

pected to be adopted by the City Council in 

May 2020. 

Combine with 

H-16 Actions 1 

and 2. 

H-17 Action 1 Maintain and update the City’s afforda-

ble housing database as a mechanism to 

monitor and identify units at risk of losing 

their affordability subsidies or require-

ments. 

Time Frame: Annually 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, the City maintained its affordable hous-

ing database. No units were at risk of losing their 

affordability subsidies.  

Modify, com-

bine with H-17 

Action 2. 

H-17 Action 2 Continue to work with federal, State, and 

nonprofit housing organizations that func-

tion to purchase or fund the purchase of 

subsidized, at-risk complexes that the 

owner wishes to convert to market rate. 

Annually evaluate the need for the City to 

establish a program to preserve afforda-

ble units at risk of conversion. 

Time Frame: Annually evaluate 

and apply for funding as nec-

essary 

Responsibility: Development 

Services (Planning Division) 

Funding Source: City Develop-

ment Services Fund 

In 2014, the City did not receive any information 

regarding affordable complexes that are at risk 

of conversion to market-rate. The majority of the 

City’s affordable housing is covered by long-

term deed restrictions that still have 20+ years re-

maining on their terms. 

Combine with 

H-17 Action 1. 
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10.   PUBLIC PARTICIPATION 

State law requires cities and counties to make a diligent effort to achieve participation by all segments of the 

community in preparing a Housing Element.  

The City conducted a broad range of public outreach and meetings to develop housing policies and programs 

and finalize the site inventory to address the needs of the City’s residents and workforce. All these efforts have 

informed and contributed to the development of the 2021–2029 Housing Element update. As a part of identifying 

current and future housing needs for residents, City staff conducted several public outreach efforts, including:  

• Town Hall meetings 

• Planning Commission and City Council meetings 

• Consultations with stakeholders and nonprofits 

• An online, interactive RHNA site selection tool 

• Ongoing mailing list 

TOWN HALL MEETINGS 

City staff hosted four town hall meetings to introduce the public to the Housing Element update process, state 

requirements, and gather their input on sites being considered for the site inventory. The City provided advanced 

notice of the meetings to residents through noticing in the City-wide newsletter, publishing in weekly public affairs 

announcements, project-specific emails, and social media posts. The variety of methods used was intended to 

reach residents of all socio-economic groups. The City provides translation services for materials and preserva-

tions in several languages by request; however, no residents requested notices or meetings be provided in a 

language other than English. To facilitate these requests, the City provides interpretation services as needed for 

all calls received or persons that come to City Hall.  Following the presentation by City staff, an open question 

and answer (Q&A) session was held during both meetings. 

July 2020 Town Halls 

Two town hall meetings were held in July 2020, first on July 27 and again on July 29.  During the July 27, 2020, 

meeting, the public requested more explanation on the factors that contributed to the City’s RHNA and ex-

pressed concerns over the effects of increased affordable housing stock, concentrations of such housing, and 

the negative impacts of the COVID-19 pandemic on housing affordability and stability. The City provided addi-

tional information on the high-opportunity nature of Elk Grove and how this contributed to their RHNA and de-

scribed strategies to avoid overconcentration of lower-income households through the sites inventory. Partici-

pants also raised questions regarding potential incentives to increase affordable housing stock, candidate sites 

that are pending development, special-needs housing, and long-term housing security for current residents of 

the City facing future growth. City staff were able to provide detailed answers to address and answer the public’s 

questions and concerns and encouraged them to continue to share their feedback on site location and other 

thoughts through their online tools and mailing list. 

The town hall held on July 29, 2020, featured the same presentation and Q&A format to provide a second op-

portunity for members of the community to participate and provide input. Many of the same types of questions 

were raised during this meeting. Participants at this town hall also raised questions regarding the supply of afford-

able homeownership opportunities, the possibility of an inclusionary housing ordinance, and need to expand the 

construction labor force. 
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October 2020 Town Halls 

The next two town halls were both held on October 7, 2020. The first was held in the afternoon and had 10 at-

tendees; there were no participants in the evening town hall. At this town hall, the City presented the programs 

included in the Housing Element and discussed new state law that drove the inclusion of several programs, 

changes that were made as a result of staff recommendation, and those programs that are being continued 

from the previous Housing Element. As with the previous town halls, this meeting included a brief presentation 

followed by an open Q&A session.   

February 2021 Town Halls 

In February 2021, the City held a round of Town Hall meetings to introduce the draft Housing Element and review 

the recommended housing sites. 

PLANNING COMMISSION MEETINGS 

On April 16, 2020, City staff presented an Introduction to the 2021 Housing Element Update at the Planning 

Commission meeting to discuss income and affordability needs, the Housing Element process overall, RHNA, 

and the site-selection strategy. This meeting presented the same information to the Planning Commission as the 

City presented in the Town Hall meetings to introduce the process and involve Commissioners early in the up-

date. Given the complexity of this update, the Commissioners expressed their appreciation for this early intro-

duction to the update and requested more written information explaining what was covered in the presenta-

tion. Beyond comments related to receiving materials early, no commissioners or members of the public had 

any questions at this meeting. 

 

On August 6, 2020, a second Planning Commission meeting was held to introduce the candidate housing sites 

and introduce the online sites tool. 

 

Additional Planning Commission meeting(s) were held during the adoption process for the Housing Element. 

CITY COUNCIL MEETINGS 

[Placeholder, to be updated after CC meetings are held.] 

ONLINE SITES TOOL 

To encourage interactive participation from the public, the City developed an online RHNA tool, based upon 

the Balancing Act financial outreach platform, to give residents an opportunity to provide feedback on the sites 

targeted for low- and very low-income households. This tool allows residents to create their own housing plan for 

the City by selecting or deselecting sites, choosing whether to rezone a site or not, and visualize what is necessary 

to meet the City’s RHNA. This method gathers public input on which sites the public would like to see included in 

the 6th Cycle sites inventory and where they approve of potential rezonings.  This occurs through a process similar 

to how the Planning Commission and City Council will review the sites, in that it allows and requires participants 

to see the whole of the list rather than focusing just on the sites near them. 

The feedback from the public on this tool will be summarized and presented to Planning Commission and City 

Council to inform their decision on which sites to include in the inventory. 

CONSULTATIONS 

As part of the Consolidated Plan development process, City staff conducted consultations, meetings, and a 

survey of more than 17 local organizations and agencies. Eight of these also provided input directly related to 

aspects of the Housing Element and discussed current and future housing needs. In addition to these consulta-

tions, staff met with the Sacramento Housing Alliance specifically for feedback on the Housing Element update. 
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The input from each of these organizations is discussed here. 

Sacramento Housing Alliance 

The Sacramento Housing Alliance (SHA) discussed a need to increase access to sites for non-profit developers. 

Many sites are developed by for-profit developers, reducing availability of land without consistently increasing 

the supply of affordable housing. SHA discussed the need to rezone more sites to RD-30 with a minimum of 25 

units per acre, and to consider making surplus public lands available for housing development. These public lands 

may include public service land or land owned by Caltrans or the Water District.  SHA also expressed a need to 

improve public participation from all income groups through noticing the Housing Element through more ave-

nues, sending individual mailers to every resident, and connecting with community organizations that may have 

connections with underrepresented groups. Staff shared with SHA representatives the City’s plans for outreach 

and discussed ways that SHA could help publicize and generate interest in matters related to the Housing Ele-

ment. 

Disability Advisory Committee 

The Disability Advisory Committee identified priorities for sidewalks, curb ramps, increased or larger ADA parking 

spaces, and more affordable services and public facilities, including a day center. They also discussed a need 

for increased transit services near affordable housing options and expressed the need for more lower-level ac-

cessible apartment units and/or affordable complexes with elevator access to accessible units, in addition to 

more inclusive housing options with services on site.  

City of Elk Grove Youth Commission 

Staff attended a meeting of the Youth Commission to collect feedback on community needs. Members noted 

the need for increased services in the areas of mental health, public transportation, and services provided to 

homeless and low-income families. They also discussed the need for additional afterschool activities and/or 

places for youth to go, such as drop-in centers, as well as services focused on supporting low-income youth. 

Elk Grove Homeless Assistance Resource Team (HART)/Homeless Solutions Committee 

Staff attends every meeting of the HART/Homeless Solutions Committee and used this as an opportunity to gather 

feedback directly as it relates to housing needs in the City. Committee members noted the high level of need of 

chronically homeless, homeless families, and the increase of seniors experiencing homelessness. They noted that 

many persons experiencing homelessness have mental health and/or substance abuse issues, and that finding 

housing in Elk Grove is particularly difficult due to an exceptionally strong housing/rental market and long waitlists 

for affordable housing complexes. Future needs include extending winter sanctuary, increased services for seniors 

(including homelessness prevention efforts), employment training, supportive services (such as mentoring and 

potential day center), and most importantly transitional and permanent housing. 

Elk Grove Food Bank Services 

The Food Bank noted a high, and increasing, level of demand for their services and affordable housing, especially 

for seniors, veterans, and persons experiencing homelessness. They also noted an increase in need for services 

for veterans experiencing or at risk of homelessness and prevention services to keep seniors from becoming 

homeless. 

Sacramento Self Help Housing 

SSHH noted a lack of housing options in Elk Grove for persons who are homeless and/or extremely low-income, 

as well as an increase in families experiencing homelessness. They expressed need for permanent and transitional 

housing options, as well as overnight shelters, day centers, and navigation support. SSHH also discussed a need 

for rental assistance programs, an increase in the number and availability of affordable housing units, public 
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subsidy programs for low-income disabled households, increase in public transportation options, and additional 

services for persons with disabilities.  A lack of short-term housing options means clients enrolled in programs re-

main homeless even while searching for housing. Additionally, high rental rates and significant competition for 

units leads to few very low-income clients being able to find housing locally. 

Development Services – City of Elk Grove 

Department representatives noted a continued need for affordable housing, especially permanent housing, as 

well as accessibility improvements, home repair programs, and public utility assistance. They also noted the need 

for streetlight improvements, public facilities such as a new library, neighborhood clean-up programs, and finan-

cial assistance programs for low-income residents needing public services. 

Meals on Wheels by ACC 

Meals on Wheels spoke with City staff and noted an increase in demand for home-delivered meals to Elk Grove 

seniors, including a growing waitlist for program participation. They have also seen a need for services and pro-

grams to help older adults remain in their home and receive safety net services.  

Affordable Housing Developers 

Staff consulted several affordable housing developers who have built projects in Elk Grove or are interested in 

doing so. Most developers noted the funding challenges of new projects, including the need for multiple funding 

sources and City gap financing. In meeting with a group of local affordable housing developers convened by 

SHA, developers shared information such as viable project characteristics (e.g., preferred site size, unit counts 

required for on-site management), common financial needs (e.g. City subsidy, impact fee waivers), and oppor-

tunities for partnership with the City to increase affordable housing stock. This information helped the City to 

design programs such as the new lot split program. 

ONGOING PUBLIC PARTICIPATION 

The City encourages ongoing public input throughout the process through a mailing list that residents can sign 

up for on the City’s Housing Element update website. The City made the draft widely available and publicized its 

availability by posting on the City’s website, running a notice in the local newspaper, and sending an email blast 

for all persons registered through the City’s website. In addition to notices to the community, the City sent a direct 

email notice to interest groups that had participated throughout the Housing Element update process including 

developers, advocacy groups, and service providers. The City sent a mailed notice to homeowners regarding 

the approval process and availability of the draft Housing Element. 

PUBLIC COMMENT 

The Draft Housing Element was released for a 45-day review period on February 12, 2021 and was made available 

on the City’s website and noticed to residents through the same methods as Town Hall meetings. Additional 

direct noticing was sent to local housing advocate groups.  

During the review period, two public comment letters were received. The City reviewed the comments received 

and revised the draft Housing Element to reflect comments, where appropriate.  Additional comment letters 

were received on the Subsequent Environmental Impact Report and were also considered as part of the update. 
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APPENDIX A: FAIR HOUSING ASSESSMENT MAPS 

Figure A-1: TCAC/HCD 2020 Opportunity Areas 
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Figure A-2: Median Household Income 

 



Elk Grove General Plan Housing Element 

Elk Grove 2021-2029 Housing Element 

General Plan 137 

Figure A-3: Diversity Index 
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Figure A-4: Proximity to Jobs 
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Figure A-5: Percent of Renters Overpaying for Housing 
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Figure A-6: Percent of Owners Overpaying for Housing 

 


