






























City of Lake Elsinore Housing Element 

Technical Assistance September 2011 

 

Analysis of Zoning to Encourage and Facilitate the Development 

of Housing for Lower Income Households (pages 130 to 133 – 

Suggested Revisions in Red) 

 

INLAND EMPIRE AFFORDABLE HOUSING PROJECTS 

State housing element law utilizes a density to correlate affordability and income groups 

(RHNA) with zoning and residential capacity (sites inventory).  The California 

Department of Housing and Community Development (HCD) has determined that 

affordability is correlated with density.  To demonstrate densities to encourage the 

development of housing affordable to lower income households, the statute has always 

provided the ability to analyze the appropriate density.  Recent amendments to the 

statute added a default density standard as an option to streamline the analysis 

requirements where the Department of Housing and Community Development must 

accept specific density standards.  For jurisdictions with a population greater 25,000 

and located within a Metropolitan Statistical Area (MSA) with a population of more than 

two million, the default density is 30 dwelling units per acre (or higher).  Lake Elsinore 

has a population greater than 25,000 and is within the Riverside-San Bernardino-MSA 

with over four million people.  Thus, per State law, Lake Elsinore’s default density is 30 

dwelling units per acre. 

 

Density is a critical factor in the development of affordable housing.  In theory, 

maintaining low densities typically increases the cost of construction and land per unit 

and increases the amount of subsidy needed to ensure affordability while higher density 

development can lower per-unit land cost and facilitate construction in an economy 

scale.  The highest residential density permitted by the City’s General Plan is 24 units 

per acre. (see Table 32).  Density bonuses allow for a density of up to 35 units per acre 

in the High Density Residential and residential Mixed Use categories.  These density 

ranges should encourage the development of housing for low- and very-low income 

households given factors such as that land values and construction costs in Lake 



Elsinore and the surrounding area are substantially lower than in other MSAs, such as 

Los Angeles County.  To demonstrate that a density of 24 units per acre can encourage 

the development of housing affordable to lower income households, a three part 

analysis was prepared based on market demand, financial feasibility, and project 

experience within the zone(s).   

 

Market Demand 

Market Rents for newer (less than five years old)apartments in Lake Elsinore can be 

generally affordable to the upper range of lower income households.  One bedroom 

rents generally range from $675 to $995 with an average rent of $773.  For a one 

bedroom apartment, this average market rent is near the upper range for a lower 

income household .  As a result, market rate apartments constructed under existing 

zoning of 24 units per acre can nearly be affordable to lower income households; 

without financial subsidies. 

Table 49A Affordable Rent to Market Rent Comparison 

Bedroom  
Type 

Affordability 
for Very Low 
Income 
Household* 

Affordability for 
Lower Income 
Household* 

Market Rent Range  Market 
Average  
Rent 

1 Bedroom 
 

$625 $750  $675-$995 $773 

2 Bedroom 
 

$703 $844  $800-$1,300 $990 

3 Bedroom 
 

$781 $938 $1,050-$1,450 $1,182 

* Affordability calculated pursuant to Health & Safety Code Section 50053 
Sources: 2011 State Income Limits; September 2011 Rent Survey: 
Apartmenthunterz.com, Apartment Guide, ForRent.com 

 

Land Prices: As noted above, land prices in Lake Elsinore and Western Riverside 

County generally are much less expensive than in nearby counties: Los Angeles, 

Orange and San Diego, due to the availability of land and other factors.  Based on a 

sampling of residential land sales in 2008, per acre prices were found to generally range 

between $570,000 and $720,000 per acre (see Table 28).  More recent surveys of 

vacant residential land sales demonstrate a decline in 2008 land prices ranging from 

$305,000 to $610,000 per acre.  Based on information with multifamily developers, 

recent land prices were consistent with this range.    



 

Financial Feasibility  

Given the availability and land prices in the Western Riverside area, densities of 24 

units per acre encourage the development of housing affordable to lower income 

households.  This assumption is further supported by conversations with non-profit 

developers.  Based on conversations with several developers of housing affordable to 

lower income households, the availability of land, sizeable parcels (e.g. an acre or 

more) and subsequent economies of scale and construction costs for garden style 

apartments are contributing factors to the cost effectiveness of 24 units per acre.  This 

cost effectiveness of 24 units per acre, in simple terms can be expressed in terms of 

land costs per unit at various densities.  For example, the following table uses an 

average land price of $457,500.  Based on a typical total development cost of 

approximately $225,000 per unit, the table shows a significant difference between lower 

densities (e.g., 15 units per acre) and higher densities such as 24 and 30 units per acre.  

Specifically, land costs per unit at 24 units per are less than 20,000 per unit and 

represent only 8.5 percent of total development costsBy representing less than 10 

percent of total development costs, a density of 24 units per acre encourages the cost 

effectiveness of housing affordable to lower income households.   

 

 

Table 49B : Land Costs per Unit 

Units per Acre Land Costs per Unit Percent of Total 
Development Costs 

10 units per acre $45,750 20.3% 

15 units per acre $30,500 13.5% 

20 units per acre $22,875 10.2% 

24 units per acre $19,063 8.5% 

30 units per acre $15,250 6.8% 

Assumptions: Average land price of 457,500 per acre and total development costs of 
$225,000 per unit.   

 

Facilitating higher density developments can benefit both the housing developer and 

low-income families if units are constructed.  The City can encourage developers by 

offering incentives, in an effort to assist in the development of higher density projects.  

Information based on Project Experience 



The development of projects with densities below 24 dwelling units per acre may be 

explained by the development history of the City.  Lake Elsinore only recently 

experienced a surge in its population and is still transitioning from a rural to a suburban 

community.  Unlike many existing, older jurisdictions in more densely populated areas, 

Lake Elsinore still has significant vacant land available that is relatively inexpensive.  

While the City has continued to plan for the future by encouraging developers to utilize 

the existing density bonus ordinance and per acre (High Density Residential and 

Residential Mixed Use) to be considered in order to accommodate the remaining very-

low and low-income RHNA allocation.  Appendix E includes a letter provided by an 

experienced affordable housing developer in California and is extremely familiar with 

developing affordable housing in different jurisdictions throughout the state.  The 

developer has reviewed the housing element and has found that the City “has an 

abundance of sites which are suitable for affordable housing.” 

 

Table 50 below provided a listing of several known affordable housing and development 

projects within the Riverside-San Bernardino MSA that have been approved and/or 

constructed at a density of 18 dwelling units or fewer per acre, well below the City of 

Lake Elsinore’s maximum density of 24 dwelling units per acre in the High Density and 

Residential Mixed Use designations. 

 

 

 




















